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Introduction

Purpose

The purpose is to outline the design strategy underlying   
the indicative masterplan for land adjacent to London 
Road and Poplar Lane, Ipswich.

Size 

Masterplan Area - 30HA  

Location

The site is located within Babergh District Council, on 
the south west fringe of Ipswich.  

The masterplan area is bounded by the A1214 London 
Road to the south, the A1071 Hadleigh Road to the 
north and the A14 to the west.  Poplar Lane runs 
through the centre of the site.

The location has excellent transport links with an 
existing Park and Ride offering quick and convenient 
access into Ipswich and easy access onto both the A14 
and A12 via the Copdock Interchange for travel further 
afield.

The location is also close to existing and proposed 

employment sites, educational and retail facilities.  Taken 
together with its connectivity by public and private 
transport this means it is a highly sustainable location for 
mixed use development.

Use

The current land use for the masterplan area is 
predominantly agricultural.  There are other uses already 
existing within the triangle of land bordered by London 
Road, Hadleigh Road and the A14, not included in the 
masterplan area, which need to be considered.  

These are;

• Thompson and Morgan 
• A small number of dwellings along Poplar Lane 
• Dwelling on the A1214 London Road 
• Holiday Inn hotel
• Park and Ride

Adjacent to the site on the south side of London Road 
is Suffolk One, Sixth Form College and Copdock retail 
park is nearby.  Planning Permission has been granted 
for new offices for Fred Olsen close to Suffolk One, 
however these have not yet been constructed.    

Figure 1 - Aerial View
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To inform the development of the indicative masterplan a 
number of studies have been carried out including;

• Topographical Survey
• Landscape and Visual Impact Assessment
• Ecology Report
• Archeological study
• Acoustic report
• Traffic and Transport studies 
• Utilities

The studies identified a number of constraints;

• Views from Chantry Vale and Gipping Valley
• Traffic movement and circulation around site
• Noise generated by road network
• Electricity Pylons
• Proximity to existing dwellings on Poplar Lane
• High pressure water main running through the site
• Archaeological areas of potential interest
• Ecology predominantly within the field margins, 

grassland north of the A1071 and wooded areas
• Commercial uses on adjacent land

And opportunities which include;

• Increasing connectivity to the existing cycle network
• Increasing ecology and ecological corridors 
• Creating a new focal point on arrival into Ipswich
• Increasing use of the existing Park and Ride by using 

return journeys and increasing viability
• Creation of new housing and jobs
• Connectivity to existing educational, retail and 

community uses on adjacent land and improving 
linkages to Chantry Vale

Babergh District Council have included the site within 
the draft Core Strategy which proposes a mixed use 
development of 6 Ha of land for a quality gateway 
business/employment area and a new community of 
350 homes.

Site Analysis
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The masterplan has developed through a series of 
design components including;

Circulation and Access

Potential access points into the site and their impact on 
local traffic flows have been considered.  

The location of the main access into the site from 
London Road will create a visual gateway into the new 
development and set the scene for the masterplan as 
well as creating a new visual gateway into Ipswich.

A second access will be created from London Road 
into the south of the site behind the retail park and a 
new access will be located from the Hadleigh Road into 
the north of the site.  Access into Poplar Lane will be 
maintained as existing.

Connectivity will be enhanced through cycle and 
pedestrian routes, with the existing public right of way 
running from south to north through the centre of the 
site retained and enhanced.  This will be enhanced in the 
form of a green corridor and a new crossing on London 
Road joining the existing footpath and cycle network to 
the south.  This will offer the new community improved 
and safe access to local facilities and schools and 
the existing community links into the countryside and 
Chantry Vale.

A new pedestrian and cycle link will be created between 
the existing park and ride site and the proposed 
development to ensure ease of access and encourage 
public transport use.

Ecology and Landscape

The draft landscape masterplan creates a network of 
green infrastructure within the site and landscape and 
ecological linkages to the surrounding area, notably 
Chantry Vale. 

Initial site investigations have shown the masterplan 
area has limited ecological value with the majority of 
landscaping to the site boundaries, due to existing 
agricultural use.

The masterplan offers the potential to increase the 
ecological value and connectivity of the site.  

A green corridor is proposed as a central feature 
through the site  giving orientation and structure to the 
layout.  Where this intersects with Poplar Lane a green 
node / feature space will be created at the centre of the 
site.

Smaller green spaces are proposed throughout creating 
feature spaces which give setting to buildings or are 
used to frame views.

The masterplan proposes extending the ecological 
benefits further by linking north of the site towards 
Chantry Vale with a new ecology area shown as number 
14 (an area of existing ecological importance) on the 
illustrative masterplan.  This can be further linked back to 
the wider environment by a new planting belt to existing 
planting to the east. 

To soften views of the development from Chantry Vale 
existing planting along the northern boundary of the site 
and Hadleigh Road will be reinforced.

Structure, Use and Scale

The broad requirement for uses has been set out by 
Babergh District Council for the site.

• 6Ha Employment 
• 350 Dwellings

The masterplan meets this requirements by providing; 

• 6.64Ha Employment
• 5.44Ha Future employment expansion
• 350 Dwellings
• Recreation / Landscape spaces
• Education / Primary School
  
Due to the existing topography and surrounding 
buildings commercial development is located to the 
south along London Road, with residential development 
being located in a cluster in the centre and to the 
northern sections of the site.  This limits the impact of 
development on the view from Chantry Vale to the south 
and meets the planners/community aspiration. 

