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Subject: Public Comment ref Planning Application 17/02394/OUT

Attn: Caroline Ford, Public Comment ref Planning Application 17/02394/OUT

Dear Caroline 

I am writing to strongly object to this application for the construction of up to 60 houses on the land to the north of Berry Hill Road.

Whilst not formally ratified, the Adderbury Neighbourhood Plan (hereafter referred to as the ANP) is in its final stages of going to referendum and thereafter being adopted as formal planning policy by Cherwell District Council (hereafter referred to as CDC) and whilst possibly currently having less weight than the formal Local Plan, it has nevertheless been jointly discussed with CDC over at least the past 4yrs and is indeed listed as a constraint by CDC in the application itself. It is therefore a highly relevant document in respect of this application. Key points in particular:-

1. 187 new homes have been built/ given approval in Adderbury since 2013 and therefore the ANP does not make provision for any more new homes (apart from sensitive infill within the settlement boundary) until after expiry of the current Local Plan, ie after 2031. 
1. The proposed development site lies outside of settlement boundary. This site is therefore considered part of the open countryside where there is a presumption in favour of local landscape protection and enhancement. 
1. Berry Hill Road is characterised by substantial properties set well back from the road with extensive grass verges in front and large front gardens – the proposed development is totally out of keeping with this design principle.

Irrespective of the fact that the ANP has not yet been formally adopted as planning policy, I do not believe that the development accords with the approved CDC Local Plan policies governing development in the open countryside; the location of residential development; the effect of the proposals on the character and appearance of the area, or the fact that the proposal would result in development in an unsustainable location.

The lower part of the field, although marked on the plan as only being for amenity value is also subject to noxious smells in the summer months from the adjacent water works which are obvious to anyone using the footpath within the northern boundary of the site.

It is important to note that the site has been the subject for development proposals in the past – an application for one single bungalow in 2005 that was refused by CDC, and a subsequent application in 2006 (06/00712/OUT) for 5 detached dwelling and two terraces of six dwellings for affordable housing that was again refused by CDC, and also dismissed by the Government Inspector at Appeal. 

In my opinion, whilst the current application tries to mitigate the reasons called out for refusal / dismissal at Appeal in each of those applications, those reasons still remain highly relevant today albeit there might have been some minor changes to overall planning policies in the intervening years. I have detailed the reasons for refusal / dismissal of the previous applications below and their applicability & relevance to this current application are very clear.

Application 05/01468/F - CDC Reasons for Refusal – 26 October 2005
1. The proposal will result in the extension of development beyond the built-up limits of the village and as such constitutes development in the open countryside. Furthermore no overriding justification for the dwelling to meet a proven essential operational need has been demonstrated. The approval of a dwelling on this site would be likely to encourage further proposals for the development of the land adjoining this site resulting in the extension of an undesirable form of ribbon development into the open countryside. As such the proposal is contrary to Policies H13 and H18 of the adopted Cherwell Local Plan.
2. The erection of a dwelling on this site would be detrimental to the visual amenities of the area and would detract from the rural landscape,  as such it is contrary to Policy C33 of the Adopted Cherwell Local Plan.
3. The design of the bungalow given its location is considered to be inappropriate to the character of the surrounding area ….and as such it is contrary to Policies C28 and C30 of the adopted Cherwell Local Plan.

Application 06/00712/OUT - CDC Reasons for Refusal – 16 June 2006
1. The proposals would result in the unnecessary extension of development beyond the built-up limits of the village and as such constitutes development in the open countryside. Furthermore no overriding justification for the dwellings to meet a proven essential operational need or to help meet a specific and identified local housing need that cannot be met elsewhere has been demonstrated. The approval of dwellings on this site would be likely to encourage further proposals for the development of the land adjoining this site resulting in the further extension of an undesirable form of ribbon development into the open countryside. As such the proposal would be contrary to Policies G1 and G5 of the Oxfordshire Structure Plan 2016, Policies H6, H13 and H18 of the adopted Cherwell Local Plan and Policies H7, H8, H15 and H19 of the Non-Statutory Cherwell local Plan 2011.
2. The erection of dwellings on this site would be detrimental to the visual amenities of the area which is designated as being of High Landscape Value and would detract from the rural landscape. As such the proposal would be contrary to Policy EN1 of the Oxfordshire Structure Plan 2016, Policies C13 and C33 of the adopted Cherwell Local Plan and Policy D3 of the Non-Statutory Cherwell local Plan 2011.
3. The proposed development is incompatible with the character of the existing dwellings in the vicinity of the site by reason of the layout of the proposed affordable dwellings. It is considered that the development would have an urbanising effect on the rural setting of the village. As such the proposal would be contrary to Policy G2 of the Oxfordshire Structure Plan 2016, Policies C28 and C30 of the adopted Cherwell Local Plan and Policy D6 of the Non-Statutory Cherwell local Plan 2011.
4. The proposed development is considered to be located in an unsustainable location. It is not served by adequate footway links to the village services and facilities and there is a lack of alternative means of transportation facilities to and from the site. As such it is contrary to the advice contained with Planning Policy Guidance Note 13, Policies G1, T1 and T8 of the Oxfordshire Structure Plan 2016 and Policy TR1 of the Non-Statutory Cherwell local Plan 2011.

