
 
 
 
 
 
 

Waveney Local Plan Examination: Matter 6 – Strategy for Lowestoft (Tuesday 16 October 2018) 
Written statement on behalf of Optima (Carlton Colville) Ltd. 

1 

WAVENEY LOCAL PLAN EXAMINATION 
MATTER 6 – STRATEGY FOR LOWESTOFT (TUESDAY 16 OCTOBER 2018) 
 
WRITTEN STATEMENT ON BEHALF OF OPTIMA (CARLTON COLVILLE) 
LTD. 
 
 
Introduction 
 
1. Optima (Carlton Colville) Ltd. made representations during the preparation of the 

draft Waveney Local Plan, promoting their site to the south of The Street, Carlton 
Colville/Gisleham.  In the main, the representations made were broadly in support the 
draft Local Plan and confirm that the site is “deliverable” within the definition in the 
footnote to Paragraph 47 of the 2012 version of the National Planning Policy 
Framework (NPPF). 

 
2. JCN Design & Planning are retained by Optima (Carlton Colville) Ltd. to promote 

their site to the south of The Street, Carlton Colville/Gisleham (draft Policy WLP2.16) 
through the preparation of the new Local Plan and to create an application for outline 
planning permission in accordance with the draft allocation to allow development of 
the site to commence in the short term. 

 
Matter 6 – Strategy for Lowestoft 
 
 Question 6.1 
 
 Is Policy WLP2.1 (Central and Coastal Lowestoft Regeneration) positively-prepared and 

justified? 
 
3. Optima (Carlton Colville) Ltd. supports the scale of development at the largest 

built-up area in the district, with a combined population of nearly 70,000 people 
comprising more than 60% of the total for the district as a whole.  As such, it is logical 
that a matching proportion of the allocation of new homes (just over 56%), 
employment land (60%) and retail/leisure development (60 to 70%) is proposed, 
respecting the settlement hierarchy.  Promoting residential development will help to 
improve the infrastructure in the town, strengthening its role as a sustainable 
community and maintaining the services and facilities that are currently available, 
reflecting that the town serves a hinterland that extends into the surrounding 
countryside and beyond the boundaries of the district.  Optima (Carlton Colville) Ltd. 
agrees with the statement made at paragraph 1.19 of the draft plan and concurs that 
the town should build on its potential for future economic growth, continuing the 
focus on regeneration of central areas.  The concentration of public transport 
networks, employment opportunities and community facilities will play a role in 
minimising the need to travel and, in particular, will discourage journeys by car. 
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4. In reverse, to shift a greater proportion of development to the smaller towns and the 
rural area would weaken the settlement hierarchy set out in Policy WLP1.1. and the 
opportunities for economic growth in the main town, leading to a less sustainable 
form of development that would increase the number of car journeys and leave 
residents remote from existing facilities.  As such, the focus on the regeneration of 
central and coastal Lowestoft in Policy WLP2.1 is integral to the strategy of the local 
plan as a whole and must be considered in the context of the council’s aspirations for 
the period to 2036.  The plan notes in paragraph 2.3 that the physical constraints on 
the growth of the town (the North Sea to the east and The Broads to the west) 
require that expansion must be the north and south, but that there are limits on how 
much further sustainable outward growth can be supported.  Although large-scale 
development in the surrounding parishes (such as that allocated by Policy WLP2.16, 
discussed below) can deliver local services and facilities, it remains important to focus 
on the centre of Lowestoft so that it can continue to provide the scale of services 
required to support growth in the whole of the town and the wider district. 

 
5. As such, the strategy set out in the whole plan is reliant on a continued focus on the 

Lowestoft area as the “hub” of the district and, in turn, the central and coastal areas 
of the town and their ongoing regeneration will support the proposed creation of new 
homes, business, retail and leisure uses through the retention and expansion of the 
range of services and facilities that the main town provides.  The policy is therefore 
justified because it is the central element of the district-wide strategy, and it is 
positively-prepared because it provides the context for all allocations in the town and 
across the whole of the district. 

 
 Question 6.2 
 
 Are the following allocations for new development and policy areas defined on the policies 

map soundly-based; are the criteria set out in the relevant policies justified and effective; and 
is there evidence that the development of the allocations is viable and deliverable in the 
timescales indicated in Appendix 3 of the plan? 

 
6. The footnote to Paragraph 47 of the 2012 NPPF states that a site is considered 

deliverable if it meets the criteria of being (a) available now, (b) offers a suitable 
location for development now, (c) is achievable with a realistic prospect that housing 
will be delivered on the site within five years and (d) development of the site is viable.  
The allocation of the site for mixed-use development meets these four tests of 
deliverability and can therefore be considered to be “sound”. 
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7. The land is currently in agricultural use and Optima (Carlton Colville) Ltd. has control 
over the whole site in partnership with the owner, who currently farms the land.  As 
such, it is currently available for development and it is anticipated that the 
construction of new homes will commence as soon as the necessary permissions are 
in place.  In addition, because of the scale of the scheme, it is anticipated that that 
there will be a period of some eight to ten years where the agricultural use will 
continue side-by-side with the implementation of the mixed-use development, allowing 
for the relocation of existing businesses that includes the livery/horse riding facility 
referenced in paragraph 2.116. 

