
Babergh Core Strategy & Policies    Statement of Babergh Council 

Matter 9h: Wherstead Park strategic employment land allocation 

Main issue: Is the Core Strategy clear about what will be delivered, when it will be delivered, 
and does it provide appropriate mechanisms for delivery? 
 
1. General issues identified at Matter 9a above.  
 
1.1 It is considered that the Wherstead Park site, as a substantial, existing, employment 

site, is appropriate as a location for further employment / economic growth.  Although 

in transport terms, the location would not be considered environmentally sustainable, 

the rural nature of Babergh district needs to be considered, including its limited public 

transport provision and degree of reliance on the private car.  Despite these factors, 

the site is located in relatively close proximity to the large Ipswich urban area and 

accordingly, the distance that employees, or others, travel in coming from Ipswich to 

the site, would not be very substantial.  Potential for convenient access by cycle from 

Ipswich is afforded.  The published sustainability appraisal material provides a 

suitable assessment of the policy proposals. 

1.2 Deliverability of the sites is addressed in the text below and in summary, the main 
site is already proven to be deliverable.  Consideration of deliverability of the 
additional, unused land allocation is dealt with below.  This site was allocated in the 
2006 Local Plan.  A review of updates and changes in circumstances since then is 
provided below. 

 
1.3 On viability, it is clear that the main Wherstead Park site provides a viable 

employment location, since it has retained its main occupier and other additional 
occupiers have also been attracted to this location.  For the additional, unused site, 
no information has been provided by landowner(s), developers(s) or others to confirm 
its viability, or otherwise. 

 
1.4 Implications for the overall strategy of non-delivery of the main site as a question is 

non-applicable.  If the main site were to be vacated, this would be harmful, given the 
scale of jobs lost that are currently provided here.  The allocation for retention in 
employment use(s) is therefore appropriate and beneficial.  Non delivery of the 
additional, unused site may preclude the creation of an estimated potential 480 jobs 
on the site.  However, there is time and scope to allocate other, alternative sites 
through other subsequent planning documents, if that proves to be required. 

 
2. The site was identified in the 2006 Local Plan as an employment site, which was to have 
been the subject of a development brief prepared in co-operation with a number of parties. 
With this background, does the current evidence base indicate that development is viable 
and likely to take place and thereby justify inclusion in the Core Strategy?  
 
2.1 The first point to note is that the circumstances and rationales pertaining to the main 

Wherstead Park site and to the additional land allocation are distinct and different.  

Furthermore, the circumstances prevailing in 2006 have changed significantly since 

that time.  At that point, the site’s use and future were highly uncertain due to 

changes in the site’s main occupiers (with changes to the electricity companies 

‘Powergen’, ‘TXU Energy’, ‘E-on’ etc. and their eventual departure from the site).  

The strategic employment land allocation was made in order to seek the main site’s 

retention in employment uses, in line with wider (district-wide) employment land 

evidence and economic objectives at the time.  The eventual outcome was that the 
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existing site was safeguarded and a beneficial and successful new occupier (Co-op 

East of England) was found who has remained at the site, using it as their regional 

HQ since then. 

2.2 The current allocation renewal has the following rationale / purposes: 

 To recognise and reiterate the site’s identification as a strategic employment site 

 To provide a clear and certain planning policy framework for the site under current / 
prevailing circumstances, and 

 To ensure that if circumstances change significantly during the plan period, that this 
strategic employment status is retained 

 
2.3 Babergh’s evidence, updated subsequently, in the form of the Employment Land 

Review and Strategic Sites Study (Core Document Library ref. C15) also confirmed 
the site as a strategic employment location.  This status is confirmed by information 
about the site’s main occupier, which is available on the Co-op East of England 
website: http://www.eastofengland.coop/about-us.  This includes the site being a 
successful employment hub, together with diversification into a prestigious 
conference and events venue.  Other significant occupiers have been attracted to the 
site including P & O Ferrymasters Ltd.  The site has been evolving successfully and 
has potential as a growing business park, with room for more businesses to be 
located here and for others to grow.   

 
2.4 The main site occupier has plans for the future concerning fuller use of the site and 

some diversification.  However, given the relatively straightforward nature of these 
ideas (concerning uptake of available office space and improvements to car parking 
provision), it is considered that the original policy stipulation of preparing a 
development brief for the site no longer appears necessary or appropriate.  This 
intention or requirement has therefore not been carried forward in the newly 
proposed policy. 

 
3. Does the evidence base support the allocation of the additional 3.3 ha. of land to the west 
of Wherstead Office Park, given that the policy states that this will be reviewed and 
reconfirmed or deleted in subsequent DPDs.  
 

3.1 The evidence base has been reviewed in respect of its bearing on this site and its 

allocation.  The ELR document (ref. C15) requires some interpretation and practical 

application with regard to this site and its recommendation BA2.  That supports the 

overall approach of continued support for strategic employment development in the 

Ipswich fringe at Wherstead and considering allocating additional sites.  The potential 

allocation of additional sites is being considered through the joint work on the A14 

sites research that Babergh is involved in.  Whilst recommendation BA2 is supportive 

overall of site allocations to serve the Ipswich fringe, it also advises that sites should 

only be included in planning policy that are deliverable in the Plan period.  