Application 06/00712/OUT – Appeal Dismissal Reasons – 7 March 2007
Reason
8. The appeal site comprises existing fields surrounded by open countryside to the north and east. There is an existing row of development to the west. Last House joins the appeal site to the west and is appropriately named as it clearly demarcates the boundary between the built-up limit of the settlement and the countryside. The appeal site represents a particularly pleasant part of the open countryside. Moreover, the appeal site allows an attractive view of the village church. To my mind the appeal site represents an important green open area on the edge of the settlement that makes a significant contribution to the character and appearance of this part of Adderbury.
9. Being within the open countryside, the appeal site is within an area where new house building should be strictly controlled. The appeal site provides welcome relief from the built form which is located along Berry Hill Road.
10. The introduction of the proposed dwellings would represent an entirely unwelcome urban form which would significantly diminish the character and appearance of the area and which would not integrate well into this particular setting. Rather the proposal would result in an unacceptable extension of development along the road which would not relate satisfactorily to its surroundings.
11. In addition, the proposal would not conserve or enhance the environment and would diminish an Area of High Landscape Value. Moreover, the siting of the [proposed dwellings would result in the loss of an important view towards the church. Furthermore, the proposal would result in the introduction of two rows of houses, which would have an orientation unlike any other development within the area. Such an arrangement would be at odds with the prevailing development pattern.
12. I have taken full account of the fact that the proposal would result in the provision of a significant number of affordable houses and that there is demand for such housing in Adderbury. However, a significant part of the appeal site would be utilised for detached open market housing. Accordingly any benefit associated with the provision of affordable housing is clearly outweighed by the introduction of open market housing in this countryside setting and by the fact that the proposal would have an adverse impact on the character and appearance of the area. As a result the proposal does not accord with the objectives of Local Plan Policies H6 or H18.
13. I therefore conclude that the proposed development would have a significant adverse impact on the character and appearance of the area and would conflict with policies which aim to control residential development within the countryside. Accordingly the proposed development is contrary to Structure Plan Policies G5 and EN1, Local Plan Policies C13 and C33 and with the national planning advice contained in PPS1 and PPS7.
Sustainability Matters
14. The appellant considers that wherever you build houses people will use their cars. That approach conflicts with one of the Governments main objectives for rural areas which is to promote more sustainable patterns of development.
15. Although the village does have a good provision of local facilities, these are located some distance away from the appeal site. As a result, the future occupants would undoubtedly rely on their own private cars to commute and to pick up their shopping. Thus the proposal would lead to a material increase in car-borne commuting and would result in a development that significantly compromises the principles of sustainable development.
16. I therefore conclude that the proposed development would result in the provision of houses in an unsustainable location. Accordingly, the proposal would conflict with the objectives of Structure Plan Policy T1 and with Government advice contained within PPS1 and PPG13

The timing of the application is not atypical of speculative promoters/developers who are looking to minimise the numbers of letters of objection in knowing that many residents will naturally be pre-occupied with Christmas / New Year during the consultation window.

In summary, I have strong expectations that irrespective of the number of public objections received, that the decision of officers will fundamentally be driven by Planning Policy which in my personal opinion dictates that development of this specific site for the reasons outlined above should not even be a remote possibility for consideration until after the expiry of the current Local Plan in 2031 at the earliest and even then highly questionable.

Yours faithfully,
David Greatworth, 
c/o 49 Molyneux Drive, Bodicote