 
8. The site is adjacent to the southern edge of the existing built-up area of Carlton 

Colville and will form a logical extension to the town without any negative impact on 
landscape or setting of the town (confirmed by paragraph 2.105), creating a more 
appropriate edge to the built-up area than exists at present.  Although the site is on 
the southern edge of the built-up area, it is close to local services and facilities 
(including schools, shops, a medical centre and a community centre) and the scheme 
will ensure that pedestrian links encourage residents to leave their cars at home for 
short journeys, helping to integrate the new homes into the existing community.  The 
Street is served by regular bus services and the site also enjoys good access to 
employment areas, Lowestoft’s town centre, the railway station and the A12, A47 and 
A146.  The site offers the opportunity to create a sustainable, mixed community that 
builds on the existing social infrastructure and secures additional community facilities, 
serving the wider area in addition to meeting the needs of the residents of the new 
homes – in line with the strategy to create sustainable growth to the north and south 
of Lowestoft that compliments the town centre.  Initial assessments show that there is 
no physical or environmental reason why the site should not be developed and, as 
such, the site can be considered to be a suitable location for development. 

 
9. Optima (Carlton Colville) Ltd. has already confirmed to the council that it is intended 

to begin to deliver new homes on the site well within the five year period sought by 
the 2012 NPPF: there are no physical, environmental, social or legal constraints upon 
the site that could prevent development.  It is accepted that the drainage issue noted 
in paragraph 2.108 will need to be addressed and that a transport assessment 
(paragraph 2.112) and a heritage assessment (paragraphs 2.109 and 2.114) are amongst 
the issues that need to be explored in order to support the creation of a more 
detailed masterplan and provide the justification required as part of an application for 
outline planning permission.  As such, upon the grant of planning permission for 
residential-led, mixed-use development, the site can be developed with new homes 
straight away, making it achievable in the short term. 

 
10. The site is already controlled by a developer and initial assessments have taken place 

with a view to opening pre-application discussions in the near future.  Draft schemes 
for the site have been prepared and detailed options for the development of the site 
are currently being considered.  Based on the financial appraisals undertaken by 
Optima (Carlton Colville) Ltd. and subject to agreeing site-specific planning obligations 
in parallel to the Community Infrastructure Levy, it is already known that 
residential-led, mixed-use development on the site is a viable proposition. 
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11. In short, the site passes the tests of being available, suitable, achievable and viable and 
can therefore be considered to be a deliverable housing site.  Moreover, the site is 
deliverable in the short term and development can begin as soon as the necessary 
approvals are in place – Table A3.3 in Appendix 3 predicts the delivery of new homes 
between 2021 and 2034, but Optima (Carlton Colville) Ltd. is confident that an earlier 
start can be made. 

 
12. Representations at the Regulation 19 stage made notes on the criteria set out Policy 

WLP2.16 and Appendix 1, with most felt to be justified and effective.  Optima 
(Carlton Colville) Ltd. wish to emphasise that the six bullet points setting out the main 
uses in the residential-led, mixed-use development are supported and that it is 
considered appropriate that a specific area of land is not defined for each of the land 
uses, accommodating the potential for the masterplan to evolve as the site-wide 
scheme is designed in more detail. 

 
13. The increased density of development and greater number of homes allocated to the 

site after the Regulation 18 stage is supported, along with the acknowledgement of 
lower density on the rural edge and higher density near the new primary school and 
the edge of the existing built-up area.  Furthermore, two access points from The 
Street can be created in order to accommodate a bus route through the site and to 
minimise turning movements for parents that use a car to take their children to the 
school.  However, pedestrian and cycle access from Ullswater, Shaw Avenue and Low 
Farm Drive need to utilise land that is not currently controlled by Optima (Carlton 
Colville) Ltd. and therefore cannot be confirmed to be deliverable – the criteria 
should only seek pedestrian and cycle connections where they can be provided and 
the detailed masterplan (Figure 11) must highlight that it may not be possible for all 
routes to be secured and delivered. 

