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11th February 2010

Re: OBJECTIONS TO Planning Application F/2009/0713/ESO Hatchfield Farm
Dear Sirs,
Save Historic Newmarket Action Group both for itself and for those supporting its petition against development at Hatchfield Farm (currently numbering in excess of 1400 people) OPPOSE the planning application F/2009/0713/ESO. The grounds include but are not limited to the following:

1. PERCEIVED INABILITY OF THE FHDC PLANNING DEPARTMENT (the “Planning Authority) TO CONSIDER THIS PLANNING APPLICATION OBJECTIVELY

In the context of most Planning Applications, a Planning Authority is an objective entity having to decide on a matter, so as to strike the correct balance, applying Planning principles, between the interests of the Developer and those upon whom the prospective development, if permitted, will have an impact.  In this particular case, it is known that the Planning Authority itself is the principal advocate of the major domestic and commercial development at Hatchfield Farm and indeed that, apart from the landowner himself, is virtually the only advocate.  
It is universally known that the Planning Authority wants this site to be used for a development which will increase the size of Newmarket exponentially in order that a notional housing requirement stipulated by Central Government for the District can be substantially met by way of a single block allocation in 2010, even though that Central Government requirement (a) does not have to be attained in full until 2031 and (b) will cease to exist altogether if there is a change of government.  The very well known, very public and vehement determination of the Planning Authority to convert this Greenfield site into a site for intensive domestic and commercial development must render that Planning Department a body whose capacity to make a fair and objective Planning ruling or recommendation is fatally compromised.  
Councillors on the Planning Committee (as opposed to officers) are already expressing grave concerns about the numerous respects in which Hatchfield Farm is being considered for development at a time when relevant data concerning other relevant sites, which may well be more suitable, is not available.   A Planning Authority, which sought to evaluate the merits of this Application against a background of such concerns, could not escape the accusation that it had reached a pre-emptive decision reflecting its own departmental agenda in dereliction of its obligation to make a proper assessment of the issues before reaching its determination.  Information may become available in the future, which would enable the Planning Authority to make a proper, fair and balanced evaluation of a Planning Application on this site. That information is not currently available and the only fair and balanced option open to the FHDC Councillors is to reject the Application
2. PREMATURE APPLICATION: 

Obviously, this Application is premature.  The site has not been designated for development. It is being made in respect of Greenfield land and under the existing Development Plan. A refusal of planning permission on any scale would be automatic.  There are no policies in place relating to this land which alter the existing development plan and such policies which are being proposed, in order for this land to be considered for planning permission, are not only un-adopted so far but may well never be adopted as Councillors currently have a grave reservations as to whether the land should be put forward in the process of site allocations for the LDF.

3. NEWMARKET IS A UNIQUE AND HISTORIC TOWN AND NOT SUBJECT TO NORMAL PLANNING REQUIREMENTS

A huge development of this kind on the very edge of Newmarket contradicts each and every policy, which has been adopted for the last 50 years so as to protect from urbanisation the unique character and attributes of Newmarket, the world’s leading centre for the training, raising and racing of horses.  (FHDC in the past has maintained a close liaison with the Racing Industry through Jockey Club Estates and, but for a breakdown in this dialogue, an application of this kind would never have been considered let alone submitted.) Nigel McCurdy, Strategic Director of FHDC, has himself said publicly that Newmarket is a unique and historic town and therefore not subject to normal planning requirements. No wonder his bald statements now that “Newmarket is the largest “conurbation” in the area and must take its share of housing, development etc” are considered to be in total contradiction of his earlier promises and statements.
Please note that, In addition to the impact generally on Newmarket as a Racehorse Training Centre, the immediate impact on such operations as Godolphin Stables, Pegasus Stables, Snailwell Stud, Plantation Stud and The British Racing School is potentially devastating.
4. TRAFFIC CONGESTION

