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Dear Gareth 
 

FORMER H M S GANGES SITE – B/12/00500 - For the full and partial demolition of 
buildings associated with the redevelopment of the site to provide: 285 dwellings; 
a 60 bed nursing home; 400 sq. m convenience retail; a building containing 400 
sq.m flexible dentist/doctor's surgery/veterinary surgery/retail offices (B1/A2 or 
D1 uses); and 600 sq. m of offices (B1 use); the use of Nelson Hall for estate offices, 
changing rooms, dry sports, workshops (use class B1B/C), community use & cafe; 
the use of Vincent House as a hotel (C2 use) together with parking and landscaping 
to form a linear park and landscaped gardens together with associated further 
landscaping and lighting 
 
Shotley Parish Council (the Council) thanks the District Council for consulting it on 
the above application and it appreciates the opportunity to comment. Set out below 
are the responses of the Council. The Council would ask that the contents of this 
letter are conveyed, in their entirety, to the Development Committee Members, 
before the application is determined.  
 
Summary – The Council broadly supports the current mixed use plan and are pleased 
to see that many of the buildings of historic value have been retained and that the 
proposed design, materials and layout are sympathetic to their surroundings. We do 
however have reservations as follows:- 
 
Utilities Report - On the whole the Council has no issues with the majority of the 
Utilities Report but has serious concerns regarding the provision of Broadband as 
there appears to be no actual plan to ensure the area is upgraded and not to do so 
would leave existing residents with a much diluted service. The developer, as part of 
its sustainability strategy, states that it wishes to encourage residents to work from 
home and businesses to set up locally. Unfortunately over-reliance on the Better 
Broadband for Suffolk Initiative to provide upgraded Broadband to the whole of 
Suffolk, will on its own not ensure that this site gets what it needs. The Council 
would like to see significant funds allowed for the upgrading of the exchange in the 
S106 provision. 
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Residential Travel Plan – The Buzabout data (now called “Suffolk Links”) referenced 
in the report is now out of date. Bus and train timetables do not link up effectively 
and the foot ferry is seasonal only. The information provided in this plan is wholly 
inadequate. The Council believes that robust research needs to be undertaken in 
order to find out why people are not using public transport and what would make it 
a more attractive option to reduce car travel. The foot ferry could be extended to 
run all year round using a larger vessel and would therefore become a more 
attractive option for commuters travelling to Harwich and Felixstowe, therefore 
cutting out many car journeys. Also start up schemes for local businesses and on-site 
jobs will help to reduce the need to travel by car. We would like to see s106 funding 
for both the foot ferry and research into encouraging an increase in the use of public 
transport with a commuted sum to implement any proposals arising from the 
research. 
 
Shotley Peninsula Cycle Campaign – The SPCC is a mature group with aims to 
develop a safe cycle route from Ipswich to Shotley Marina. They have already had 
discussions with Suffolk County Council and Babergh District Council, and have 
detailed plans of the proposed route through the villages. The Ganges scheme makes 
mention of the developers plan to encourage the use of cycles and intend to 
signpost a cycle route through the new development, as shown on their plans.  
 

In the wider context we would ask the Developer to work with the SPCC to establish 
as much 'off road' cycle ways as possible between Shotley Gate and Ipswich, with 
provision for significant financial support. This would go a long way to help alleviate 
concerns about the increase of vehicles travelling along the B1456 and associated 
safety concerns for pedestrians and cyclists.         
 
Renewable Technologies – We note in the Statement of Community Involvement 
that some PV Panels and Solar Hot Water have been removed from the scheme due 
to concerns raised by Babergh. The Council believes that this development should 
take these, and other RTs, to the forefront as otherwise this is a wasted opportunity. 
We understand that Babergh has a duty to support government initiatives to reduce 
CO2 emissions through the use of renewable technology and to retrospectively 
install RTs may lead to inefficiencies and unsightly additions to properties whereas 
installing them at the building stage, a more streamlined and attractive installation 
could be achieved. 