Discussions with the landowner on that question have indicated uncertainty and 

doubts over the site’s deliverability for employment uses, due to reasons cited on 

lack of need / demand for commercial / employment development and hope value for 

residential use instead.  Another consideration is the fact that as far as the Council is 

aware, there has been no form of marketing or promotion of the new allocation for 

commercial purposes to encourage its take up. 

http://www.haven-gateway.org/resources/regeneration__1/employment_land_review
http://www.eastofengland.coop/about-us
http://www.haven-gateway.org/resources/regeneration__1/employment_land_review


Babergh Core Strategy & Policies    Statement of Babergh Council 

3.2 The Council considers that retaining the allocation in the event that a different 

landowner / developer comes forward with an interest in acquiring the site and taking 

up employment use(s) development on it, appears a potentially beneficial option.  

However, given existing hope value for residential development of the site, the 

existing landowner appears unlikely to be willing to release it at a realistic and viable 

land price to allow employment use(s) to be deliverable.  This would suggest a need 

for some form of public intervention and begs the question as to whether there is a 

compelling case for such intervention. 

3.3 The additional allocation was originally conceived as a subordinate element in order 

to serve and support continued employment use of the main Wherstead Park site.  A 

substantial part of the allocation’s rationale was the intention to secure delivery of a 

new access road to the main Wherstead Park site, to relieve the small rural road that 

has always provided its means of access.  Development of the new allocation would, 

it was intended, provide an element of enabling development that could help to fund 

improvements to the A14 junction and provide the new access road.  However, this 

supportive role has never been delivered or fulfilled and whilst it is difficult to predict 

with certainty, there are doubts over the likelihood of this happening in future, during 

the Plan period.   

3.4 The considerations that support its continued allocation for employment purposes, in 

principle, can be summarised as follows: 

 Promotion of the economic position and job creation targets of Ipswich, its 

performance in economic terms and its need to maximise opportunities for job 

creation in locations serving Ipswich and the wider Ipswich area.  Deleting the 

allocation may serve to increase the risk of the local land supply being inadequate (in 

terms of choice of sites available for the market to take up) and the local economy 

not growing as successfully as hoped for 

 The important role of the IPA area (beyond Ipswich itself) in relation to the above 

issues, given the limited physical capacity of the borough itself for further growth / 

development and the identified shortage of suitable allocated sites within it.  Sites like 

this, with an advantageous location and excellent access to the A14, have 

considerable potential and are scarce 

 Tied closely to the above, the need for a range and choice of employment sites for 

the market would not be improved, particularly given that future requirement s / 

demands cannot necessarily be anticipated (e.g. those arising through inward 

investment enquiries) 

3.5 Conversely, there are issues that run counter to these considerations, as follows: 
 

 The absence of a willing landowner to release the land for employment purposes  

 The possible disconnect between the role of the new site in supporting commercial 

use(s) for the main Wherstead Park site, such as providing for a new means of 

access to it and apparent lack of need for such a role to be provided 

 Uncertainty over the delivery of the additional allocation for development and the 

raising of hope value (for residential use) whilst an allocation remains in place and 

with the principle of development established.  Such a land use is considered 
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unsustainable and potentially harmful to the continued success of Wherstead Park as 

a strategic employment land allocation 

 The fact that scope for additional / fuller use of the main Wherstead Park site exists, 

suggesting less of a requirement for additional land alongside this.  The preference 

should be to ensure that the available capacity within the main Wherstead Park 

complex is taken up first, before using additional, new, greenfield land.  In the 

interests of making the best and most efficient use of the scarce land resource, this 

indicates a good case for removing the land allocation 

 Although the existing access road to Wherstead Park experiences congestion at 

peak travel times, there does not appear to be an over-riding imperative to relieve 

this through a new road across the greenfield land, together with the costs 

associated with providing such a route.  There is no information readily available at 

present to confirm that delivery of a new access road would be financially viable (nor 

that the opposite applies either).  The same applies to the development of 

employment uses on the site.  This raises uncertainty over its deliverability 

4. Conclusions & Recommendations 

4.1 In conclusion, it is considered that on balance the factors against retaining the 

additional land allocation in this CS, at this point in time, outweigh those in favour of 

its retention and that a modification to delete it should accordingly be recommended 

to the Inspector.  The further modifications suggested therefore are: 

 To delete the 5th bullet point of the policy 

 To delete the second and final sentences of the policy, and the word ‘collective’ from 

the 3rd sentence; and as a consequence 

 Revise Map E to illustrate revised Policy CS5b 

4.2 This matter is not considered to affect the soundness of the CS.  Further, the Council 

accepts that the arguments for each course of action both have merit.  The Inspector 

is requested to consider and propose these modifications accordingly, in the interests 

of improving the CS in respect of this matter 


