WS           Woburn Sands District Society

  DS

Mr Alan Mills

The Civic Offices 
Milton Keynes Council
1 Saxon Gate East
Central Milton Keynes
MK9 3HQ
21 January 2008

Dear Mr Mills

Re: 
Application Number 07/02184/Full


Conversion and Extension of Hotel to 50 Bed Nursing Home and 


36 Close Care Apartments.

We have considered this application in detail, and write to advise you that we oppose the granting of planning permission for this development for the following reasons:

General Reasons

1. We oppose the relocation of the Bowling Club from Woburn Sands Buckinghamshire to Aspley Guise, Mid Bedfordshire.  In addition to concerns raised previously, its relocation will mean that the club is less accessible to the less able bodied current and new members, being at the top of a steep hill – and will remove a well used leisure facility from Woburn Sands, which suffers from a lack of resident leisure facilities. We understand that planning permission for the bowling club in Aspley Guise, whilst initially refused by Mid Beds District Council on appeal, was successful on appeal to the Minister (by whom), and we deplore that decision.  

2. We oppose the change of use from recreation and leisure. There are little enough sports and leisure facilities in Woburn Sands without reducing it still further. Even if the Bowls Club was moved to Aspley Guise, we would wish to see this land retained for recreation and leisure use by local residents.  The centre of Woburn Sands is becoming increasingly congested, further development in the centre, is unacceptable to both the society and residents. 

3. We consider this application to be a gross over development of a site in the heart of what is still a small Town. The proposed development will have a very negative impact on the appearance and amenity of the surrounding area. We are advised that the previous outline planning application to develop the site for a 48 Unit Warden Controlled Housing Development was refused for these reasons,  in addition to inadequate car parking and inadequate access.  These latter points we will address later in our submission – however this application is now for a 50 bedded nursing home, and 36 close care apartments – extending the existing hotel on one side with a 3,2 and 1 storey extension to form the 36 close care apartments, and on the opposite side by 3, and 2 storey extension to form the 50 bedded nursing home. The whole design is overbearing in its position and totally out of keeping with the area.   

4. We read with interest the various highly selective papers put forward to support the change of use to accommodation for the elderly. We note with more interest that there was no assessment of the existing range of accommodation for the elderly in Woburn Sands, nor is there any assessment of impact of what such an increase of this type of accommodation would be on services, particularly health care provision – but then perhaps the applicants are not interested in that aspect of their application – just  how many paying residents they can squeeze onto the site – with little if any benefit to the local community. 

5. We also would have major concerns if the Council formed a view that Woburn Sands could become the site for elderly accommodation provision from Milton Keynes. This of course would be totally outside current government policy – in addition to being totally unsustainable in the area. 

6. The loss of the hotel to the area would impact on the shops and businesses in the area.

In summary our general objection is that the size use and type of building proposed is totally unsuitable for the area, and that the land should remain for recreation and leisure use. 

More specifically

Access – the society has a number of concerns in this respect.

1. The access to Russell Street from Weathercock lane – in the main, and from the high street in part is dangerous due to narrowness and poor visibility. Any increase in traffic particularly from elderly drivers will increase the risk to both car users and pedestrians. Rat running traffic on Weathercock Lane, will also just increase the risk – besides the problems with the school run already present. 

2. The access from Russell Street is narrow, with poor visibility, particularly where the road bends into the public car park. Any increase of pedestrian or other traffic will exacerbate this problem. We are also particularly concerned about the welfare of elderly residents walking up to the high street, and driving out of the proposed development from the 20 space car park. We note the applicants are not proposing to improve access through what is a public car park in order that it may facilitate an increasing number of pedestrians – indeed it is difficult to see from the site plan, how they would be able to do so. 

3. We are also concerned that the siting of a care home for the elderly close to the congested high street, and next door to a public car park, with the addition of more traffic generated by the home will increase pollution – hardly a healthy environment for the residents – but then the society is not of the view that the applicants are much concerned about the welfare of their residents. 

4. We also have major concerns in respect of emergency vehicle access. 

Parking -  the society has again a number of concerns in respect of parking provision both as noted in the Parking Statement, and noted on the Plans. 28124-04.  The Society would not have a concern in respect of parking - if the parking was neutral in respect of requirements from the development but it is not. Existing parking from the Bowls Club, Social Club (including Tennis) and Hotel/Breakfast-Tea Room is 83 spaces.  The applicants are reducing this to a total of 53 spaces.  The Council will no doubt be well aware that parking and resulting congestion in Woburn Sands is already a large problem.

Having considered the parking as set out in the applicants Parking statement we consider that the parking requirements of the development have been under-estimated albeit if as stated, complying with the Council’s parking standards – and do not take into consideration the increased movements and pollution generated by visiting traffic. 

Social Club and Tennis Courts – whilst the applicants propose to rebuild the social club on its existing site, the development will mean that the tennis courts will be surrounded in the main part by three storey buildings.  Additionally it would mean that residents in this monstrous structure, would not only be subjected to the pollution of an already busy area, but would also have the noise of a social club next door.  That is not of course taking into account the potential problems of antisocial behaviour. 

We consider this development to be totally inappropriate for Woburn Sands and totally oppose this application. .

Yours faithfully,

W.R.Cuttell

Chairman