The central cluster of residential on Poplar Lane 
respects and enhances the setting of the existing 
dwellings, including Poplar Farmhouse a listed building.

Design Strategy
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A Nursery is proposed to be located on Poplar Lane, 
sharing a site with the primary school.  This has been 
located to be accessible from both the employment and 
residential areas. 

Area 4 shown on the illustrative masterplan has been 
allocated as employment use and can be accessed 
through the site.  This area is suitable for uses including 
employment, extension of the park & ride, lorry park or 
retail.

The balance of uses proposed meets the councils 
requirements. A full breakdown of areas is included in 
figure 4.

Density

Residential development is based on an average density 
across the site of 40 dwellings per hectare.  

In practice and as the design is developed this will vary 
throughout with higher densities and key buildings 
being used to frame and highlight key views and contain 
feature spaces.  Lower densities will be used to create 
quieter areas and transition with landscape areas.  

The lowest density area will be located in Area 5 
adjacent to existing dwellings on Poplar Lane to respect 
and enhance their existing setting whilst maintaining the 
country lane character of Poplar Lane.

Feature Buildings, Spaces and views

Feature buildings and views will be located at strategic 
points around the site.  These are located to create 
gateways into the site and feature views and are 
illustrated as yellow stars on the masterplan.

Feature views relate both internally in the proposed 
masterplan and to the existing landscape and 
connectivity beyond.

Access to Local Facilities

Safe access to local facilities will be promoted through a 
new crossing on London Road and connecting into the 
cycle network to the south of the site.

Safe walking routes to local schools have been checked 
and comply with education standards.  A site is provided 
for a single form entry primary school, the requirement 
for which has been identified by the educational 
authority.  The masterplan also makes allowance for 
nursery provision.
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Figure 2 - Design Components

Feilden+Mawson  London Road, Ipswich.  July 2012
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Indicative Masterplan - Design Development

Figure 3 - Indicative Masterplan
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Employment

Residential

T&M expansion/employment

Employment 

Strategic planting / ecology

Key buildings, spaces and views 

Pedestrian/cycle routes

Major access road

Internal roads
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Figure 4 - Schedule of Areas

Residential Area in HA
Recreation 

/Landscape Area in HA Employment Area in HA

Future 
Employment 

Expansion Area in HA

Education 
(inc. 

nursery) Area in HA All
5 1.33 11 0.89 1 2.95 4 5.44 10 1.2
6 0.35 12 0.16 2 1.66
7 3.84 13 0.37 3 2.03
8 2.88 14 3.52
9 0.41 15 0.32

Total (HA) 8.81 5.26 6.64 5.44 1.2 27.35
Total (Acre) 21.76 12.99 16.40 13.44 2.96 67.55

1.  Average residential density 40 d/p/h = 350 units
2.  Recreational space does not generally include ecology areas and open space / ecology associated with other uses than residential
3.  Primary Infrastructure not measured i.e. main roads, verges and ecology routes
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1 August 2012 

Taylor Wimpey plc 
Half Year Results for the period ended 1 July 2012 
Ongoing implementation of strategy delivers 50% increase in operating profit 
 
Highlights   
 

 Group operating margina increased to 11.1% (H1 2011: 8.2%) 
 Group Return on Net Operating Assetsb increased to 11.6% (H1 2011: 7.2%) 
 Tangible net asset value per sharec 58.0p (3 July 2011: 57.0p) 

 
 Group operating profita increased by 50% to £100.9 million 
 Group pre-exceptional profit before tax increased by 171% to £78.2 million 
 Further significant improvement in UK operational performance: 

o UK operating margin increased to 11.4% (H1 2011: 8.4%) 
o Growth in completions to 5,083 (H1 2011: 4,707) 
o Increased average selling price of £176k (H1 2011: £168k) 
o 18% increase in the value of the private order book to £688 million 
o 6,890 new plots approved for purchase (H1 2011: 5,289) 
o Planning consents achieved on 1,565 plots from our strategic land 

portfolio 
o Customer satisfaction increased to 91.8% (H1 2011: 89.5%) 
o H1 Injury Incidence Rate of 259 per 100,000 employees and 

contractors (H1 2011: 231, FY 2011: 378) 
 Interim dividend of 0.19 pence per share declared (H1 2011: nil) 
 Repurchased a further £5.6 million of 10.375% Senior Notes due 2015 

 
 
Financial Summary 
 
Continuing operations H1 2012 H1 2011 Change FY 2011 
Revenue £m 906.2 817.8 10.8% 1,808.0 
Operating profita £m 100.9 67.2 50.1% 159.5 
Profit before tax and exceptional 
items £m 

78.2 28.9 170.6% 89.9 

Exceptional items before tax £m 22.4 - N/A (11.3) 
Profit for the period £m 130.3 11.8 1,004.2% 55.9 
Adjusted basic earnings per 
share p 

1.5 0.4 275.0% 2.1 

 
Total Group     
Basic earnings/(loss) per share p 4.1 (0.1) N/A 3.1 
Net debt £m 135.2 165.9d (18.5)% 116.9 
 
Notes: 
 
a „Operating profit‟ is defined as profit on ordinary activities from continuing operations before 
finance costs and exceptional items, after share of results of joint ventures.


