HANBOROUGH
ACTION GROUP

OBJECTION TO OUTLINE PLAN NING
APPLICATION No. 15/03797/OUT

The construction of a new access on A4095 Main Road; the
construction of up to 120 residential dwellings; the provision of a
building for a Class D1 use; and associated road/footway/cycleway
provision, open space, landscaping, surface water attenuation and
ancillary works. Adjacent land to be retained to facilitate the

delivery of up to a 400 space railway station car park and ancillary
uses (including a new station building, retail, and taxi and bus drop

off facilities)

Dat e Objection Produc ed: February 2016



A reminder for us all...

A living countryside is not a luxury but a necessity for the human population; if you let
conservation go hang until your pockets are jingling there will be a lot less to conserve.

Simon Barnes
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Executive summary

This objection has been prepared and submitted by the Hanborough Action Group (HAG). HAG
is an independent group of local residents, formed in July 2014, who are working together to
support a residents-l e d , Hanborough community initiatd.i
village community. Specifically, we are concerned with the potential impact that large scale and
unsustainable developments will have on the parish of Hanborough, its environs and those who
use its services. Since its inception, HAG has endeavoured to keep residents informed of
proposed housing developments through newsletters, a dedicated web-site, social media and
sighage. It currently has 488 members registered to use its discussion forum and 160 on its
dedicated mailing list. HAG works closely with, but independently of, Hanborough Parish Council
(HPC).

From the outset of this objection, it is important to note that the residents of Hanborough are not
opposed to new housing and have always supported appropriate and organic growth of housing
in the village. It is the position and scale of this development, its attendant issues of increased
traffic volume and safety, impact on local services and the threat to the coherence and integrity of
our village community that are untenable.

Our parish is comprised of Long Hanborough and Church Hanborough, collectively referred to in
this document as Hanborough. Hanboroughdés historic |inear
and defines the structure of the village today. The population of the parish of Hanborough in the
last census (2011) was recorded as 2630, accommodated in approximately 1100 homes. Further
detailsof Ha n b o r olacationd geography, history and the role the village plays in the context
of the surrounding area can be found in Appendix 1.

The guidance laid down by the National Planning Policy Framework (NPPF) requires each and
every part of our county to embrace the overarching objectives that the NPPF sets out to meet
future housing needs. In this respect, Hanborough is no different to any other rural village
community. However, we believe that the development of new housing should be shared fairly
and it is our fear that, as things stand, our parish is being asked to adopt a disproportionately
high level of housing that would be both detrimental and irrevocable to the village and
community.

HAG has sought to be objective in all its activities. It has recorded in the documents that it has
already produced'? for West Oxfordshire District Council (WODC), Uplands Planning Sub-
Committee the full range of views it has received from residents with regard to the applications
submitted to it by commercial property developers. As these views reflect concerns about the
impact that any large-scale housing development proposed for the village would have, they are

included where relevant to this application.

only rely on information made available to the public, and what the public makes available to us.
As such we are a wholly community-led group.

This document presents our objection to the Planning Application submitted by Commercial
Estates Group® (CEG) Application No. 15/03797/OUT.

LA Response to Outline Planning Application No.14/1234/P/OP Pye Homes Property Developers with Blenheim
Palace Estates

2 A Final Representation to WODC Re. Pye Homes Property Developers with Blenheim Palace Estate Outline
Planning Application No. 14/1234/P/OP
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We hope that the evidence we present in this objection document offers sufficient information for
you to dismiss this application.

Application No. 15/03797/0UT

The construction of a new access on A4095 Main Road; the construction of up to 120
residential dwellings; the provision of a building for a Class D1 use; and associated
road/footway/cycleway provision, open space, landscaping, surface water attenuation and
ancillary works. Adjacent land to be retained to facilitate the delivery of up to a 400 space
railway station car park and ancillary uses (including a new station building, retail, and
taxi and bus drop off facilities)

This is the third application, submitted to WODC by a property developer, to build a large housing
development in Hanborough within the last year. This is of great concern to residents as they
believe they are now under siege from speculative commercial interests that offer no benefit to
them as a community.

This objection, while focusing solely on Planning Application No.15/03797/OUT, reflects the
concerns, arguments and objectives that apply to any proposed and anticipated development
planned for Hanborough that would result in a cumulative and overwhelming impact on the
parish. This is a present and real concern for residents, and many of the points made in this
document inevitably reflect that context.

The applicants, CEG, in their Planning Statement (Sept 2015), state that the provisions of the

NPPFar e ftheprimary material consideration in this case, to which significant weight should

be attached in determining the Application. 6 HAG not e that ttheepereeiped! i cant
6gol den threadd contai ned (2012). Ii?ommaog with pther pladning f t h e
applications, the developer asserts a presumption in favour of approval yet fails to demonstrate

that the benefits of the development will outweigh its negative impact. Gi ven Hanboraoughos
development of this scale is material to it as a community.

