St Felix School planning application — Newmarket Town Council Comments Nov 2023

“NNPF Paragraphs 98 and 99 — Open space and recreation: It notes that access to a network of high quality open space
is imperative for the health and well-being of communities. In addition, existing open space and sport facilities should
not be built upon unless one of the following criteria has been met: (i) an assessment has been undertaken to show that
it’s surplus to requirements; (ii) the loss would be replaced by an equivalent or better provision in a suitable location,
and; (iii) the development is for alternative sports or recreational provision, the benefits of which clearly outweigh the
loss of its current or former use.”

(extracted text in italics) dated 19 October and registered

Specifically:

Filtration basin (Page 3): “Following recent correspondence, the revised layout has moved the infiltration basin marginally
to the south to maximise the usability of the open space provided within the western component of the application site.
It should be noted that this drainage feature remains within the same infiltration rate boundary.”

Tennis courts (Page 3): “We appreciate the suggestion of incorporating occasional tree planting to filter views of the
tennis courts when viewed from the open space to the west. However, on this matter it was decide that area should
remain clear of large landscape features to maximise the usability of the open space for recreational opportunities such
as informal play. Details concerning boundary treatment and surfacing material for the tennis courts can be secured by
condition.” (Page 4): “Lastly, the approved
Development Brief has established the principle of siting the tennis courts in their proposed location. “




Response to Nkt Community Network (Page 8): “The dry infiltration basin is incorporated within the area of open space,
providing ancillary amenity benefit in the form of a distinctive yet informal recreational area. Meanwhile, the pumping
area represents a modest spatial expanse that is restricted to the northern boundary of the site. These features are not
considered to dimmish the area available for informal recreation. It should be highlighted that throughout the preparation
of the Development Brief and pre-application process (especially from the Landscape Officer) the project team has been
guided towards the provision of open space that creates a tranquil amenity space offers opportunities for informal play,

as opposed to providing designated areas for formal sport activities. ”_

Response to councillors: (Page 14): "We maintain the view that the Newmarket offers a range of services and facilities,
as well as employment opportunities that are within walking and cycling distance of the application site. We also
maintain the view that the application site is served by an extensive array of public transport provision, as set out in the
submitted Transport Statement. Neither of these points have been disputed by the Highways authority within their
formal response."”

“Nevertheless, the proposed scheme will provide public access to 3 hectares of open space that is currently has no public
access which will be integrated with the adjacent George Lambton Playing Fields (notwithstanding other improvements,
including the re-located tennis courts which will be of higher quality than the existing tennis courts). These qualitative
improvements will act to override any harm associated with the conflict connected with Policy NKT13. To reassure Public
Health Suffolk, it can be confirmed upon grant of any planning permission a suitably worded planning condition will be
imposed requiring that the development is implemented in accordance with the approved drawings. This means that the
area allocated as open space will be required to be retained for its intended function, with any application for development
within this space being required to meet the relevant development management policies which seeks to protect such
space. “

“On a side note, a series of Landscaping Drawings submitted with the application provide appropriate detail on the type
and character of the open space. Details of its future management will be dealt with through the Section 106 procedure.
Any further information that may be deemed necessary in relation to the functioning of the open space can be dealt with
at the planning conditions stage.”



Responses to Sport England (Page 6): “Overall, despite the reduction in the number of tennis courts provided, there will
be a significant improvement in their overall quality which will better cater for the needs of its future users. Henceforth, it
follows that that although there will be a level of policy conflict with Policy DM42 due to the net loss in tennis courts, the
significant betterment in the overall quality of the tennis courts will substantially outweigh this level of policy conflict.”

“In terms of the second comment, it should foremost be highlighted that the entire application site is allocated under Policy
SA6(d) within the Site Allocations Local Plan (2019) for the provision of approximately 50 dwellings alongside the provision
of open space for public use. This translates into a recently approved Development Brief for the application site, which
comprises a Proposed Arrangement Plan on page 59; this shows the provision of residential development in the eastern
extent and the provision of open space in the western extent.”

(Page 7): “On the point of Sport England’s request for the provision of an up-to-date Playing Pitch Strategy to justify the
loss of playing field, the ‘Sport England Response’ prepared by the Applicant states that

Responses to Nkt Community Network (Page 8):

“The dry infiltration basin is incorporated within the area of open space, providing ancillary amenity benefit in the form of
a distinctive yet informal recreational area. Meanwhile, the pumping area represents a modest spatial expanse that is
restricted to the northern boundary of the site. These features are not considered to dimmish the area available for
informal recreation.

“It should be highlighted that throughout the preparation of the Development Brief and pre-application process (especially

from the Landscape Officer) the project team has been guided towards the provision of open space that creates a tranquil
amenity space offers opportunities for informal play, as opposed to providing designated areas for formal sport activities.

“6. Within Sport England’s response dated 4th August, the Lawn Tennis Association (LTA) stated the following:

. This suggests that the upgraded tennis courts will contribute to meeting local sporting needs.”

Responses to NTC (page 9):
“The future maintenance of the site will be discussed and agreed with the Council in a Section 106 agreement following
the grant of any planning permission.”

“The Utility Assessment, which accompanies this application, details that a foul water pumping station will be provided
within the site to serve the proposed residential development, which will be connected to a manhole on Fordham Road. A
search of the Council’s online records reveals that Anglian Water were consulted as part of the initial consultation process

but chose not to provide a response. Therefore, this is no objection to this arrangement.” _

“The National Health Service (NHS), in their response dated 20th July, calculated that a financial contribution of
approximately £30,000 will provide additional primary healthcare provision to successfully mitigate impacts arising from
the development. This financial contribution will be agreed and finalised within a Section 106 agreement upon any grant
of planning permission.” “It is beyond the scope of this application to resolve wider issues facing the NHS, including the
recruitment of healthcare professionals.”



“The Highways Authority, in their response dated 11th August, did not raise an objection to the scheme on the basis of the
safety of the vehicular access points or its impact on the capacity of the local highway network.

Moreover, in the same response the consultee commented that
Therefore, it remains the case that that there are modes of non-vehicular
transportation that can be utilised by its future residents to access this facility.”

“Notwithstanding the site’s allocation for under Policy SA6(d) for residential development, the remainder of the site
comprises of open space that is available for future users to utilise for informal recreation as well as more formal sporting

activities associated with the re-located tennis courts. Whilst there is no formal planning policy requirement stating that
a community sports facility should be provided on the application site, there are no constraints that would be created by

this scheme that would prevent a future application seeking consent for such a facility.” NTC comment: this application

“NK11 and NPPF In any case, the principle of incorporating residential development within a proportion of public open
space protected by Policy NKT11 has already been established within the approved Development Brief (specifically, the
Proposed Arrangement Plan on page 59).”

See “Page 59 — opportunities for sport”:
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“Given the overriding public benefits of this arrangement and the establishment of the principle within the approved
Development Brief, the conflict with Policy NKT11 in this instance is overridden.”

NTC other concerns (Page 11): “The management and maintenance arrangements of the public open space will be
discussed and finalised within a Section 106 agreement upon any grant of planning permission. “



“Our highways consultant has confirmed that there are parking spaces adjacent to the open space, as well as visitor
parking within the development, which could be utilised for maintenance vehicles as required.”
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“From a Private Sector Housing and Environmental Health (PSH
& EH) perspective the updated proposals do not significantly differ from that previously conditioned in our response dated
27 June 2023. Therefore the previous comments and conditions contained therein should still apply.”