Demolition, Construction, Phasing, Noise and Vibration – The Council would like to 
see the main contractor join up to the Considerate Contractor Scheme. We would 
also request the Council has direct access to the site manager regarding any 
complaints about noise and vibration raised by nearby residents so that these can be 
rectified quickly without the need to go through the lengthy process of contacting 
Babergh. We would wish to see a “before and after” survey of the B1456 with a 
commuted sum from the developer to make good any damage from construction 
traffic. 
 
We would like to see the Mast removal and re-erection to be achieved in Phase 1 
and the Play Areas and Linear Park to be built alongside the house phases to which 
they relate. 
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Arboricultural Impact Assessment Plan – We feel that this is a well written and 
researched report with adequate safeguards, provided that the developers take 
heed. 
 
Health Impact Assessment – We are pleased to see provision being made for the 
increase in healthcare in the form of a purpose built health centre although it is not 
clear if the Primary Care Trust would be happy for the current doctor’s surgery to 
move to the site. With the anticipated impact of such an increase in the population 
of Shotley Gate, the matter of adequate local health service provision must be a 
priority. The Council would appreciate early discussions between the Developer and 
the Primary Care Trust should the scheme be given the go-ahead. 
 
Socio-Economic Report – The report does not assess the condition of the current 
recreational, social and cultural facilities which will need radical improvement 
bearing in mind the likely increase in their use.   
 
There does not appear to be any facilities for older young people and a recent 
consultation with young people reinforced the requirement for an on, or off-site, 
skatepark facilities.  
 
The Council also believe that there will be a significant impact on the existing village 
hall as more up to date meeting and leisure facilities in the community will be 
available on the development thus drawing bookings away from it. The Council 
therefore seeks s106 funding in order to update these facilities to a commercial 
standard. 
 
Waste Recycling and Management – Consideration should be given for sufficient 
funding to enable the re-opening of the Chelmondiston Waste Recycling Site. Not 
only would the re-opening of this facility address a local need which will only 
increase as a result of the proposed development, but it would also make a 
contribution to reducing local traffic flow from neighbouring villages along the B1456 
into Ipswich.  
 
Heritage – The development recognises the importance and value of the rich 
Maritime Heritage associated with Shotley. There are several local groups and 
organisations already involved in improving communications and access to a number 
of historical sites on the peninsula. We would like to see the management company 
work in partnership with the various organisations to avoid duplication of 
information, to ensure 'joined up thinking' between the various parties and to 
maximise funding potential in order to maximise the heritage message. Discussions 
concerning a possible 'Heritage Trail' in and around Shotley are already underway 
and it would be valuable to include aspects of the proposed Ganges development as 
part of the maritime journey. We would be pleased to bring these various groups 
together with the Management Company at the appropriate time. 
 
To further enhance and uplift the general feel of the development, at appropriate 
locations, consideration should be given to incorporating themed naval sculptures 
and artifacts (e.g. Ganges Buoys, anchors, davits, cannons, a bandstand and perhaps 
figureheads). 
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Management and Maintenance – Not enough information has been provided for the 
Council to make any meaningful comment. We have concerns that all those areas 
that would normally be subject to an S106 provision, play areas, open spaces etc will 
be provided and maintained by a management company over whom, neither 
ourselves nor BDC/SCC have any representation. The Council provides excellent 
representation for the existing community on all matters concerning the Shotley 
Parish and we would very much like to embrace the new 'Ganges' community on an 
equal footing. It is possible that variances of service provision could create a split 
community. Babergh should make it a condition of the permission that the 
governance and financial arrangements are agreed prior to the commencement of 
the development. 
 
Landscape Strategy – We are disappointed that no access to the Marsh Lane 
footpath is allowed for from the Northern boundary of the site due to potential 
disturbance to the “Special Protection Area”. Although we accept that the SPA is an 
important amenity, it is currently being used by walkers (with and without dogs) and 
will continue to be. Not allowing access onto it from the site will not stop residents 
from making their own arrangements. The Council believes that it would be prudent 
for access to be built in by the developer in a controlled way at the car park and play 
park areas, rather than gates appearing in garden fences and unsightly 
“breakthrough” of the vegetation – this has been seen to happen locally at Ganges 
Wood. We believe residents will not be minded to walk all the way up to the top of 
Cordelia Street in order to then turn right onto Marsh Lane. 
 