Hanborough has been in existence as a settlement since the Lower Palaeolithic era (20,000 BC)

and during a period extending beyond the last 1000 years has never been set a challenge such

as this in terms of a potential increase in its population, which would overwhelm its integrity as a

community, the environment that it is located in and crucially, the infrastructure that supports it.

Importantly, Hanb or oughdés devel opment hi story reveals that
without recourse to large scale and urbanising developments to meet its housing needs. In the

last 5 years to date, for example, 101 dwellings have been constructed, are in construction or

agreed for construction in Long Hanborough. This is a 9% increase since 2011.

In this context, it is crucial to recognise that, as with other proposed large-scale developments

applied for in relation to Hanborough?, CEG&s pr opos eris disooeated in mpen
countryside with an indicative site plan (Appendix 2) that reveals that the developer has an option

to build more houses in the future on immediately adjacent land. Undoubtedly, step-change
6piecemeal 6 devel opments of the size proposed in
far greater impact on the environment and social cohesion of the village than the organic and

coherent growth we have already experienced.

For this reason the points made in relation to 15/03797/OUT are the same as those that would be
pertinent to any development in the village, as the impact on roads, services, community, loss of

4 www.pyehomes.co.uk/ with www.blenheimpalace.com/
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rural character and green space is cumulative. The pressure on the current village infrastructure
and environment would increase with each and every new housing unit built.

Although cumulative effects are not a material planning consideration, we nevertheless wish to
make our elected representatives aware of the difficulties that will arise, for both current and new
residents in the village, should this or any other similar proposal be permitted.

In this objection, our aim is to provide a balanced residentsdperspective, and where relevant and
pertinent, point out any misleading and erroneous assertions made in the documents submitted
by the developers. We have made considerable efforts to inform and consult our community and
to canvass their views about proposed large scale developments in Hanborough. CEG and
indeed all developers®® with an interest in large scale developments in Hanborough, have
applied minimum standards to their consultative process and have singularly failed to involve,
inform and consult residents in a meaningful way.

As noted already, the guidance laid down by the NPPF requires each and every part of our
county to embrace the overarching objectives that the NPPF sets out to meet future housing
needs. However, our real and entirely congruent fears are that as things stand, our parish is
being asked to adopt a significantly disproportionate high level of housing.

This may have arisen because every community within the boundaries of West Oxfordshire is
being hampered by an out-dated Local Plan and the new Local Plan not yet being at the point of
adoption. In this context, the guidance offered by the NPPF is carrying more planning weight than
was intended and has created a vacuum during the transition period from the old to the new
Local Plan, which developers feel they can exploit to their advantage and profit. In addition to
this, the parish is further disadvantaged by not having a Community Led or Neighbourhood Plan
on which to draw material guidance. We argue that common sense should prevail and that
disproportionate and unsustainable development should not be the result of these plans not yet
being in place.

In assessing this application, we therefore urge our elected members of Council to consider that
if the same application were put before them for a decision at a different time, and one that is not
so far distant (when the new Local Plan is formally adopted) their opinions and voting intentions
may be different, and certainly not so heavily reliant on the lead guidance and disproportional
planning weight that has been created by the NPPF.

Swww.savills.co.uk/estate-agents/savills-oxford/planning.aspx for www.ccc.ox.ac.uk/Home
6 www.pyehomes.co.uk/ with www.blenheimpalace.com/
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Introduction

As noted in the Executive Summary of this document, this is the third application from a property
developer to erect a large-scale housing development in the village in just over a year. Though, in
principle, this is not material in planning considerations, as each application is regarded on its
own merits, in terms of common sense and sound decision making, it is important to consider the
potential cumulative impact of multiple applications and agreements.

The previous three (with the following outcomes) have comprised:

1. Application No. 14/1102/P/OP

Erection of up to 68 dwellings, public open space and ancillary enabling works together
with access from Church Road, Long Hanborough.

Outcome: Outline permission granted for 50 dwellings and public open space and ancillary
enabling works together with access from Church Road, Long Hanborough.

2. Application No. 14/1234/P/OP

Erection of up to 169 dwellings including new access (onto the A4095), open spaces and
associated works on land south of Witney Road, Long Hanborough

Outcome: Refused by West Oxford District Council (WODC). Subject to Appeal i No.
APP/D3125/W/15/3129767

3. Application No. 15/02687/0UT

Erection of up to 169 dwellings, with new Doctors' Surgery to be up to 740 sq metres in
size, with around 27 car parking spaces (means of access only).

Outcome: Not Available i It should be noted that this is a second almost identical
application for land south of Winey Road as detailed in 14/1234/P/OP

3.a Application No. 15/03341/FUL

The creation of a playing field for Hanborough Manor School on part of a field in
agricultural use and an area of grassland. Erection of storage shed.

