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	Watchfield Parish Council




Mark Doodes,

Planning Department,

Vale of White Horse District Council,

Abbey House,

Abbey Close,

Abingdon,

Oxfordshire OX14 3JE

November 27th 2012

Dear Mr Doodes,
Re: Planning Application P12/V2283/O – Development of Cowan's Camp Depot High Street Watchfield Oxfordshire SN6 8TE
Residential development for up to 100 dwellings; provision of Extra Care Housing comprising 50 No. apartments to meet the needs of the elderly (Class C2); provision of two Learning Disability Homes comprising 17 No. bedrooms in total (Class C2); together with access, provision of public open space, internal roads and drainage infrastructure.
Watchfield Parish Council wishes to register its objection to the above application on the following grounds:-
1. Contravention of national policies

2. Destruction of the character of the area

3. Excessive noise and disturbance
4. Excessive traffic generation

1: Contravention of National Policies
The National Planning Policy Framework (NPPF), Communities and Local Government, March 2012 states:-   
a) NPPF 74: Existing open space, sports and recreational buildings and land, including playing fields, should not be built on unless: an assessment has been undertaken which has clearly shown the open space, buildings or land to be surplus to requirements; or the loss resulting from the proposed development would be replaced by equivalent or better provision in terms of quantity and quality in a suitable location; or the development is for alternative sports and recreational 
provision, the needs for which clearly outweigh the loss. Cowan’s field is the only remaining non-MoD land not laid to football pitches and its loss would mean an extensive loss of open space to 
the village with no chance of it being replaced due to the boundaries of MoD land, A420 and golf course (see Figure 1).
b) NPPF 73: Planning policies should be based on robust and up-to-date assessments of the needs for open space, sports and recreation facilities and opportunities for new provision. 
The recreation ground in Watchfield will be stretched, due to the 120-house development already approved on the land south of Major’s Road, with no room for additional football pitches and area for open play severely restricted by pitch use. Watchfield is bounded by A420, MoD land and golf course and Cowan’s Camp Field represents the last area of open ground near the village. The golf course has a designated footpath across, but not open access. The MoD land is either within the wire, occupied by military housing, or areas available for the expansion of military accommodation due to the projected expansion of the Defence Academy.  
Cowan’s Camp Field has been in daily use by residents of Watchfield since the MoD vacated the site, for dog walking, kite flying, nature walks, cycling, exercise etc. Figure 2 shows responses to a questionnaire showing continued use of the land for recreation since 1948. Figure 3 shows the activities carried out by the Watchfield community on Cowan’s Camp Field and Figure 4 demonstrates that residents continually use this amenity for leisure and exercise, with 46% of respondents using the land daily or more frequently.
c) NPPF 120: To prevent unacceptable risks from pollution and land instability planning policies and decisions should ensure that new development is appropriate for its location. The effects (including cumulative effects) of pollution on health, the natural environment or general amenity, and the potential sensitivity of the area or proposed development to adverse effects from pollution, should be taken into account. 
The proximity of the proposed Cowan’s Camp development site to the A420 will lead to immediate and cumulative effects of noise and air pollution. Data supplied from the developers in support of the application are not representative of the levels encountered in the field. The Air Quality Screening Assessment carried out for CCS Developments LLP by RSK (Report No: 441138-01) uses data from a NO2 monitoring station in Abingdon and Diffusion Tube monitoring site data is from Faringdon and Wantage. Other data cited are national statistics; therefore, none of the data are specific to the Cowan’s Camp site. The report also comments on the High Risk of Fugitive Dusk Risk during the construction phase. Given the locality adjacent to residential 
buildings on one side and the A420 on the other there is a high risk of contamination and safety issues with dust billowing onto the extremely busy by-pass, during demolition.

The noise data supplied (RSK project No: 296092-1(01)) is also not representative as the attended night time survey was carried out at 2am and daytime survey at 2pm. Unattended time points were 7am and 11pm. These times and data are not representative of the level of traffic and noise along the A420 during rush hours and early evening. It appears an attempt to favourably manipulate the data to within the boundaries acceptable for development. Anecdotally, resident know the noise levels can be extremely high on the field and data gathered by a Watchfield resident (Figure 5) clearly shows levels much higher than those cited by RSK and contrary to World Health Organisation Guidelines for Community Noise, which can lead to increases in anti-social behaviour and negative health implications. 4 out of the 9 surveys carried out showed that there should be a strong presumption against development and one night time survey showed levels that indicated planning permission should be refused.  Mitigation methods suggested in the RSK report include thermal double glazing which would have to remain closed to be effective. Noise amelioration barriers along the A420 would lead to an interruption of wildlife corridors and add to the compound feeling of the development. 
The Land Quality survey supplied was carried out on behalf of Defence Estates by SKM Enviros between 2000 and 2003. Its conclusions state that the majority of the site contains elevated arsenic concentrations, above conservative thresholds for residential end use, and localised contamination by phytotoxic metals. 

