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Telford Millennium Community (TMC) – DRAFT MASTERPLAN 

This document provides further details of Taylor Woodrow’s draft masterplan and considers the issues raised by the Community Consultative Group (CCG) following its publication. 

BACKGROUND

The Millennium Communities Programme was launched in 1997 with the aim of setting benchmarks for future regeneration. Its objectives include minimising resource consumption and waste, maximising design quality, improving construction quality, increasing social inclusion, protecting and enhancing the environment and maximising quality of life. 

To achieve these objectives, Taylor Woodrow has embarked on a programme of community consultation involving key stakeholders from throughout the community. This has included English Partnerships, Borough of Telford and Wrekin, statutory bodies, local groups and organisations, the Community Consultative Group (CCG) - an independent group made up of local residents whose job has been to act as a channel between the development partners and the wider community – and the wider community itself.        

Following intensive consultation with these groups, Taylor Woodrow has published its first draft masterplan. This plan is now being reviewed by English Partnerships and the Borough of Telford & Wrekin.

The CCG has already made its first formal response to the draft masterplan and this document addresses the points raised. 

COMPONENTS OF THE DRAFT MASTERPLAN 

1. Homezones 

The draft masterplan is based on what is known as the ‘Homezone’ concept. 

Homezones is the UK term for a type of street that has been used in Europe for the past thirty years. In a Homezone street, the entire space outside and around the house is designed to be available as a public area as well as for movement. In a Homezone street, people and vehicles share the whole of the road space safely - on equal terms.

The TMC project is adopting the Homezone street concept as a dual use of land on the Ketley site. Adopting this design approach, to what would otherwise be an urban street, turns the site into an innovative and valuable asset. 

By better considering the needs of everyone who uses street areas, both for movement and leisure, the aim of TMC is to create a development that works in harmony with the people who live there.

This includes the provision of public green spaces, ecological areas, traffic calming, safe walking and cycling routes to school and community facilities, and access for public transport. 

Security is also a key consideration and the Homezone concept addresses this in two main ways. Firstly, by encouraging a sense of community and secondly, more directly, by ensuring public areas are overlooked by houses or flats to provide added safety for users of those spaces.  


2. Densities & Affordable Housing 

The housing density in specific areas is determined by the site itself. For instance, it makes sense to have higher densities at entrances and close to facilities where this higher concentration of people will create activity and ‘vitality’. 

The density in the centre of the site has been determined by its ecological value and the incorporation of Sustainable Urban Drainage (SUDs).  The housing density is lower in these areas (see below - Sustainability and the Environment). 

In addressing affordable housing, the design reflects a ‘Pepper Potting’ approach. This means that these homes are not all grouped together but spread throughout the site so that they are indistinguishable from privately owned houses. Past experience has shown that building all affordable houses in just one area of the site can lead to exclusion from the community and create any number of socially related problems. Through Pepper Potting, this is avoided and affordable homes are integrated within the community whilst still allowing Responsible Social Landlord (RSL) management. 

3. Ecological Areas & Green Spaces

A key objective of the development is to protect and enhance wildlife. An important additional design aim is to allow the flora and fauna of the site to spread throughout the development.  Investigations and field surveys have identified a number of nature conservation features that are valuable and/or protected by legislation, namely: semi-natural broadleaved woodland, acid grassland, lowland heathland, meadow supporting orchids, great crested newts, badgers, common lizard birds and terrestrial invertebrates.  During the design process, we have identified areas of habitat that should be retained in situ, translocated and/or re-created, and some design rules have been developed to guide that process.  Consequently, the following features have been incorporated into the Masterplan:

· Retention of some areas of semi-natural broadleaved woodland, acid grassland and lowland heathland 

· Retention of the badger sett on site and a consideration of the habitat requirements of the species

· Retention of individual mature trees capable of supporting bat roosts

· Retention of ponds populated by great crested newts and an area of surrounding terrestrial habitat considered to be of a suitable size and quality to support the great crested newt population

· Retention of green linkages to facilitate the movement of fauna

· Translocation or re-creation of a range of habitats and other provision for the species of nature conservation interest 

· Enhancement of the retained areas of nature conservation interest

The existing Rose Garden, located to the north of the current playground, is also a focus of the plan. Although well appreciated, it has been neglected. There are several beautiful mature trees, as well as some that unfortunately have been damaged by vandalism. The plan shows how this could be transformed through the creation of a town park and formal gardens which could then be properly managed and enjoyed by everyone.