 
14. The principle of reserving land for the mix of uses is supported.  This offers a more 

flexible approach to allow for the creation of a detailed design for the flood mitigation 
area (in response to a site-specific Flood Risk Assessment and the wider ambitions of 
the Lowestoft Flood Risk Management Project), but also fixes parameters for the 
provision of the country park and a two form of entry primary school, securing a 
minimum level of provision.  With regard to the primary school, expansion of the 
existing schools has been ruled out and the council needs to be certain that alternative 
options will not need to be introduced after the adoption of the local plan, otherwise 
a more flexible approach should be accommodated at this stage.  Similarly, the extent 
of the country park needs to be based on an assessment of the site, incorporating 
essential elements such as the setting of the heritage assets but also acknowledging 
how it will be used (for example, the Regulation 19 representations highlight that it 
will be crossed by the route to the existing school), suggesting flexibility in position 
but a minimum area would be the best way to set out the allocation.  Clarity as to 
what comprises a “country park” is also needed, as it may be appropriate for the 
country park to wrap around the southern edge of the site as a buffer against the rural 
land uses, but expectations may restrict the provision to the area shown on the 
illustrative masterplan even though it could be better placed elsewhere. 
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15. In this regard, reference is also made to the preparation of a detailed masterplan that 
is to be submitted as part of the application for outline planning permission.  A 
comprehensive assessment of the site will drive the form of development and the 
contents of the detailed masterplan that will, in turn, set parameters, control 
appearance and dictate the area, contents and timing of each phase, creating the basis 
for the submission of the reserved matters.  The definition of what a “masterplan” 
comprises needs to be better defined if this criterion is to be useful and, as drafted, it 
suggests that the role of the public is given greater weight than technical, legal or 
design input. 

 
16. Finally, the criteria relating to an ecological assessment, transport assessment, travel 

plan and archaeology are redundant, making them neither justified nor effective.  All 
are addressed by the council’s validation checklist for major applications and therefore 
do not need to be repeated as part of the allocation. 

 
17. There also needs to be consistency between Policy WLP2.16 and Appendix 1, with 

updates required to the latter.  Examples are set out in the response to the Regulation 
19 consultation, including inconsistencies in the community benefits that are sought (a 
two form of entry school in the policy, one form of entry in the appendix) and 
requirements for infrastructure provision that is already covered by the council’s 
existing CIL Charging Schedule (extension/improvement of local GP surgeries, 
improvement of the Bloodmoor Roundabout). 

 
18. Optima (Carlton Colville) Ltd. consider allocation WLP2.16 in its current form to be 

sound, with only some small amendments needed that would fall within the scope of 
minor modifications.  In accordance with paragraph 182 of the 2012 NPPF, the 
allocation is sound because it is: 

 
• Positively prepared – as noted above, the site is deliverable in the short term 

and will help the district council to meet their objectively assessed housing need, 
as well as addressing the provision of new infrastructure and community facilities 
to support the creation of up to 900 new homes, a retirement community, a 
primary school, local shops and open space uses. 
 

• Justified – the site is adjacent to the southern edge of the existing built-up area 
of Carlton Colville and will form a natural extension to the town without any 
negative impact on the surrounding landscape or the setting of the town because 
the sensitivity of the landscape is low.  The allocation provides an opportunity to 
create a more appropriate edge to the built-up area than exists at present, with 
no potential for the development of the site to begin a process of expansion into 
countryside to the south of Carlton Colville because the site is enclosed by the 
gently rising topography of the land to the south and the South Lowestoft 
Industrial Estate to the east. 
 

• Effective – the site is deliverable in the short term and is not subject to phasing 
constraints or reliant on enabling development elsewhere. 
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• Consistent with national policy – the creation of new homes will be sustainable 
development (as defined by the 2012 NPPF), playing an economic role, a social 
role and an environmental role at the same time as achieving positive 
improvements in the quality of the built environment, the natural environment 
and people’s quality of life. 

 
19. On behalf of Optima (Carlton Colville) Ltd., I can confirm that it is anticipated that the 

emerging scheme will be designed in accordance with the requirements of the bullet 
points listed in Policy WLP2.16, including the provision of 900 new homes (part of 
which will be designated as affordable housing, as required by Policy WLP8.2), a 
retirement community, a primary school, local shops and open space (incorporating a 
country park, play areas, allotments and flood mitigation measures).  As such, Optima 
(Carlton Colville) Ltd. wishes to express its support for the proposed focus of growth 
in Lowestoft and, in particular, the identification of the land to the south of The 
Street, Carlton Colville/Gisleham as a location for residential-led, mixed-use 
development through Policy WLP2.16. 

 
Conclusion 
 
20. Optima (Carlton Colville) Ltd. supports the Local Plan’s focus on Lowestoft as the 

principal settlement within the wider district and agrees that the town has an 
important role to play in the strategy for accommodating the objectively assessed 
need for new homes within the district alongside meeting demand for employment, 
retail and leisure uses and creating the infrastructure needed to support growth over 
the plan period.   

 
21. With regard to Policy WLP2.16 in particular, the allocation is sound.  The creation of 

a mixed-use scheme will be sustainable development, is deliverable in the short term 
and is consistent with national planning policy and emerging policy in the new Local 
Plan. 

 
 
MICHAEL SMITH 
JCN Design, on behalf of Optima (Carlton Colville) Ltd. 
 
14 September 2018 
 


