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Dear Ms Richards

Woburn Sands and District’s Society’s Comments 

Application No : 
07/01260/MKPCO AND 07/00934/MKPCO and 07/00936/MKPCO

Applicant 
Berkeley Strategic AND Gallagher Estates Limited and Taylor Woodrow Development Ltd

At:


Land South of A421 (Existing 9 Hole Golf Course and Adjoining

Land to the East) Wavendon Milton Keynes AND Glebe Farm and surrounding open countryside, and Eagle Farm North and South of the A421.

 This is Woburn Sands and District Society’s second representation following more detailed consideration of the applications and supporting documentation.  Our first representation in the main concentrated on the policy issues of the three applications made above – as the applications were totally outside locally agreed policy.  This our second concentrates more on the detail of the proposed development covered in the three applications.  We have noted that the Developers have chosen to make three separate applications on what is their one development “Master Plan” and submitted them at different times. However these more detailed comments on what is proposed apply to all three applications. 

We would therefore ask that when each of three applications are considered, that a copy of this representation is made available to those considering it, ALONG with our first representation. 

We also note that all three applications are in outline only, and if approved then the developers will set down the “framework for the preparation of Design Codes and a series of reserved matters applications and more detailed submissions to discharge conditions on the grant of outline planning permission”.  However there is sufficient detail in the applications to envisage what the developers propose in their Master Plan and to see clearly that this does not fit either with the principles, design and values of Milton Keynes, nor with the nature (rural) of the area and its surrounds.  

If we exclude the pretty sounding phrases, and espoused values just what does this proposed development south and in one area north of the area consist of. With the exclusion of the balancing ponds running along the side of the A421, there are predominantly three storey buildings 14 metres building height facing over a major transport route onto a major employment development,  at a density of 50 dwellings per hectare  (this density and size of development surrounds the proposed marina at the edge of an area of flood plain). Behind these are  predominantly 2.5 storey buildings  11.5 metres building height at a density of 40 dwellings per hectare, and behind these,  are predominantly two storey buildings 9 metres building height at 30 dwellings per hectare.   Running through the centre is the oft quoted “city street” which dogleg’s north to link Eagle Farm Development north of the A421.  Passing diagonally through the proposed development is what is labelled an open space linear park within gas main easement – about twice the width of the city street.  The only other green areas in the whole development are small areas to the south of the development named landscape buffers (though even these are not intact), the area north of the A5130 and the protected existing woodland north of the A421. There are some proposed commercial blocks in the areas closest to the M1 surrounding one of the areas of protected woodland.

There are two local centre blocks at each end of the development south of the A421 and none in the area north of the A421, and none in the centre. 

Looking at the plans as submitted we would defy anyone to see how this crammed housing development relates in any way to the design and values of Milton Keynes, and certainly not the surrounding rural area area.  It is indeed very difficult to see how this development could identify with Milton Keynes  at all – its just a crammed housing estate, isolated from Milton Keynes. Perhaps the Developers are relying on the MKP Growth Strategy to justify going it alone. We are of the view that no development should be considered outside the Local Plan – and that when this plan is reviewed, and updated then any further development should be part of cohesive whole, not piecemeal by developers looking to maximise their investment. Additionally that any proposed development takes into account the quality of life of its residents and the surrounding area. 

Irrespective of our view that this land should not be developed at all, outside the agreed Milton Keynes Local Plan, and that no area of designated open countryside should be developed, we would strongly object to the following.

Density – we consider that the density of development planned is far to high. 3 and 4 storey buildings  overlooking a main arterial road, with crammed dwellings behind is just unacceptable in the 21st century – and certainly not fitting with Milton Keynes values. .   Planning 3 and 4 storey dwellings in the vicinity of the M1 is also unacceptable. The problems with noise, pollution  will mean that this type of density will only increase the ghetto like quality of this development. 

Lack of Green Space -  one of the much prized design elements of Milton Keynes (that is before expansion caused cramming) are its parks and trees, and  its tree lined grid roads. It was not called the city of trees for nothing. The proposed linear park certainly not a park, the token green buffer spaces – with their unidentifiable symbols are small and on the perimeter.  The only reasonably sized green space in the proposal is south of the A5130 (still with unclear symbols) – it is unclear how residents of this development are able to reach this – or indeed why it forms part of the proposal, being designated open countryside.  

Local Centres – for a design that is supposed to discourage car use, we would suggest that the placement of these does anything but.  How do the people in the centre and north of the A421 get to them – no doubt another thing for the tariff funding to address by supplying a bus service to this outlying development. . 

Marina -   the siting of a marina alongside the M1 and abutting an open space within a 100 year flood plain (ignoring the effect of climate change), and surrounded by 3-4 storey high density dwellings and commercial blocks, appears to us to be a recipe for disaster, both from flooding,  noise and  other pollution. 

Park and Ride -   once again the vicinity of the M1 makes this an undesirable proposal for users, compounded by its effect on what will be a main arterial road. It is basically on the wrong side of the road for any likely users. 