In total, the draft plan shows some 2.4 ha of public open spaces some 13.6 ha as protected ecological areas.

4. Primary School & Playing Fields

The project team are exploring many possible alternatives for the location of the 210-place primary school and junior football pitch, one of them being alongside the playing fields. This option is based on the shared use of the community centre facilities with the school as one resource. By providing two separate facilities, resources would be duplicated on the site (also see below – Recreation/leisure & Community Facilities). 

Pupils and other local groups will all benefit from having a combined school and community centre that is located close to the new community park and in a key location for the wider community.

The plan also shows limited building along the perimeter of the playing fields. This is based on the project team’s aim to promote ‘Security by design’. This means considering how the location and positioning of houses and flats can help provide additional levels of safety and security by overlooking public areas and parts of the site where children may be playing or taking part in activities.  

5. Glen Cottages Community

The views of the existing residents at Glen Cottages are extremely important to the TMC partnership. English Partnerships and the professional team has held confidential individual meetings with Glen Cottages and Hayes Cottages residents over the last two months to discuss their personal views and concerns about the TMC project.

If the confidential dialogue with residents, which has been at their instigation, results in relocations it will be feasible to integrate Glen/Hayes Cottages land into the development. If not, then the project team is fully committed to comprehensive environmental protection during construction works, and ensuring Glen/Hayes Cottages are properly addressed and integrated in relation to the design and layout of surrounding TMC housing.   

6. Transport

Maximising the use of alternatives to the car and minimising the impacts of the TMC on surrounding communities have been the key principals underlying the development of the transport strategy.  

The strategy is based on providing high quality walk and cycle links within the development and to extend these to the schools in the area, most notably the new facility to be built at Hadley.

Penetration of public transport into the heart of the site has been considered vital - the draft masterplan is designed to enable existing services to easily re-route via the site without encouraging the passage of ‘through’ traffic via the development.  Existing public transport provision in Telford is focussed around services to the Town Centre and to Wellington whilst services to major employment areas are poor. 

A key feature of the masterplan is therefore the provision of a TMC mini-bus, which will operate on a ‘flexible’ basis, travelling to employment and other areas not currently well served.

After considerable debate and consultation with the CCG, vehicular traffic is to be distributed onto the existing road network at three locations to minimise the impact at particular points.  Work is ongoing to finalise the design of the access junctions and improvements at the Ketley Cross Roads.  Specialist advice has been sought from within the UK and Europe to ensure that these junctions can be designed in as sensitive a manner as possible.  It is also intended that the TMC will provide funding for traffic calming of Holyhead Road.

In addition, other transport issues relating to the draft masterplan include:

· Access for the KN factory on Beveley Road - this is currently being investigated.

· The road beneath the rail line is shown as a main access.  This is not intended, it is proposed to be walk, cycle and bus only access point.

· The road into TMC from Wombridge Way will be carefully handled where it crosses environmentally sensitive areas.  Design of the road is ongoing.

· The Waterloo Road access will only be necessary if a small separate element of development is provided in this area.  If necessary, it will only be a very minor access.

7. Recreation/leisure & Community Facilities 

The provision of good quality and well integrated recreation and open space provision has formed an integral part of the draft masterplan.  Recreation facilities have been included for both young and older children as well as for older people and these have been set within a network of green spaces which are linked throughout the development.

A central element of draft masterplan is the creation of a new community park on the site of Ketley Recreation Ground.  This will be a well landscaped area of open space accessible for existing and new residents of Ketley.  

It is proposed to include a junior pitch for use by the school (and the community outside school hours) and re-open the pitches at Ketley Bank and provide these with improved drainage and new changing facilities. This reflects the objectives of Borough of Telford and Wrekin’s Playing Pitch Strategy. 

A new purpose built community centre, linked to the primary school, is proposed which will replace the Parkside Centre and will be located close to the new park. Shared facilities will include meeting rooms, a crèche, games area and changing rooms. By combining the school and community centre, the proposals avoid duplicating resources and focuses community and recreational activities in a single area where access to the playing fields is available.    

A further reason for combining the school and community facilities in this way, is that it creates a ‘hub’ of activity. This then provides an ideal location for additional facilities such as the new community square, with local shops and services, that is located to the east of the school.

By creating a ‘critical mass’ and concentrating public facilities and services in a single area, the site will be able to sustain these services in the future. 