It would seem, therefore, that the site does not conform to the NPPF stipulation of an appropriate location in terms of pollution by noise, air contamination, arsenic and phytotoxic metals.
d) NPPF 109: The planning system should contribute to and enhance the natural and local environment by: protecting and enhancing valued landscapes, geological conservation interests and soils; recognising the wider benefits of ecosystem services; minimising impacts on biodiversity and providing net gains in biodiversity where possible, ….including establishing coherent ecological networks that are more resilient to current and future pressures; preventing both new and existing development from contributing or being put at unacceptable risk from, or being adversely affected by unacceptable levels of soil, air, water or noise pollution or land instability. 
The village has conducted a biodiversity survey of Cowan’s Camp Field during 2012 and the results are shown in Figure 6. This indicates that Cowan’s Camp Field is a species-rich biodiverse habitat that is home and hunting ground for several protected and endangered species.

The survey shows 19 species of mammals, including bats; 59 species of birds, including birds of prey and ground nesting species; 9 species of reptiles and amphibians, including Great Crested Newts; 111 species of invertebrates; and 175 species of plant, including several varieties of 
orchid. Part of the land intersects the Oxfordshire Conservation Target Area of Oxon Heights and is 200m from Tuckmill Meadows Site of Special Scientific Interest and Local Nature Reserve. It is evident that Cowan’s Camp Field provides spill-over habitat for these areas and an important wildlife corridor, as well as providing a rich grassland habitat in its own right.


The Habitat survey carried out by RSK on behalf of CCS Developments LLP (Project No: 8544563 (Rev01)) confirms that Cowan’s Camp is a species rich habitat with important hedgerows. 
The Ecology Service Report carried out by BSG Ecology on behalf of CCS Developments LLP (File Ref: 6354-R-APPR-181012) confirms the presence of unusual grassland habitat and Knotted Hedge Parsley, which is rare in Oxfordshire. It also states that a Natural England licence for the translocation of the protected bats would only be issued after planning permission has been granted; therefore pre-application work should not be allowed on the site.
The Great Crested Newt Survey carried out by RSK on behalf of CCS Developments LLP (Project No: 854463 (01)) confirms the presence of a medium breeding population of Great Crested Newts (and Smooth Newts), protected under the Wildlife and Countryside Act 1981 and listed on the Conservation of Habitats and Species Regulations 2010. The local biodiversity survey (Figure 6) indicates that Great Crested Newts are using the terrestrial habitat in the field and it is likely that there is a migration and usage corridor from the water tanks at the north eastern end of Cowan’s Camp, through Cowan’s Camp Field towards the Tuckmill Meadows site through the south west boundary. Destruction of the site by development would lead to an irreversible loss of habitat and range. Isolated provision of wildlife ponds would lead to fragmented populations and destruction of the species during movement between suitable habitats, through areas of development and traffic.
The Reptile Survey carried out by RSK on behalf of CCS Developments LLP (Project No: 854463) report the presence of a population of Grass Snakes and the local survey also indicated the presence of Adders, Slow Worms and Common Lizards (Figure 6). Reptile species are protected under the Wildlife and Countryside Act 1981 and the Countryside and Rights of Way Act 2000. 
The Natural Environment and Rural Communities Act 2006 sets out a duty for every public authority to conserve biodiversity. Section 40 (4) defines the public authorities to which the duty applies as including local planning authorities. Section 40 (5) of the Act defines public authorities as including county, district and parish councils. Therefore, it is incumbent upon Watchfield Parish 
Council to highlight the potential devastating effect of the proposed development on such an important  locally biodiverse habitat and the district council planning authority has a duty to give this due consideration.
e) NPPF 118: When determining planning applications, local planning authorities should aim to conserve and enhance biodiversity by applying the following principles: if significant harm resulting from a development cannot be avoided (through locating on an alternative site with less harmful impacts), adequately mitigated, or, as a last resort, compensated for, then planning permission should be refused. As stipulated in d), Cowan’s Camp Field is an important biodiverse habitat. There is nowhere to relocate species within the village and ‘wildlife’ areas within the development are an extremely small percentage of that being destroyed. The development would lead to an irreversible destruction of habitat and range for local wildlife and so planning permission should be refused.
f) NPPF 128: Where a site on which development is proposed includes or has the potential to include heritage assets with archaeological interest, local planning authorities should require developers to submit an appropriate desk-based assessment and, where necessary, a field evaluation. 

