



Dear Mr Price

Planning Application Response

Application No:
B/03/01085/OUT

Location:

Former HMS Ganges Site

Proposal

Erection of 500 residential units (including affordable housing and starter homes), local retail (Classes A1 – A3) and employment units (Classes B1a- c), museum (Class D1), public open space, access and internal roads.

Shotley Parish Council decided by majority decision to object to the application in its current form.  The Parish Council however, again by majority decision supports the need for development of the site whether or not by the current developers.  These decisions have taken into account the views expressed during a public meeting attended by the residents of Shotley and a number of written communications from parishioners, many of which have been copied to you.

Housing Density

The main reason for the objection is that the Council believes the housing density laid down by Central Government for brownfield sites was predicated on those sites being within urban areas.  This, in the Parish Council’s view, should not apply to an ex MoD site in a rural area.  Shotley, lying at the end of a 9-mile long B road, is a village the infrastructure of which would require considerable enhancement to accommodate any new housing development, especially one of this size.

Layout of the Development

The developers have stated that they have attempted to integrate the development into the current structure of the village.  The Parish Council disagrees with this.  The layout of the site appears to be designed as a self-contained entity rather than as an addition to the current village.  As an example: the layout of the development as proposed creates a number of houses backing onto Ipswich Road, removing an open view for the residents on the other side of the road.  Whilst there may be no current right to an open view, this seems no reason why they should be deprived of it to give a view to someone else.  As a corollary to this the developers have proposed “moving” the current open space to a position within the development.  This eliminates a large area of green space that, if left in place, would provide a bridge between the current and new occupants of the village.
Should Babergh DC be prepared to authorise the development, either in its current form or with modifications, the Parish Council considers that a number of requirements and pre-conditions should be incorporated into a Section 106 Agreement or the planning permission as appropriate.  Some of these may be more appropriate to Reserved Matters Approval rather than outline approval, in which case we apologise.   The points are as follows:

1. B1456.  This narrow road should be renovated along its full length and this should include the creation of a safe cycleway/footpath.  Suffolk County Council Highways Department has already declared that the current road will be at or near capacity with the introduction of the additional 400 cars in peak hours assessed in the submission by the developers.

2. SURGERY.  Funding should be made available for the expansion of the surgery at Shotley.  This will not solve the problem of recruiting the extra General Practitioner that the surgery claims it will need, but it should provide the necessary medical infrastructure.

3. EDUCATIONAL FACILITIES.  An educational supplement will be required to enable the expansion of Shotley Community Primary School to cater for the predicted increase in pupil numbers.  Similar provision may be required at Holbrook High School.  Suffolk County Council has suggested that the Primary School be moved to Shotley Gate.  In the view of the Parish Council, this is ill considered.  To do so would be far more expensive than extending the current school, which has the land for expansion, and would create another brownfield site leading to the construction of more properties.

4. SHOTLEY PLAYGROUP.  The Playgroup can expect increased numbers and financial assistance will also be required for this valuable facility.

5. FOOTPATHS/CYCLEWAYS.  Given that there will be more children attending the Primary School and the Playgroup there will need to be enhanced communication between Shotley and Shotley Gate.  In the Parish Council’s view this can best be provided by an improved footpath/cycleway between the two parts of the community.   This would also support Central Government’s recently expressed wish to reduce the traffic generated by “school runs”.

6. PEDESTRIAN CROSSINGS.  There is a need for pedestrian controlled crossings at the school, at East View Terrace and adjacent to the new development.

7. FACILITIES FOR YOUNG PEOPLE.  A continuing concern of the Parish Council is the absence of facilities in the village for teenagers.  It is felt that one of the proposed local retail units should be earmarked as a (possibly Internet) café and community centred facility.  This would, of course, be dependant upon finding someone prepared to run it.  The same establishment could incorporate a library as suggested by the Suffolk County Council but the Parish Council is unable to comment on the viability of this.  The Parish Council wishes to consider further the type of facility that would serve the community best.

8. RETAIL FACILITIES.  There will be a need for banking facilities in this expanded village and possibly for the establishment of a pharmacy.  However, there are concerns that the provision of the latter would take income from the surgery.  This could have an adverse effect on the surgery’s ability to provide the extra facilities currently on offer.

9. SOCIAL HOUSING.  Whilst starter and affordable homes have been incorporated into the development there has been no mention of social housing.  It is left to the LPA to decide whether social housing ought to be included in the development but the Council thinks it ought to be considered.

10. FERRY SERVICES.  There is need for improvement in the ferry services between Shotley, Harwich and Felixstowe so that the service can operate year round, if this is possible.  The provision of a water taxi of some form between Shotley and Ipswich has been suggested.  This would have the benefit of reducing the volume of traffic on the B1456.

11. CONSTRUCTION PHASE.  Construction traffic using the B1456 could be reduced significantly if building materials were brought in by water.  The provision of a pier should be considered, although there are concerns that dredging of the Stour/Orwell banks might be required.

12. PUBLIC TRANSPORT. Suffolk County Council has identified a need to improve and possibly re-route the bus service leaving the Bristol Arms.  During the day this could be accomplished by re-routing the 98 service from the Shotley Marina through the new development.   The 97 service could also be re-routed, perhaps via Caledonia Road (although this would probably require upgrading and widening).   The main complaint from residents, especially the younger element, is the lack of an evening service that would enable them to get into Ipswich or to other villages on the peninsula and return at a reasonable hour.  Currently a late bus comes to Shotley empty to collect those wishing to get into Ipswich.  This should be addressed as a pre-condition.

13.  POST DEVELOPMENT.  Given the large areas of open space proposed by the developer, assurances should be given that arrangements will be in place for grass cutting.  In addition sufficient waste bins and dog bins should be provided.  Experience has shown that a lack of these facilities from the outset will lead to a number of problems.   Similarly it is requested that tree preservation orders be considered (or emphasised) on current and planned boskage.
14. COMPLETION OF INFRASTRUCTURE PROJECTS.   It is assumed that planning permission, if given, will require that the developers complete infrastructure projects, including finishing internal roads to adoptable standard, before occupancy of new properties may be undertaken.
15. PROFESSIONAL ASSISTANCE.  Babergh District Council has already recognised the scale of this development.  In turn, Shotley Parish Council consider that some form of professional assistance is needed to ensure that whatever development takes place on the HMS Ganges site is beneficial to both the existing community and those who will increase the population by over 50%.  Accordingly, the Council earnestly requests the services of a person who can work with the villagers to identify their diverse wishes and put forward the best options for the creation of additional community facilities.   The Council considers that this person should be funded by but independent of the developers.

In conclusion, Shotley Parish Council would like to thank Babergh District Council for allowing it the time to examine this proposal in depth and to take advantage of that period to stage a Parish Meeting.  The participation of Babergh Planning Officers and a member of the Highways Department of Suffolk County Council in that meeting is also much appreciated.  Shotley Parish Council also would wish to record its thanks to Haylink Ltd.   The company has provided representatives at public and private meetings with the Parish Council during their own planning period.

S P R Barrett

Clerk to the Council
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