Traffic Entry and Exit points – the development proposes two roundabouts on the A421 and an exit from the development onto the A5130. At peak morning times exit from the development, will be very difficult and this will mean that the pressure on the junction of the A5130, just south of the Kingston roundabout will be severe. This is a very busy road and backs up very easily. The developers using the MK model state the junctions would take the additional pressure increasing the delays at peak times by a few minutes. We would suggest that the developers and indeed MKC and MKP actually see what happens at the Kingston roundabout at peak times.  Local villages are already feeling the effects of such congestion in respect of rat running traffic. Of note is that the developers do not feel it is their responsibility to concern themselves with traffic caused by but outside the immediate development.  

Lower End Road  - this is the road to the south of the proposed development, and likely to be used by the residents to avoid the junctions proposed by the development. It is uneven, subsiding and dangerous and we can find no mention in any of the documents of the developers proposing to deal with this as part of their proposal. 

Protected Woodland – the developers have little alternative but to leave this, but by surrounding it with high density housing and commercial premises, we wonder how long this resource will be there. 

Consultation

It is of course laudable that the Developers spoke to the local community at all in respect of their plans for the land they owned and indeed don’t own south of the A421. The Developers, held what they called CommunityPlanning Weekend on the 4th June 2005 to enable the local community to participate in their plans for the land south of the A421. Of note is that this was before the publication of the agreed Milton Keynes Local Plan but the contents were clearly known from their newsletter of July 2005 i.e. that parts of the area concerned were designated strategic reserve, and parts open countryside. Then in December 2006 and January 2007 an exhibition was held on their proposed Wavendon Gateway Development Framework. 

This they considered to be a consultation although the form provided for attendees only raised four questions. 

Do you think the “City Street” will be beneficial to Eastern Milton Keynes?

Do you consider that the community facilities are appropriate?

Do you feel the canal side feature is given enough prominence?

Do you feel the phasing is correct.

The Developers stated:

 “This exercise has been carried using the procedures set out in MKC SCI on the basis that the WGDF will hopefully be adopted by MKC as a Supplementary Planning Document.”

And in the Nex Report stated:

“Milton Keynes Council has not yet formally adopted its SCI, but this is due to take place by April 2007. Mindful of this, Gallagher Estates, Taylor Woodrow and Berkley Strategic have conducted all pre-application consultation in-line with Milton Keynes Council guidelines. This document demonstrates how the said developers have consulted with the community in an open and fair manner”
The Developers and Nex at the point of writing have not felt able to produce the representations made to them, and their summary report did not include all of them. Of course the questions they raised did not seek the views of the community as to whether land designated as strategic reserve and open countryside, clearly defined as to the meaning under the Local Plan, should be developed outside the Local Plan. 

We would reiterate that we strongly oppose these planning applications and we would add that when the Local Plan is reviewed and following consultation amended that the following should be considered:

· That the fundamental values and principles which make Milton Keynes such a unique and attractive place are upheld irrespective of Government dictat.

· That infrastructure is put in place before development

· That houses are linked to jobs in the locality

· That the impact of any future development on surrounding communities is fully assessed and mitigated.

· That the impact of future development on the environment is fully assessed and mitigated

· That the quality of life of residents in new developments and those in neighbouring communities are considered fully before planning permission is given. 

We value Milton Keynes as a unique and special city, and we fully support its expansion in an organic and planned way. We would not wish to see this hijacked by other agendas and for it to become just another poorly planned city.  Certainly to have a high density housing estate, and the Nova development as the Gateway to our unique city is just absurd.  However rather than be totally negative about any development in this area, we would add

When the A421 is dualed and the Junction 13 improvements are complete, and if at that time further expansion is considered necessary south of the A421 in the areas of strategic reserve and subject to assessment – then we would ask that Milton Keynes Partnership and Milton Keynes Council consider the area more carefully as part of an overarching strategy , than the Developers. It would be far more appropriate, and in keeping with the core values of Milton Keynes, to consider the following:

1. The area of Eagle Farm, north of the A421 to remain an open amenity space, with its protected woodland. This would be available to the residents and workers in the Nova and surrounding area, and could with a bit of imagination and planning be a wild life link under the M1.

2. The area of Eagle Farm south of the A421 to be designated an employment area – not distribution and warehousing, but modern commercial premises, with landscaping and trees. A welcome indeed to what is espoused to be the green but high tech city. 

3. The area of the existing Golf Centre to be enhanced and remain an amenity area.

4. The area of Glebe Farm, east of the A 5130 to be developed more in keeping with the area, helping make the transition from city to countryside.  A mix of houses – no higher than two storey with a central community area – similar to the grid square developments built under the Milton Keynes Development Corporation but with house design more in keeping with the style of the local villages – making the transition between town and country. Public transport would be within walking distance.

As stated before we are not against the expansion of Milton Keynes, but we are totally opposed to the expansion being hijacked by Developers, to produce ugly high density development, the problems of which the statutory agencies will be living with long after the developers are gone. The Wimpey Development at Woburn Sands is classic of this build them high and cram them in policy, and we would urge Milton Keynes Partnership and Milton Keynes Council to consider carefully before continuing this process. The long term problems of this kind of approach are going to be lived with for a long time together with their costs.

Or is the Milton Keynes expansion going to go down as the biggest foul up a Government (who will deny responsibility) and Local Councils ever perpetrated.  Milton Keynes had its chance and threw it away.

W.R.Cuttell

Chairman 

