From: Rowland
Sent: 16 January 2014 16:34
To: Planning
Subject: Planning Application 13/01466/F Cotefield House

Dear Sir

 

Ref: Planning Application 13/01466/F Cotefield House Hostel
 

As the adjacent landowner I raise the following objections to the above planning application. Unfortunately there appears to be a lot of errors within this application that, where possible, I've also attempted to address. 

 Site Location Plan: 

This is incorrect please see the two Land Registry plans (doc 2 and doc 3) showing the extent of ownership of Cotefield House and the extent of ownership of Cotefield Farm  - please note that both plans' boundaries coincide exactly - could you please request that the applicant references the correct plan and in doing so removes any of my property from the planning application as this could have an adverse effect on future use of my property.

 Certificate B: 

The applicant has not specified access to Cotefield House. Access by land would have to be across my land and so the applicant should have served me with a Certificate B Notice. 

 Proposed Car Park: 

The car parking is indicated in front of two Rights of Access (marked *) that I have into my adjacent building therefore its location needs to be repositioned. These are indicated on the attached plan Doc 1. Please also note that the building now marked in green on Doc 1, that is within the applications red line boundary, belongs to me not the applicant. 

 

Hazardous Substances: 

On the Application Form the box No. 23 for Hazardous Substances is ticked 'No' - this is not the case as asbestos (as identified in the Asbestos Survey commissioned by CDC in December 2004) will need to be handled 

 Foul Drainage: 

Sewage drainage is across my property. The applicant has identified this as 'Unknown'. Assuming legal agreements were forthcoming this would, after consultation with Thames Water require an upgrade to the new adoptable standards. At the moment I regularly maintain this drain however any increase in use would put this pipe beyond capacity for its condition. Looking at their comments TW may not yet be aware of this.

 Surface Water Drainage:

There does not appear to be any reference to Surface Water Drainage this may be increased due to the additional car park requirement - it currently drains into the foul drain.  

 Current Planning Status: 
Cotefield House has planning permission for six flats. However the property is operated as a House in Multiple Occupation with several flats being occupied by multiple unrelated individuals. HMO status for this property would significantly improve the overall management and the safety standards.
 Current Condition of Cotefield House: 
CDC divested themselves of Cotefield House in 2005 because of the ongoing maintenance issues. Since the current owner took possession in 2005 the property has suffered neglect with the only maintenance often being at the insistence of CDC. There appears to be no pride of ownership in the property and both the internal and external appearance is not only extremely poor but is deteriorating to the detriment of the occupiers who are some of the poorest and most vulnerable people in our area. This application should give no comfort to CDC that things might improve - the property requires substantial immediate investment in the roof, rainwater goods, windows, grounds and internals. Failure to invest in these, in preference to expanding the units of accommodation, will result in a very unsatisfactory development. This property reflects poorly on itself, on its locality and on the District as a whole.
 Site Access: 

 In both the plans for the development and in the Design and Access Statement there are no indications as to how the Public Highway is to be accessed. The only right of access is over the historic access way (drawn in and coloured  yellow on the Cotefield House plan - doc 1) which is over land in my ownership. This is a legal Right of Access not a 'shared access road' as described on the application site plan. Also this Right of Access is 3 metres (10 foot) wide, not the width as might be suggested on the application plan, and is only accessed from the highway via a 10 foot gate. Another gate then separates Cotefield House from Cotefield Farm property.

 

If this application is approved the number of dwellings, all using this same access, will increase to twelve (including Cotefield Lodge House). This historic access is in poor condition and is inadequate in residential design standards for the total number of dwellings that will result from this application. 

 

I am also concerned that if this application is approved that the applicant could apply the same planning philosophy to the other two floors of Cotefield House and add another eight dwellings giving twenty dwellings in total using the historic access - in addition to Highway safety, this would cause serious difficulties in traffic management between the existing authorised users of Cotefield Farm Business Park and the residential users of Cotefield House.        

 Highway Issues: 

The historic access to Cotefield House off the A4260 is a significant safety hazard and prior to the opening of the new access had an adverse accident record. This is partly because it is difficult to identify on approach particularly in the dark (see attached image 1 - access to the right on crest of small rise) and because it has no turning lane and is positioned when cars begin accelerating into a derestricted zone. Furthermore in the early winter mornings the low sun aligns with the road in this vicinity that renders stationary cars momentarily difficult to see (see image 2). In previous planning consultations with OCC Highways and CDC this access has been considered as being very unsatisfactory - in the past OCC has gone as far to say that 'the existing access should be permanently ''stopped up'' in the interests of highway safety' (quote from Mark Liggins Group Engineer OCC). 

 

At the moment I allow vehicles visiting Cotefield House to use my alternative access but they have no legal right to do so. I allow this because the usage is currently low enough for myself and my commercial tenants to tolerate and it increases safety for the users of Cotefield House. If there is a significant increase in the volume of traffic using this alternative unauthorised route it will cause me problems in traffic management across my farm site. I would therefore require all traffic from Cotefield House to revert to the original historic access onto the A4260.  

 Conclusion:

 As the neighbouring land owner I am frustrated by the number of erroneous or missing details contained in this application but my biggest concern is that the proposed increase in the number of Cotefield House occupiers would necessitate reversion for all to the historic access from the A4260 with its adverse safety record. I am further concerned that Cotefield House and its grounds are currently kept in a state of inadequate repair and maintainence and this application would not do anything to address this; it would set a precedent to increase the number of occupiers beyond sustainable levels and worsen these problems.  

 

 

Rowland Bratt, Cotefield Farm, Bodicote  

 

