WS           Woburn Sands and District Society

    DS 

Nicola Wheatcroft

Planning Officer

Milton Keynes Council

07 January 2010

Dear Ms Wheatcroft

Re: Planning Application No: 09/02263/Ful by Lantmannen Unibake UK Ltd

The Society writes to express its strong objection to this planning application for a manufacturing and distribution facility on the site of Towergate Site A by Messrs Lamannen Unibabake Uk Ltd. A B2 class use – general industrial, that would operate 24 hours a day, 365 days a year.

As noted in the Design and Access Statement, in 1990, the Secretary of State for the Environment approved under Section 7(1) of the New Towns Act 1981, for the development of both Site A and B for Class B1 (business e.g offices), C2  (residential institutions e.g. hotels) and D1 (non residential institutions e.g. health clinics) use.  

We would draw attention to the existing Local Plan 2005:

	Within the City of Milton Keynes and the three Key Settlements, planning permission will be refused for the change of use or redevelopment of any land identified for employment use on the Proposals Map to other purposes, unless there would be no conflict with existing or potential neighbouring uses and:

	(i)
	The proposal would result in a significant reduction in the detrimental environmental impact of an existing use; or

	(ii)
	The proposed use is one that cannot be satisfactorily accommodated other than in an employment area; or

	(iii)
	The proposed use will not significantly reduce the provision of local employment opportunities.

	
	
	
	


We would also draw attention to the emerging Core Strategy, which identifys the use classes for Towergate as set out in 1990.

The approved use classes would arguably have been appropriate for a site, that is on the rural periphery of the Milton Keynes and west of the already pressured Kingston Roundabout, with mainly car vehicular movement, mainly 9-5 operational working, limited noise, light, or smell pollution.  To the south is Wavendon village, the international known “Stables” and to the east is the proposed residential development of Glebe Farm.  To the north the more industrial areas of Brinklow and north east (east of Kingston roundabout) Magna Park

We note from the application documents that  Messrs Lantmannen considered three other sites. In particular:

· Broughton/Atterbury, which was discounted due to unacceptable timescales for Messrs Lantmannen, (and no doubt cost) for necessary completion of  remedial work.

· Magana Park which has been also been discounted as the terms being proposed by the developer who operated an option to purchase, make the land price not viable to Messrs Lantmannen.  

We are not of the view that either of these reasons are valid reasons why a change of class use to B2 should be considered for Towergate. Cost to the developer/company is a matter for the company and not a valid planning argument for a change of class use, in what is at present a rural area, close to the village of Wavendon, with further residential development planned at Glebe Farm.  The precedent that the company’s arguments for not using a more appropriate site is unacceptable to the society, in much the same way as claiming land is derelict and vandalised would not be a valid planning argument. Allowing this argument would provide , every incentive for companies and developers to make this argument when applying for a change of use, whether it be green field or green belt and this is just not sustainable. 

Our concerns in respect of this change of use class proposal is in the following areas:

1.  HGV vehicular movements –  this is a manufacturing and distribution facility, which involves substantial (not insignificant) HGV movement of product both into and out of the plant.  Ingredients to meet the manufacturing side, and distribution both UK and to Europe of the finished product. 

· The proposed facility lies to the west of the Kingston roundabout and therefore any increase in HGV movement will increase the congestion at this already congested junction.

· Even when or indeed if the A421 is dualed from Kingston to Junction 13, there is an extreme risk that these HGVs will route through the town of Woburn Sands and the village of Aspley Guise to access Junction 13 – on roads totally unsuitable for such traffic. 

· Access to the A5 will be via the pinch point at the rail crossing at Bow Brickhill, and any increase of HGV traffic at this point would cause major problems. 

2. Noise – as noted in the Design and Access Statement, mitigation would be required for a plant that will operate 24 hours a day, 365 days a year. We do not consider that this mitigation will be either sufficient or appropriate for what is a rural area. Whilst accepting, but not agreeing with the noise pollution of sites north of the A421, we do not consider that it is appropriate for such noise to spread south of the A421. 

3. Light - as noted in the Design and Access Statement, mitigation would be required for a plant that will operate 24 hours a day, 365 days a year. We do not consider that this mitigation will be either sufficient or appropriate for what is a rural area. Whilst accepting, but not agreeing with the light pollution of sites north of the A421, we do not consider that it is appropriate for such light pollution to spread south of the A421 both for existing and proposed residents in rural communities. 

4. Smell –  there is already pollution from the industrial units north of the A421. We would not wish to see any increase in such pollution affecting the residential areas, existing and proposed south of the A421. 

5. Employment – we have serious concerns in respect of the amount of low skill, low paid jobs being generated in distribution and warehousing sites close to the major road links, as would be the case in this facility.  We are well aware that in the distribution developments in the areas of Junction 13, that employees are in the main, not locally based, and indeed are transported in from other areas.  This type of low paid manufacturing and distribution employment contributes very little to local  employment or local  economy and indeed is a fact that that MK Council and MKP have finally recognised..    

As a final point we would wish to make. an argument in aesthetics generally. Entry into Milton Keynes through the gateways of Junction 13 and 14 used to enhance the experience of what was an iconic town/city. The city of trees.  These gateways are rapidly being downgraded to a metal nightmare introduction. 

Yours sincerely

Willis Cuttell

Chairman

Woburn Sands and District Society. 

 . 

