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	Watchfield Parish Council




Adrian Butler,
Planning Department,

Vale of White Horse District Council,

135 Eastern Avenue,
Milton Park,

Abingdon OX14 4SB

July 21st 2015
Dear Mr Butler,

P14/V2877/FUL Land at Cowan’s Camp, Watchfield. Planning permission for the erection of 33 new (1, 2, 3 and 4 bed) homes of which 40% are affordable units on brownfield land previously consented for a care facility and learning disability unit (as amended by drawings and Design and Access Statement received 8 April 2015)
Firstly, Watchfield Parish Council wishes to point out that, although the application summary from the Vale refers to 33 dwellings, all the plans and documentation sent to us still depicted 35. The ensuing difficulty in drawing conclusions casts doubt on a proper consultation process. However, our objections, detailed below, stand.
Watchfield Parish Council strongly OBJECTS to this application, taking into account Previous Planning Decisions, Sustainability within the National Planning Policy Framework, Amenity Considerations and Traffic Generation. The new Design and Access Statement is based on the lie that the 65 bus service is still operational within the village. THE 65 BUS SERVICE HAS BEEN PERMANENTLY WITHDRAWN. Therefore, the statements within the Design and Access document relating to facilities for the site (01, Page 5) and public transport (03, Page 8) are simply untrue and would not be awarded a green score. Bus services are now more than 1 km from the site. The developers can no longer rely on the cited Travel Plan prepared for Reserved Matters for the adjoining site as it is now inaccurate. An updated Travel Plan must be requested in full.
The Public Open Space (05) is still reliant on a neighbouring development. As the confines of this development are clearly delineated by the red boundary line, POS should be provided within this site. There cannot be a reliance on facilities from a development not yet built, irrespective of ownership of the site. Conclusions from previous Planning Committee deliberations have set a precedent in this matter. There is still no POS within the red boundary as the SUDS cannot be counted as usable space.

There does not appear to be a specific reference to noise attenuation measures for this site as opposed to individual houses. The site is extremely close to the busy A420 and, since the previous consent for the care facilities was granted for this site, the A420 has been resurfaced and Oxfordshire County Council has acknowledged in the past that the new road surface generates significantly more noise. Therefore, noise data should be gathered for this site and there should not be a reliance on the out of date data (October 2012) for the adjoining site as this is now irrelevant. The recent application for land off Colton Road, Shrivenham (P14/V2757/FUL), highlighted similar concerns and possible mitigation measures. It is unacceptable to expect residents to occupy houses where windows must remain permanently closed and to go outside into their own garden or POS would expose them to unsafe levels of noise.
In addition to these points, our previous objection points remain, outlined below.

1. Previous Planning Decisions

The original planning applications for this site (P12/V2283/O and P13/V2359/RM) were granted WITH the understanding that the amenities to be built would include the extra care and learning disabled facilities. Permission was granted partly BECAUSE the Vale had a shortfall of such facilities within the area. It is by no means clear that permission would have been granted solely for such a large residential development 
without this planning ‘sweetner’ thrown in. The reasons given for granting permission were partially due to the amenities to be provided and the ensuing employment opportunities for new and existing residents.

The Committee Report, prepared by the Vale Planning Officer Mark Doodes on 18 February 2013 for P12/V2283/O, states in paragraph 6.16 that:-
Setting aside the short-term employment generated from construction, the application is predicted to generate about 50 new full and part-time jobs. These new local employment opportunities will help improve the sustainability of the village as a whole by reducing the need for some local residents to commute to work.

Paragraph 7.1 concludes:-

The proposal does not accord with the current development plan and has been publicised as a departure. However, in light of the current shortfall in the five year housing land supply, the proposal is considered acceptable on the basis of the following:

· Employment – the creation of circa 50 new jobs, potentially for local people is considered to add merit to this application

· Elderly care provision – it is recognised at a national, county and district level that the provision of additional elderly care facilities is an important strategic aim. This application accords with that aim
The developers have given no justification for this application to change permission from care to residential and we can only speculate that it is for greater financial gain. There seems to have been an unseemly short period of time since the finalisation of previous permission in which to properly explore the viability of such facilities. A change to solely residential use of this land will lead to a significant reduction in employment 
opportunities. Any construction employment would have been in place anyway due to the existing permission, will be transient in nature and, as is the case with other large developments in the area, will probably not involve a local workforce. Without permanent employment opportunities afforded by the care homes and ancillary services, all residents of the existing 100 houses given permission, and the additional 35 houses will probably have to commute placing additional stress on a road network already over capacity. 
In Framptons’ own Planning Statement, October 2012 in support of P12/V2283/O:-