The Archaeological Desk Based Assessment carried out on behalf of Summix Ltd (owners of CCS Developments LLP) by Heritage Collective LLP (Project Ref: 12/0561) shows a moderate to high potential relating to Iron Age/Romano-British occupational and agricultural significance. It also states a moderate potential for encountering evidence associated with the Saxon Cemetery (indicated on Figure 1) and a moderate to high potential of encountering evidence for the post medieval land use. Map evidence of buildings associated with WWII was also pointed out as an undesignated heritage asset. It recommends a field evaluation of the site.

Watchfield has a well-researched history as an Anglo-Saxon site and the Cemetery at the north end of the village is currently being listed. A full chronicle of the village can be found at http://www.whereitis.co.uk/watchfield.chronicle/contents.html and demonstrates a rich history. Destruction of such a large area during the development of Cowan’s Camp field is likely to lead to the loss of archaeological data relating to the timeline of the village and history of the wider area.
g) NPPF 129: Local planning authorities should identify and assess the particular significance of any heritage asset that may be affected by a proposal (including by development affecting the setting of a heritage asset) taking account of the available evidence and any necessary expertise. 
They should take this assessment into account when considering the impact of a proposal on a heritage asset, to avoid or minimise conflict between the heritage asset’s conservation and any aspect of the proposal. 
Cowan’s Camp development would be immediately adjacent to many listed buildings in Watchfield and would impact on the setting of these buildings. 1 & 2 Oak Road, Watchfield House, 4, 6 & 12 Chapel Hill, 9 & 11 Oxford Square,  Ivy Cottage 74 High Street, The Grange 41 High Street, Church of St Thomas and Watchfield Anglo-Saxon Cemetery.
h) NPPF 29: Sustainable transport should be balanced in favour of sustainable transport modes. Consider the needs of people with disabilities by all modes of transport.
There is a limited bus service to Watchfield. The Residential Travel Plan compiled by WSP on behalf of CCS Developments LLP (Project No: 50400317). The report states that the 65 bus service does not run at morning or evening peak hours therefore use of buses for commuters, secondary school children and further education students would mean walking to the Faringdon Road Route 66 bus stop, 800m from the site.
 The only grocery provision for Watchfield is located at the Co-Operative store on the outskirts of the village, over 1km away from the Cowan’s Camp development site. Considering the proposed location of the development’s provision for the elderly on site is at the southern end of Cowan’s Camp field, the distance to the nearest shop can be increased to at least 1.2km. A relatively fit 73 year old took 35 minutes to walk to the Co-Operative store and 40 minutes back, unladen with shopping. It is unlikely that the elderly, infirm or disabled would be able to access a daily paper, milk, or basic groceries on foot and the 65 bus service is very infrequent.

Banking and health facilities are not available in the village and the nearest services are in Shrivenham, approximately 2.5km along roadways from the site. Access on foot through the golf course and across open fields would not be suitable for the elderly, infirm or disabled, nor would the suggested access to the High Street bus stop through allotment and paddock lands from Star Lane to Eagle Lane, then onto the High Street.
The village facilities illustrated on the map and detailed within the report are incorrect. Within 400m of the site the Public House has closed and the Sub-Post Office is open part-time and sells no groceries. Within 800m the café on the Shrivenham 100 is only open during business hours and does not contain a bar. The Cranfield University Campus within the Defence Academy is not a standard Higher Education facility, only caters for specific military-based courses, and has no public access. The Design and Access Statement prepared for CCS Development LLP by BDA Landscape Design Planning (BDA 146.DAS001) indicates the location of the Co-Operative retail 
facility to be on the High Street, when it is in fact over 400m farther away at the junction of the Faringdon Road and A420. There are no grocery facilities on the High Street.
The suggested cycle route to Faringdon along ‘quieter’ lanes through Fernham would not be quiet at all during rush hours as this is a well-used rat run and could lead to cyclist accidents.
There are no public transport links to the cited leisure and dental facilities in Highworth and the cycle route to Highworth involves crossing the A420 and negotiating a narrow but heavily used road used as a cut through to Swindon by approximately 17% of the traffic using that section of the A420. Residential travel mode data used was gathered in 2001 and is consequently 11 years out of date.
The Affordable Housing Delivery Plan prepared on behalf of CCS Developments LLP by Bridgehouse Property Consultants could not identify any specific housing needs in Watchfield and so used the Vale data. It stated that affordable housing would be clustered for easier management rather than the pepper-potting preferred by the district.  