Newmarket’s survival as a viable (let alone world pre-eminent) Racehorse Training Centre depends upon the free and un-congested movement of traffic and horses through the town.  A situation has already arisen where existing congestion levels and traffic movement are at crisis point.  A development of this kind could only raise traffic and congestion levels to intolerable levels.  The free but properly controlled movement of traffic around Newmarket is imperative not only in the interests of horse and rider safety but in order that Newmarket’s many racehorse trainers can gain ready access from one side of the town to the training grounds on the other side of town without being held up in traffic; otherwise they cannot supervise the exercise of their horses, which it is their job to oversee.  Additionally, delays in the ability of the emergency services to reach injured riders (and riding injuries on the Heath are common) will before long result in a treatable injury becoming a fatal one.

5. A14/A142 JUNCTION
During peak travel times traffic attempting to leave the A14 at junction already creates long tailbacks and stationary queues onto the A14.  A development at Hatchfield Farm on any significant scale (let alone that proposed) would greatly exacerbate what is already an intolerable, dangerous and unacceptable situation.

It is known (see 29 January, 2010 letter to David Beighton at FHDC from the Highways Agency) that the Highways Agency has been under the false impression that the Hatchfield Farm development would consist of only 2,700 sq metres of employment/industrial space. The true figure is 36,000 sq metres. Therefore, the Highways Agency has not been able to express their objections to the Application properly.

6. LORD DERBY’S PLAN TO SELL HATCHFIELD FARM IF PLANNING PERMISSION IS GRANTED
The Applicant himself is acutely aware of the potential of Hatchfield Farm to damage Newmarket.  For this reason he has made public assurances that he would not build more than 80 houses a year if he obtained the planning permission and that, if he felt there were any risk of damage to Newmarket by the building, he would immediately discontinue the building programme.  This awareness and these assurances are totally incompatible with an application to build 1200 houses immediately – those 1200 representing only a proportion of the overall development intended, which includes 36,000 sq metres of industrial/employment space etc, etc. 
This is all on the assumption that the Applicant will in fact be developing the site himself.  However, a statement from Sellwood Planning confirms this is not to be the case: “It is envisaged that planning permission could be granted later in 2010 … This will allow the site to be brought to the market in 2010/11.” However, his clearly stated plans to bring the site “to the market” stand in complete disagreement with his promise that he will “retain the ability to decide exactly what happens.”
Lord Derby’s words are hollow, arguably untrue, and he has admitted that despite his pretence to be “helping” Newmarket, he is developing this site because he needs the money. Why are the Officers of FHDC proposing to facilitate the destruction of our heritage in this way?
7. LACK OF INFORMATION TO ASSESS HOUSING NEEDS

There is no housing need that makes it necessary for a planning permission for this site to be granted let alone to be granted in advance of the Core Strategy Development Plan Document (“DPD”)and the site allocation DPD being adopted.  Members of the LDF Working Group have already raised vociferous objections to the entire principle of their being asked to assess the need or desirability of development at Hatchfield Farm at a time when there are so many other matters which logically need to be looked at and resolved beforehand.  These matters include a proper appraisal as to the availability of alternate sites for development before any Greenfield land needs to be looked at all.  As one Councillor aptly pointed out the manner in which this whole process is being conducted is one in which the cart is put before the horse.

8. LACK OF INFRASTRUCTURE
Newmarket does not have the infrastructure to support this huge development. There is no proper hospital, let alone any A & E. Doctors’ surgeries are full. Dentists’ surgeries are full. There is no proper school to accommodate increased numbers of children since St. Felix School has only been temporarily rebuilt. The station has a small local service.