Paragraph 4.12 relies on:-
The National policy of ‘A National Strategy for Housing in an Ageing Society’

Paragraph 5.15 states that:-

The Extra Care and Learning Disability Housing elements of the development proposal will provide employment opportunities for the local community following the construction and completion of the 
development. According to The Extra Care Charitable Trust, when operational, the development may provide some 50 jobs in full and part-time appointments

Paragraphs 5.25 – 5.40 rely heavily for permission on the national, county and district polices for supporting an ageing population and culminates with the statements:-
The development proposal responds to the challenges and provides a form of residential accommodation to meet a need within the local community. Oxfordshire County Council’s Social and Community Services forecasts that the number of older and disabled people with care and support needs in the local area is currently around 108 dwellings. This is set to rise to 177 dwellings by 2033 and quotes correspondence with the Specialist Housing Commissioning Manager for Oxfordshire County Council, “At present we have no ECH provision at all in this area although there may be scope to develop such in larger communities (such as Faringdon) but these are some way off from delivery so an earlier site/development is of interest ……..the Oxfordshire Health and Wellbeing Board has set a target of over 900 ECH units to be available by March 2015 and this again confirms our need for such provision, preferably in schemes of 40 flats as a minimum.”
The applicant is currently in discussion with a Service Provider looking for suitable opportunities within the Vale of White Horse District area. Currently, the service provider has some 26 Oxfordshire people living in LDH accommodation in the neighbouring county of Wiltshire. The residents are funded by Oxfordshire County Council and both the Service Provider and the County Council have a strong desire to see them return to their home county.
In paragraph 6.1, the developer stresses the roles of the care facilities in providing economic and social benefits to tip the planning balance in their favour:-
Economic:

· New employment opportunities for the local community following the construction and completion of the ECH and LHD. It is envisaged that these elements of the development proposal will provide some 50 jobs in full and part-time appointments

Social:

· Provision of specialist residential accommodation for elderly people and people with learning disabilities in need of personal care and support. The ‘need’ provision for residential 
accommodation to suit the domestic requirements of the elderly population within the local community is substantial

· Provision of specialist residential accommodation to enable elderly people to maintain their independence within a secure environment
If the Vale considered there to be a need for these facilities in this location at the previous planning decision, nothing has changed.

Original permission was granted predicated on deliverability of the whole site. 

2. The National Planning Policy Framework

The sustainability factors for this application have changed since the application on the larger site. The 65 public transport bus service through the village ceased on May 31st 2015 following a decision by Oxfordshire County Council. This means the site is now over 1km away from any bus stop on the 66 route. Increasing the frequency of the 66 route will have no benefit to those who cannot reach the service through mobility issues. Therefore, this site is not sustainable and will rely on EVERY resident relying on a car. 

This application also cannot be considered to be sustainable if there is an overall reduction in permanent employment opportunities for existing and new residents, an overall reduction in amenities, an overall increase in traffic generation and parking difficulty, and yet more strain on limited facilities. By the developer’s own admission, the balance in favour of sustainable development was enhanced in the original applications by the economic and social aspects of the Extra Care and Learning Disabled Homes (detailed previously).
The recent expansion plans passed for the Watchfield Primary School will only just cater for the projected increase in local population, without this additional burden. During the application for school extension it was stressed that no further expansion on the current site would be possible. The Cottage Nursery in Watchfield is already at capacity, without the increased population expected from developments already passed, let alone additional pressures from further housing. The Barn Kindergarten, catering for 140 children in the area, is set to close. The cumulative effects of such residential increases must be considered. To contemplate this development only in terms of absolute numbers in isolation would be irresponsible.
The effects of the Defence Academy UK on Watchfield and Shrivenham are immense, yet they do not form part of the calculations for sustainability, nor is the Academy consulted over expansion plans and projected population increases. Rationalisation of Military training establishments within the UK has led to relocation of capability to the centralised location of the Defence Academy. This is set to continue resulting in an increased in population at the Academy, increased population in the military housing of Watchfield and Shrivenham, increased pressures on schooling, medical facilities and amenities, and increased requirement for employment opportunities for dependants. The military housing component of Watchfield is included in calculations when it suits the Vale, yet the effects of the Academy on sustainability of developments is ignored.
Elm Tree Medical Centre in Shrivenham is the closest medical facility to Watchfield and is already operating at capacity with no geographical prospect of extending facilities. The nearest dental facilities are Highworth or Faringdon.