Watchfield Parish Council therefore, do not consider Cowan’s Camp to be a sustainable site for development on the grounds of lack of accessibility to resources and services by the elderly, infirm and disabled; lack of safe sustainable transport links; lack of employment opportunities for such a large population with few local amenities. On top of the already approved 120 houses to be built south of Majors Road there has been no demonstrable need for this extra housing provision in this area.
I) NPPF Sustainable Development Indicators 

The 3 pillars of sustainability are Economy, Society and Environment

Economy: There will be employment through the extra care facility but it is unlikely that the majority of employees there, or in Shrivenham 100 Business Park, will reside in the development or village. This would lead to increased traffic, emissions and pressures on public transport and road infrastructure. There is little other employment within the village as the High Street has extremely limited amenities (part time sub-post office, small hairdresser, pub closed). A small retail facility is over 800m away. The limited public transport system means a majority of residents will be forced to commute/travel by car, leading to isolation of the elderly, infirm and disabled and fuel poverty for the less well off.
Society: Healthy life expectancy will be compromised by close proximity of A420 with concomitant noise and air pollution producing short term and cumulative detrimental health effects.

Distance to an already over-stretched GP health facility is not within walking distance or easy access distance for elderly or those with mobility problems – many of whom will be from the new 
development extra care facility. Lack of open space for recreation will be severely compromised by this development therefore, affecting the health and life expectancy of existing residents, as well as new, and contributing to obesity and unhealthy lifestyle. Lack of local amenities and poor public transport links will lead to fuel poverty for poorer households unable to afford the extra travel required to access health, education, social and retail amenities. Perceived local housing needs are likely to have been satisfied by the agreed development of 120 dwellings on Knapp’s Field (09/12). The recent large development on the outskirts of Faringdon has been unable to sell all of the completed houses on the open market and has been forced to sell a greater percentage to housing associations. This has led to high density social housing and antisocial behaviour problems. Watchfield is a VILLAGE with very few amenities. Increasing the housing to that 
associated with a small town, with no additional facilities will lead to isolation, anti-social behaviour, poverty and health care problems.
Environment: Greenhouse gas emissions will rise as a result of this development and the associated reduction in green space, especially in light of the rural location, poor public transport links and lack of local amenities. Light pollution for an essentially dark location will also increase.

Wildlife and biodiversity will be reduced due to eradication of open land and native, mature planting. Ground nesting and farmland bird species will be especially affected. It is also a hunting ground for raptors and bats. Open grassland species will be eradicated and an important wildlife corridor from the golf course and local nature reserve will be removed. Orchids of several species are known to grow on the field. This is an important ‘lung’ for the village. A village which is hemmed in, despite its rural location, by the A420, MoD land and the golf course.

The Localism Act serves to further strengthen the role of local communities in planning. The Act introduces a new requirement for developers to consult local communities before submitting 
planning applications for certain developments. This gives local people a chance to comment when there is still genuine scope to make changes to proposals. 

The Statement of Community involvement issued by Framptons on behalf of CCS Development LLP highlights the misleading information given to the public in that it states that the land had already been previously identified by the local planning authority as suitable for residential development. In fact, the iHSP identified the fenced portion of the land as a possible site for development; it was never assessed as suitable and the iHSP is no longer in effect.

The summary of responses to the consultation day does not reflect the very large number of comments written and submitted. The summary table implies there were only 31 responses.

2. Destruction of the Character of the Area

As stated above, Watchfield is based on an ancient Anglo-Saxon settlement and has grown up as a village. It is already about to suffer a growth of 35.8% in civilian housing due to the approved Land South of Majors Road Development (P12/V1329/FUL) with no increase in the extremely limited amenities of the village. Watchfield is proud to function as a community, where we know our neighbours and look out for them. Another massive increase in population will lead to 
the destruction of the heart of the community and isolation for many residents. The Planning Statement issued by Framptons on behalf of CCS Developments LLP suggests the development will increase the population of the village by 303 residents.

The proposed development at Cowan’s Camp will lead to Watchfield becoming the size of a small town, without any of the facilities to serve it. This will lead to isolation of the elderly, infirm, disabled and poor due to poor public transport links, lack of amenities accessible on foot, and the expense and unsustainable nature of running a personal car.