The total lack of infrastructure at Red Lodge - which could have been overcome by FHDC putting in place and enforcing suitable and properly structured Section 106 obligations - should be a terrible warning to us all that infrastructure and the capacity/finance for such infrastructure is essential. Newmarket has either overstretched resources or no resources.
9. LACK OF SEWERAGE AND WATER
Anglian Water have written to FHDC [21 December, 2009] in response to a request for comments about the Hatchfield Farm development. It is clear that existing sewage and water system is totally inadequate for purpose. "The foul sewerage system cannot accommodate flows from this proposed development. We are not aware when capacity will become available, but this is unlikely to be within the standard timescales of a planning permission...it is possible this will result in environmental and amenity problems downstream."

The wastewater treatment also poses a serious problem. "The foul drainage from this development will be treated at Newmarket Sewage Treatment works that does NOT have the capacity for these flows. Capacity is not likely to be available until 2016-2021 AT THE VERY EARLIEST".

Anglian Water have thus made it perfectly clear that the existing water/sewerage systems will not cope with the proposed development, with obvious dangers of pollution, blocked drains, sewage flooding and consequential environmental and amenity damage.
10. WILDLIFE PROTECTION: FATALLY FLAWED APPLICATION

BIRDS

The wildlife on this site needs protecting.  There are three ‘Red’ status birds (red being of the highest conservation concern) living on the site at this time.  Lapwing, Grey Partridge and Starlings are all worryingly in decline. We are told there is alternative habitat in the area but not where. We would like to know where and to know whether it is suitable. NO BREEDING BIRD SURVEY WAS UNDERTAKEN.  
BATS

It is very obvious the bat survey is totally inadequate.  The Bat Conservation Trust recommends that, ideally, sites between 25 and 75 ha require up to six surveyors and would need three evenly spaced surveys between March and September. We are told a daytime ‘assessment’ was done initially and a further daytime assessment in June 2008 followed by an emergence/return to roost. This is NOT good enough and before any planning application is considered, a full survey must be carried out by the Bat Conservation Trust. This cannot be completed before October, 2010.

NEWTS

The Great Crested Newt survey was scoped out of the survey on the grounds that there was no suitable habitat within the site.  That is not true as there is one pond to the south of the site.  A full survey should be carried out 250 m and up to 500 m on all watercourses. 
LIZARDS

 Lizards were found on the site but the reptile survey was only carried out on ‘selected’ areas of suitable habitat. Again, we expect all suitable habitats to be surveyed.
11. ARCHAEOLOGICAL OBJECTION

We object to this development on archaeological grounds. There is a very real danger of the development doing serious damage to a Bronze Age round barrow within the Hatchfield Farm site. The Archaeological Service in Bury St Edmunds has said, in a report to FHDC on the 29th December, 2009, the entire site is within an area “of archaeological importance, recorded in the County Historic Environment Record”. The round barrow needs to be "accurately plotted, based on the geophysical survey report...this is especially important given the discrepancy with the aerial photographic rectification."
The Officer says that "an archaeological evaluation will be required across the area to enable the archaeological resource to be accurately quantified." This site is over 67 hectares and such an evaluation will take a long time. This is a valuable and precious site and must be protected.
In summary, there is no mystery to the huge success of Newmarket as the world’s leading centre for the training of racehorse for over three centuries.  It enjoys a vast expanse of quick draining chalk based land, which has been down to grass for centuries.  At the centre of these unequalled facilities has been a small, peaceful, rural town made up to a significant extent of racing stables from which the various occupants have been able to make quick and easy access to and from the communal training grounds.  It does not matter how good the training facilities are, or what Racing policies FHDC put in place, if access to and from them is compromised.  During the last 15 years, there has been a very worrying deterioration in the tranquillity with which, the ease with which, and the safety with which, horses can move from the places where they are stabled to the facilities they need to use in order to be trained as racehorses.  A development of the kind and size proposed in this application would have such a damaging effect on the movement of horses to and from the Heath such that future generations of trainers (and of their potential clientele) would simply take their business elsewhere. 
Yours faithfully
Save Historic Newmarket Action Group
Save Historic Newmarket Limited, 57 Bury Road, Newmarket, Suffolk, CB8 7BY
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