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Email harryh@greenissues.com
Dear Mr Hudson

Re: Nampak Site Phase 3 and 4 – Woburn Sands

We have considered George Wimpey’s proposals  for the further redevelopment of the Nampak Site, and Woburn Sands Town Council’s initial views on this proposal. 

Our views are as follows:

1. We concur with Woburn Sands Town Council’s views that the numbers of homes set out in Milton Keynes Local Plan, namely 330, should not be exceeded.  We are well aware of the Government pressure on MKC to maximise the number of homes built, however this should not be at the cost of sustainability. High density development is not in character of what is a large rural village, and will put unacceptable pressure on local infrastructure, in particular traffic at what is already a congested bottleneck. 

2. We also concur with Woburn Sands Town Council’s view that their request that the imbalance of housing be addressed, and that no more flats are built as part of Phase 3 of the development. There is a danger that with the preponderance of flats in Phase 1, 2 and 3 that this development will become a ghetto type area, especially due to its closeness to the railway line.  This would not fit either the character or the historical nature of Woburn Sands. 

3. We would state most strongly that any employment development should NOT be of retail nature – including Tesco Express Stores, etc. Woburn Sands High Street, a vibrant local shopping area, has already been put under threat by the nearby superstore, and there should be no further competition in this area. We are also of the view that any employment development should not be of a type that involves large lorries e.g. distribution, or manufacturing.  The statement at the exhibition recently that the increase in congestion at this bottleneck will be no more that was caused by the sites original use, we consider to be disingenuous. 

4. We have serious concerns about the traffic impact of this development, both on the main road and the surrounding area. We do not consider that your proposal to widen the road between the two access points is sufficient. Phase 1 and 2 homes are not fully occupied, and yet already the congestion on both sides of the railway crossing is severe during the full day. Currently trains close the crossing twice an hour, and the traffic backs up to beyond Frosts on one side, and back to the high street on the other. This latter is compounded by the Cranfield right turn causing further delay.  We are the view that this development and indeed MKC and MKP, failed to take adequately into account the traffic impact at this point, and this will only worsen, as the homes become occupied.  We concur with Woburn Sands Town Council that the road should be widened before and at the crossing to filter out right turning traffic. We are aware from the exhibition that the plans made, take no account of the proposed east west rail link and consider this is short sighted in the extreme. We are also aware that it is proposed to fund traffic calming measures at Weathercock Lane – however this will be insufficient to reduce the impact of rat running traffic trying to avoid congestion points. 

5. Any community benefits proposed should not be on the development site. It is critical, given the nature of the development that such proposals link into the life of Woburn Sands as a whole, and contribute to the community as a whole. Residents of the new development should be encouraged to use the existing facilities and any further retail requirements should be obtained from the Kingston retail park some two miles away. 

Yours sincerely

Willis Cuttell