The proposed development abuts Old Watchfield with many listed properties and buildings of architectural note. The erection of blocks of flats and a large, modern development will not fit in with the character of the immediate vicinity. The Landscape and Visual Assessment report prepared for CCS Developments LLP by BDA Ltd (BDA146.LVIA.001) does not take into account that the loss of the development site will have an impact on the environment and landscape. It will have a huge effect on the environment of Watchfield, removing the only remaining open access area for combined leisure activities and a biodiverse landscape.

3. Excessive Noise and Disturbance


The Safe System of Work outline submitted by Lambert Smith Hampton on behalf of CCS Developments LLP (Ref: PBT/LEMZ) indicates that construction and demolition traffic will be accessing the site from 0730 – 1800 weekdays and 0800 – 1330 Saturdays. The Transport Assessment compiled by WSP for CCS Development LLP (Project No: 50400317) does not acknowledge the weight limit on the Majors Road chicane which will mean all construction traffic will be forced to use the High Street, as will delivery traffic to the extra care and learning disability homes. As vehicles park on both sides of the High Street there is already congestion during rush hours and school times. The addition of heavy construction/demolition traffic with concomitant noise and dust will add to the danger for children crossing during these times. The recreation ground diagonally opposite the High Street entrance to Cowan’s Camp site is used throughout Saturdays by football teams leading to a lot of traffic using the High Street for additional parking. Construction/demolition traffic during Saturdays would lead to a dangerous situation with the 
number of children using this end of the High Street.

Light pollution from the site will cause a disturbance in this essentially dark area of the village. Even with street lighting pointing away from hedgerows there will be an increase in ambient lighting in the area and disruption of nocturnal feeding and habits of bats and other creatures. 

The excessive noise and disturbance caused by the additional traffic will be explained in point 4. 

4. Excessive Traffic Generation


The Transport Assessment compiled by WSP for CCS Development LLP (Project No: 50400317) uses injury and accident data gathered from Oxfordshire County Council and not derived locally. The report states that there are no safety issues recorded on the route to 
Watchfield Primary School. WSP did not consult the school which holds details of incidents and near misses in the vicinity of the school. These data are shown in Figure 7. The Headmaster concludes that the infrastructure around the school cannot support further expansion and continued refusal to address this fact will ‘directly lead to serious injury/death of a child’.
In the same report it refers to data gathered for traffic movements at an extra care home facility, similar to the one proposed for the Cowan’s Camp site. It showed high traffic levels at 0400-0500. This would be unacceptable in a village location, especially as the proposed location of the extra care facility is at the rear of the site and traffic would have to pass through the residential area first. The 
In the Residential Travel Plan issued by WSP on behalf of CCS Developments LLP (Project No: 50400317) the anticipated increase in traffic journey from the site assumes there is still existing use of the site and their figures are based on commercial warehousing traffic generations figures. This is incorrect. Cowan’s Camp has been unused for many years with no travel to or from the site on a regular basis and extremely little on an irregular basis. Therefore, the increase in traffic journeys will be 61, 2-way trips in the morning, not 37 as stated, an increase of 24 (64.9%) trips each morning above the figures submitted. Similarly, in the evenings there will be an increase of 57, 2-way trips, not 39 as stated, an increase of 18 (46.2%) trips each evening above the figures submitted. Consequently there will be an additional 118, 2-way trips each day from the site. All data supplied for junction capacity and traffic queues seems to have been based on data gathered on one day only.
Watchfield Parish Council believes the increase in traffic generation from the completed site and construction traffic during the development will result in an excessive increase in traffic and 
noise for the village.

In summary, Watchfield Parish Council objects to the proposed development on Cowan’s Camp (P12/V2283/O) on the grounds of:-

· Contravention of national policies, in particular the National Planning Policy Framework directives towards sustainability and maintenance of biodiversity

· Destruction of the character of the area through excessive and inappropriate development and loss of local amenity
· Excessive noise and disturbance in a rural, dark location

· Excessive traffic generation in a village location

We ask that careful review is taken of this proposal and it is not considered in isolation, but in tandem with the expected results of a major development already approved in this village and neighbouring areas. This is not a sustainable location.
Yours sincerely,

Dr Cindy Matthews

Clerk to Watchfield Parish Council
All correspondence should be addressed to the Clerk

Chairman

Mr D Gale – 7 Eagle Lane – Watchfield – Oxon – SN6 8TF
Tel: 01793 783859 – e-mail derekgale@tiscali.co.uk
Clerk
Dr C Matthews – 8 Barrington Road – Watchfield – Oxon – SN6 8SU
Tel: 01793 784217 – e-mail watchfieldclerk@hotmail.co.uk
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