The exact nature of these shops and services is still to be determined but the project team is already committed to providing services that are warranted by the level of demand and that will not adversely affect existing businesses in Ketley. 

In addition to the school and community centre, the project team is also considering including a visitor centre within the same building. This would provide a permanent display showing how TMC came to be and how the community was involved in its creation.  Again, locating the centre here is based on making maximum use out of a single building rather than duplicating efforts in other parts of the site. 

Lastly, Local Areas of Play for small children are proposed throughout the site within 100m of all new homes and equipped areas of play for older children, including a new purpose built skate park and BMX track, have been designed in accessible locations.  

8. Sustainability & the Environment

Sustainability and respect for the environment are cornerstones of the TMC project.  The masterplan has been informed by consideration of innovative ways in which to address waste, energy and wastewater.

The developers have been working with Borough of Telford and Wrekin and local community and waste experts to ensure that sustainable waste management practices are implemented throughout the TMC. All aspects of waste have been examined; from construction waste generated during the building phases, to the recycling and refuse produced by the community after completion. This includes reusing construction waste on-site, providing storage space for recyclable materials and high quality recycling provision for all residents. Work to deliver sustainable waste management is ongoing but the aim is that the design features of TMC will make it easy for residents to reduce, reuse and recycle waste.

All the properties on the TMC development are being designed and built to achieve an ‘excellent’ rating under the national ‘EcoHomes’ scheme.  This means that energy consumption will typically be 20% lower than an equivalent new house and a package of additional ‘green’ options, such as the maximisation of natural light and solar water heating is also being considered for some designs.  It is hoped that the site may also be suitable for the construction of a small wind turbine, which would serve the school and residents, and be supplied on a ‘green’ electricity tariff.  The option of utilising locally supplied wood-fuel is also being considered for heating the school and the community centre.

Incorporated within the TMC Masterplan is the provision of a Sustainable Urban Drainage system (SUDS).  The aim of such systems is to allow drainage and stormwater to permeate the ground in the most natural way possible and to ensure that the water quality of receiving streams and ponds is protected.  Such schemes have allowed the masterplan to create additional waterbodies and pools within the development and these will provide and extend the ecological value of the site as well as providing pleasant landscaped areas for the use of the future community.

9. Landmark Statement  
A landmark statement could be a building of architectural merit, a community square or parks/gardens. Such a statement brings added value to the new development, both aesthetically and culturally, and serves as a focal point for the whole site. 

At present, the project team are considering many options, one of which would be making the visitor centre the landmark statement.

10. Archaeology 

The draft masterplan has been prepared with reference to a review of all relevant records of protected monuments, buildings and archaeological finds. This research, which is summarised in the Environmental Impact Assessment Scoping Report (available on the TMC web-site) identified that there are no known features of significance on the site and its history of extensive mineral extraction suggests that the archaeology of the pre-industrial era is unlikely to have survived.  

The environmental impact assessment being undertaken to accompany the forthcoming planning application will consider the potential for indirect effects on Scheduled Ancient Monuments and listed buildings surrounding the site although these are all some distance away.

There is the potential for industrial and other unknown archaeology to be uncovered once development starts.  Should this occur then the value of the remains will be assessed and, if necessary, fully recorded prior to the development going ahead.  This requirement will be secured through the planning permission.

11. Balance of Built Areas & Green Spaces

The project team are very keen that TMC strikes a good balance between areas that have been built upon and green spaces. Many modern developments focus on incorporating as many residential buildings as possible, often at the expense of green spaces.

The draft masterplan for TMC shows approximately 13.4 ha. of residential development, 2.4 ha. of public open space and 13.6 ha. protected ecological areas. The total amount of open space and ecological areas is actually more than the total amount of residential development. 

THE NEXT STAGE

Comments on the first draft masterplan are already feeding back from all parties and Taylor Woodrow is taking these into consideration. These comments will continue to be invited throughout April and into May.

An amended version of the masterplan will then be presented to the community at a public exhibition that will take place in May and will be held at the Parkside Centre in Ketley:

Week One

Thursday 13 – from 09.30-12.00 and from 16.00-20.00

Friday 14 – from 16.00-20.00

Saturday 15 – from 13.00-17.00  

Week Two

Thursday 20 – 16.00-20.00

Friday 21 – 16.00-20.00

Saturday 22 – 09.00-13.00   

This will provide another opportunity for the community to comment on the plan before it is submitted for outline planning application in July.

-ends-

