WOBURN  SANDS  TOWN  COUNCIL

Memorial Hall,  4 High Street,  Woburn Sands,  Milton Keynes,  MK17 8RH

Clerk: Mrs L. J. Stapleton
Telephone: 01908 585368 (24 hrs.)

Fax: 01908 585239

E.Mail: l.stapleton@wstc.org.uk
KEY POINTS  OF  WOBURN  SANDS  TOWN  COUNCIL’S  OBJECTIONS  TO THE  TAYLOR-WIMPEY  APPLICATIONS  ON  THE  FORMER  NAMPAK  SITE
RE: 09/01522/OUT: Mixed use development including 305 dwellings, employment land, open space, a D1 building and a multi use games area on the rest of the site.
RE: 09/01516/FUL: 114 new dwellings in Phase 3.
1. The proposals are contrary to the Local Plan and adopted Development Brief (DB).

1.1. The application is nearly a 50% increase upon the number in the Local Plan which allowed for 399 dwellings in total. 280 already have permission in Phases 1 and 2 (mostly built now), and this application plans to add a further 305.  There were about 900 dwellings in Woburn Sands when the Development Brief was adopted in 2004, so this application would also increase the property numbers in Woburn Sands by well over 50%.  This very big increase in size would put the local infrastructure under enormous pressure (see below), and is achieved by a large proportion of flats and a big reduction in employment land.
1.2. The density of the development will be 49dwph (dwellings per hectare) as against the 40dwph allowed for in the Local Plan.  Such densities are comparable with new developments at Broughton and Brooklands within the urban area of MK, but are quite unsuitable for a rural area such as Woburn Sands and entirely out of keeping with the character and identity of this community.  The Core Strategy which will replace the Local Plan after 2011, recommends an average density for Woburn Sands of 35dwph.
1.3. The Local Plan allows for 7ha of employment land to be retained on site, but this application seeks to provide only 1.2ha for employment.  Employment land is vital to the sustainability of this local community where employment opportunities are very limited at present.  The employment envisaged by the B1 usage in the Local Plan is compatible with a residential area since it precludes any industrial process which affects the amenity of the area by reason of noise, vibration, smell, fumes, smoke, dust etc.  It includes office and research of products/processes.  As such this will NOT create large vehicles on site and will have the benefit of creating a counter flow to the otherwise very large movements associated with residential properties in rush hours.  WSTC does not accept such a large reduction in employment land with the consequent increase in dwellings.
1.4. The Local Plan requires 30% affordable housing in developments of this scale and Section 106 contributions towards infrastructure.  Yet the application for Phase 3 seeks to reduce the affordable % to nil with some Sec 106 contributions, or 9% affordable and NO Sec106 contribution.  Both of these are absolutely unacceptable.  Furthermore, the applicant is seeking to renegotiate some outstanding Sec 106 monies from Phases 1 and 2 which could mean delays in the Toucan Crossing on Station Road and the refurbishment of the Community Hall on site, and is unwilling to commit to any agreements about the later phases of the development. 
2. Further objections to the plan

2.1. The unit types will create a very unbalanced population structure to the development since there is such a high proportion of flats proposed: 45% in Phase 3 and over 75% in the later phases which include a block of 68 flats.  There is a very small % of smaller 3 bed properties as was also the case in phases 1 and 2, but a lot more bigger 4-5 bed properties.  Woburn Sands is characterised by people who come and stay in Woburn Sands and family units who grow up and move up the housing ladder within Woburn Sands but this development provides very limited opportunity for this to happen because of the deficit of the smaller houses which are so much in demand.  There is very little opportunity for the flat dwellers to remain in Woburn Sands and move on into a small house. 

2.2. The provision of car parking spaces on the site does not meet the new Parking standards required by MKC.  The applicant seeks to argue that such standards are not necessary, but the existing problems on the estate in Phases 1 and 2 show the difficulties created by the lower parking standards used so far.  More parking spaces MUST be provided.
2.3. The landscaping must be agreed BEFORE building commences.  Although this was a requirement of Phases 1 and 2, it has not been enforced and consequently the landscaping so far provided on this estate is of poor quality and unacceptable. The open space provision is insufficient to compensate for the loss of the bund and for such a high density development.
3. The impact on the infrastructure of Woburn Sands is unsustainable. 

3.1. The balance of unit types together with the total number of dwellings will add considerably to the local traffic.  The congestion at peak travel times and queuing at the level crossing is already a major concern to local residents and queue lengths will increase substantially with this application.  The problem will be hugely exacerbated if plans for the future expansion of East West Rail go ahead with a likely 8 closures per hour as against the current 2, plus freight trains.
3.2. Asplands, the local medical centre, has expanded partly funded by Sec 106 money from Phases 1 and 2, but the expansion was designed to cope with an additional 399 homes as per the Local Plan, not the numbers now being proposed.  There is no space for any further expansion on site at Asplands and the centre will be under unacceptable pressure if/when either of the nursing/care home facilities are built in Woburn Sands.  The level of care and waiting times for existing residents will both be under threat if this application is allowed.
3.3. The impact on education is also a possible threat. Central Beds is currently reviewing its 3 tier system and any changes will affect Swallowfield and Fulbrook schools.  At present these schools can cope with the Local Plan figures but that may change.  At secondary level the provision is more uncertain with Cedars in Leighton Buzzard likely to be unable to take Woburn Sands pupils in the near future and similarly increasing demands upon Walton High in MK, both from expansion closer to these schools.  Woburn Sands has no school either primary or secondary of its own and the current arrangements face an uncertain future.  Any further expansion of pupil numbers in Woburn Sands will increase this uncertainty.
3.4. Anglia Water see no problem with the plans for sewerage, flooding and drainage, but past experience shows that they are frequently wrong in this assumption and we once again question their complacency on this issue.
One letter may cover both applications if both are quoted as above. All letters should be with Jackie Fox, Planning Officer, MKC, 1 Saxon Gate East, MK9 3ZJ or e.mail to jackie.fox@milton-keynes.gov.uk
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