The combined population of Watchfield and the neighbouring village of Shrivenham are set to rise above that of the market town of Faringdon yet with none of the facilities. No secondary school, no library, no leisure centre or swimming pool, no dentist, no petrol station, a fraction of the retail facilities, a fraction of the employment opportunities, already overstretched joint medical centre and overcrowded primary schools. There cannot be a continual expansion just because we are classified as larger villages. Someone needs to take a common sense approach to sustainability.

3. Traffic generation, parking and safety

The switch of use from care to residential will lead to an increase in traffic generation acknowledged by the developer and a greater strain on parking and infrastructure in and around Watchfield. Although the developer’s traffic survey included would like to couch the increase in traffic generation in absolute terms, it represents a 94% increase above that expected from the consented care facilities. It should also be noted that the 65 bus service through Watchfield no longer exists which will only leave the 66 service on the periphery of the village, around 1km from the site. Parking at the local amenities of
Shrivenham and the Co-Op retail facility on the edge of Watchfield is already under strain yet the cumulative effects of successive developments are not considered. There is real concern about the safety aspects of increased traffic on our village roads. The Major’s Road chicane, which will be one of the main avenues of travel for residents of this development, is narrow and vehicles negotiating the turns at either end are forced to cross the central line. Larger vehicles have to cross the line and, indeed, occupy the 
entire width of the road. Small scale accidents are frequent and mostly unreported but the scale and severity will inevitably increase with greater usage. Increased use of single lane village roads and the unmade section of the Star Lane byway are also causing concern. One car has recently been written off by the passage of an HGV down Chapel Hill. There will be only two routes for vehicles to exit the site: along the Major’s Road chicane, where the dangers have been highlighted above; and, along the High Street where unrestricted parking on bends narrows the road to a single carriageway with no sight lines. The junction of High Street and Hill Road is a major crossing point for school children and increase traffic flow and parking will increase the danger her also. The dangers of crossing from the 66 bus stop on Faringdon Road have been frequently highlighted to OCC in light of recent a recent tragedy and measures should be put in place, and funded by developers, for a reduced speed limit and safe crossing point.
4. Amenity considerations

This increase in residential housing represents over-development for this vicinity, irrespective of a housing shortfall within the Vale and land supply issues. The additional 35 houses would mean the civilian housing stock in Watchfield increasing by over 87% with the developments passed in the last 2 years. The character of the area is under threat. This scale of development is not commensurate with a VILLAGE and 
Watchfield only has the facilities of a village. Why not consider much needed alternative facilities, such as a dedicated Kindergarten building, much needed in the area in light of developments already passed?
No Public Open Space has been identified within the red-line development area but, instead, relies on ‘borrowed’ POS from an adjacent development, not yet started. This must be considered as an independent application and thus must contain its own appropriately accessible and maintained public space area. The site must also be made to contribute S106 money towards improvement of sports, leisure and community facilities in Watchfield in line with the increase in population as the residents of the care and learning disabled facilities were not included in the Vale’s calculations for the wider site.
In summary, objections are based on:-

· Previous planning decisions based on care facilities

· Inaccuracies in developer’s reports

· No alteration in OCC’s opinion of care facilities at this site since the original application
· Reduction in permanent employment opportunities

· Increase in traffic generation

· Unsustainability of distance from public transport

· Increase in parking difficulties

· Increased strain on local facilities such as schooling, medical and dental

· Unsustainable nature of further increases

· Destruction of the character of the area

· Lack of Public Open Space within the development

The District Council will be failing the residents of the Vale if they continue to ignore the cumulative effects of successive developments and fail to consult adequately with other organisations and councils with regard to facilities and amenities.
Kind regards,

Claire Arnold

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

Sue Nodder – 11 Oxford Square – Watchfield – Oxon – SN6 8TB
Tel: 01793 780329 – e-mail francisandsue2004@yahoo.co.uk
Clerk
Claire Arnold - Watchfield Village Hall – Chapel Hill – Watchfield – Oxon – SN6 8TA
Tel: 01793 784874 – e-mail watchfieldclerk@hotmail.co.uk
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