ANNEX 2

Representations

1. 22 letters of objection were received during the consultation period from local residents. Each of the points that were raised are addressed in the sections below:

Hydrology

2. The potential impact on the hydrological regime of the area with regards to the Cothill Fen Special Area of Conservation (SAC) is an important issue for many respondents. This issue is a material consideration when determining a planning application that could have an impact on such designated sites. 

3. Due to this Natural England, as a statutory consultee, recommended that the County Council undertake Appropriate Assessment (AA) in order to independently assess whether there would be a significant impact on the SAC. The AA concluded that, subject to submission and approval of a Water Management Plan (a rigorous scheme of monitoring and mitigation) before development commences, there would not be a significant impact on Cothill Fen SAC. 

Apparent Disregard of County Plans

4. A number of respondents have commented that the site is not allocated in County Planning Documents and the site has been put forward for inclusion into the Minerals and Waste Development Framework (MWDF) at a late stage. Furthermore, respondents feel that the application should not be determined until it has been assessed as appropriate to include in the MWDF. 

5. There are no sites for soft sand extraction identified in the Minerals and Waste Local Plan (MWLP) and so the County Council is reliant on new planning applications for sites that may have been previously unassessed to come forward in order to maintain the landbank as required by national and regional policy. Paragraph 103 explains this further. MWLP policy PE2 states that planning permission will not be given outside the areas identified in the Plan unless the demand cannot be met from within areas which are identified in the Plan. This proposal accords with MWLP policy PE2. 

6. The County Council has resumed progress on the MWDF and has invited further nominations for sites to be assessed for inclusion into the Plan. The application site at Upwood Park has come forward. This does not pre-determine the application. The MWDF may take some years before it is adopted into the development plan. There is a demonstrated need for soft sand sites to be given planning permission at present due to the very low landbank. 

Access Proposals

7. There have been concerns that the proposed access onto the A338 would be unsuitable for HGVs and would impact on the residents of The Ride in terms of noise and safety. It has been suggested that access could take the form of an internal road moving north on an existing track and joining onto the A420. 

8. This issue is considered in the main report. 

Additional Traffic

9. A number of respondents are concerned about extra vehicle movements on the A338. 

10. There would be an intensification of vehicle movements compared to the agricultural use of the site. There has not been an objection from Transport Development Control regarding vehicle movements and the A338 is deemed to be a suitable road, subject to the achievement of appropriate sight lines at the access point as described above. 

Loss of Important Ecology

11. There are concerns amongst respondents that the development would detrimentally impact on the important ecology of the area, in particular within Cothill Fen SAC and SSSI, but also adjacent woodland and protected species. 

12. This issue is considered in the main report. 

Public Consultation

13. There have been a number of comments regarding unsatisfactory levels of consultation from the applicant and the County Council. In particular the level of notification undertaken to nearby residential dwellings. 

14. Publicity of planning applications for major developments (minerals and waste) is determined under the General Development Procedure Order 1995 (GDPO) which requires publicity in two of three ways: i) newspaper article ii) site notice and/or neighbour notification. The County Council undertakes all three of these procedures and allows 21 days for representations to be received, in accordance with the GDPO. The standard inclusion for neighbours within 150m from the site boundary reflects MWLP policy PE3 that requires a minimum of 100m buffer zone between an individual dwelling or small group of dwellings. 

15. However, it is acknowledged that in the case of Upwood Park, the catchment of 150m was insufficient to include some of the nearest neighbours because they live further away.than this distance. 

Landscape

16. There are concerns about the impact of the development on the landscape given the designation of the area as the North Corallian Ridge as identified in the Vale of White Horse Local Plan 2011 (VoWHLP) as an Area of High Landscape Value. 

17. The District Council have objected to the development on these grounds, unless it could be demonstrated that there would be no detriment to the landscape. They advise that the application should be assessed against policies NE2 and NE7 in the VoWHLP. The impact on the landscape is considered in paragraphs 117 - 119 of the main report. 

Impact on Local Amenity

18. There have been many concerns regarding loss amenity in terms of noise, dust, loss of rights of way and archaeology. 

19. These issues are fully addressed in the main report. 

Green Belt

20. There are a number of people who raised concerns about the location of the proposal in the Green Belt. 

21. This issue is dealt with in paragraph 116.