Sustainability Strategy - As a whole, the impact of the development on Shotley 
Peninsula is significant. The Developer is placing great emphasis on the strategy to 
minimise the use of vehicles, provide varied employment opportunities through the 
attraction of retail outlets, commercial spaces, hotel facilities etc. Although the 
Developer is adopting this approach to make the scheme attractive to potential 
property purchasers and to satisfy the planning consent process, we know from our 
experience that there are no guarantees that the proposed 'commercial support' will 
happen. 
 
We would like to see help from Babergh District Council, Suffolk County Council and 
the Health Service to ensure every opportunity is taken to leverage support for these 
commercial aspects that will deliver long term sustainability. If the Development is 
given the go ahead we would be pleased to work with the Statutory Bodies and the 
Developer to develop a workable plan for ensuring residential and commercial 
sustainability.            
 
Freston Crossroads report – The potential for a significant increase in the volume of 
traffic travelling along the B1456, due to the development of the site, is well known 
as are the concerns regarding the current layout of the Freston Crossroads. This 
Council has received a summary of the recently independently commissioned report 
on the Crossroads and fully support the final option, Option 3 – the creation of a 
roundabout at the junction with four exits to include bus lay-bys. We would urge the 
Highways Authority to seek appropriate s106 provision in order to facilitate the 
building of a roundabout at the Freston Crossroads. 
 
Swimming Pool – As you are aware, the developers have agreed to lease the 
swimming pool building to the Parish Council at a peppercorn rent after carrying out 
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certain repairs. We are keen to find a sustainable use for the swimming pool building 
and to this end would ask that a change of use to both D1 (museums, galleries, day 
nursery, library, non-residential education and training) and D2 (cinema, performing 
arts, swimming pool, gym, indoor and outdoor sports) uses and for use as a small 
bore firearms, air rifle and archery gallery be granted.  
 
We would also ask that the refurbishment of the pool be carried out much earlier in 
the phasing and if you can confirm that the swimming pool is able to be used for 
residential training and education as part of the certificate of lawful development 
and if not confirmed support a change of use to C2 use alongside D1 and D2 
 
Chelmondiston – The Council understand that Chelmondiston are concerned about 
the effect the expected increase in traffic passing through their village will have on 
pedestrians as a result of the development and they would like to see s106 provision 
for traffic calming measures such as: pedestrian crossings and mini roundabouts. We 
would urge the Highways Authority to seek sufficient s106 provision in order to 
facilitate installation of those measures considered appropriate and to consult with 
both Councils prior to any firm decisions being made. 
 

Schools – Although the Developers believe that the local primary and high schools 
have enough “slack” to accommodate the expected influx of school age children, no 
account has been taken of pre-school age children. The Council therefore feel that 
adequate s106 provision should be made to reflect the increase in pre-school age 
children and the additional demands that will be placed on the Childrens’ Centre. 
 
S106 Provision - Conclusion – The Council hopes that it has made a sufficient case for 
s106 provision for the areas outlined above and believe it imperative that Babergh 
commissions an independent assessment of the S106 provision needed in relation to 
this development, taking into account the following: 

 Pre-school  

 Freston Crossroads 

 Cycle path 

 Public transport  

 Shotley Village hall 

 Broadband  

 Foot ferry  

 Recreational, social and cultural facilities  

 Public Art 

 Swimming Pool 

 Pedestrian crossings/traffic calming at Chelmondiston 
 

We would ask that we are consulted on the Heads of Terms of an agreement and any 
subsequent revisions before the s106 agreement is “engrossed”  
 

Yours sincerely 
 
 
 
 

Linda Rowlands 
Shotley Parish Clerk 

Cc: D.Cllr Tony Roberts 
 D.Cllr John Deacon 
 C.Cllr David Wood 
 Tim Yeo MP 

Peninsula Clerks 