Outcome: Unanimously refused
The application that is the subject of objection in this document is:

Application No. 15/03797/0OUT

The construction of a new access on A4095 Main Road; the construction of up to 120 residential
dwellings; the provision of a building for a Class D1 use; and associated road/footway/cycleway
provision, open space, landscaping, surface water attenuation and ancillary works. Adjacent land
to be retained to facilitate the delivery of up to a 400 space railway station car park and ancillary
uses (including a new station building, retail, and taxi and bus drop off facilities)



As is evident from the image below, the land that is subject to current applications (represented
assolidlinessfand t hat whi ch unsdead dihtebfoswsoens! @dpnedentéd as
dotted lines) is extensive. It is therefore little wonder that Hanborough residents are concerned
about large-scale development and wish to resist them vigorously. If approved this
development, along with those proposed by Pye Homes Property Developers to the west of
the village and other proposals for housing in both Freeland and North Leigh would result in an
almost complete suburbanisation of the A4095 from Bladon through to North Leigh.

Majn-Rrad
y HA VB RoUGH )

= M Roud

Manog G@f £ School 8

1&2 - 14/1234/P/OP & 15/02687/0UT 3a - 15/03334/FULL. 2 - 15/03797/0UT
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dotted line has already been the

subject of development interest and

application.

The residents of Hanborough are not opposed to new housing and have always supported
appropriate and organic growth. It is the position and scale of this development, its
attendant issues of increased traffic volume and safety, impact on local services and the
threat to the coherence and integrity of our village community that are untenable.

To contextualise this objection in broader terms, details of Ha n b o r olacgtibr) geography,
history and the role the village plays in the context of the surrounding area can be found in
Appendix 1.

In structure, the body of this document presents:

91 Detail of the HAG objection to the proposed development (15/03797/0UT)
1 A brief conclusion
1 Appendices



Detail of the HAG objection to the proposed
development (15/03797/0UT)

Background and planning context

It is important to note that this site was not adopted in the WODC (2011) plan and has
not been included in the latest plan (2031). Site 333 is included in the forthcoming
SHLAA, with the following assessment:

Site Overall assessment

333 )
Not suitable

Land South West of
Hanborough Station

Assessment: This is an elevated prominent site, adjacent to the Cotswold AONBSs. Its
development would be an unacceptable intrusion into the outstanding open countryside of the
Evenlode Valley, would destroy views of the ancient Pinsley Wood, and would be seen from
many vantage points. Set on the far outskirts of the village, it would always be an outlier and
could never be integrated with the built-up area of the village. It is distant from services and
facilities in the village centre.

Potential Access: Any junction in this location would be highly dangerous (with or without traffic
lights) because the necessary degree of visibility would be impossible to achieve so close to the
humped bridge over the railway. There is neither a footpath on the site side of the A4095, nor
availability for it, so access for pedestrians would be dangerous since they would have to cross
from the narrow path on the other side of the A4095.

Conclusion.

Suitability T Not suitable. Availability i Available. Achievability i Not achievable.

The lack of adoption of this site in WO D C (plans (past or present)i n HAGbis v
substantiated by three very sound reasons.

e w

1. The land proposed for development is located on a green field site. Development
of a large-scale housing estate in this location would be highly intrusive and
damaging to the rural environment (including the adjacent Cotswold ANOBY),
both visually and in terms of environmental conservation®. In addition, given the

amount of land, some 19 hectares (50 acres), 6under the control

(see image pg. 2), which is immediately adjacent to the land subject to their

! http://www.cotswoldsaonb.org.uk/
8The protection, preservation, management, or restoration of natural environments and the ecological
communities that inhabit them (Park & Allaby 2013)
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application, it is not unreasonable to assume that, if this application is agreed, further
applications for development would follow.

The sited docation is remote from the rest of the village and is not a natural
extension to it. It would be isolated geographically and socially, which would make it
very difficult for its resident to integrate into the community. It would in this context
constitute a separate community from Hanborough.

The local infrastructure including schools, health service provision and in particular
the road / traffic capacity is insufficient to support a development in this
location. Specifically, access to the rest of the village would only be possible by a
footpath on the other side of the A4095; there is no footpath on the same side as the
development or any availability to create one. In addition, vehicular access to and
from the site cannot be considered to be safe. The approach and entrance has a
restricted view from the highway as it is associated with the brow of a hill. For
vehicles turning right into the site this is potentially hazardous, particularly at dusk, at
night and during inclement weather conditions.

Flooding is a potential issue for some parts of the village and is therefore one that
needs to be considered carefully in relation to any development proposed, particularly
in the light of climate change bringing increasing incidents of extreme weather
events®. Currently, the village is not within Flood Zones 2 or 3, but one property to
the west of the village did experience surface water flooding in 2007 and flooding also
took place in Riely Close. Flooding to the A4095 at both east and west ends of
the village and to Lower Road at the Caverswell Brook culvert occurs on a
regular basis™.

To emphasise the impact of flooding, on the 20 December 2015, the Oxford Mail
report e dfloadatert from avernighbt rain has covered Lower Road near Long
Hanborough [and] the A4095 Main Road and that dhe road is reported to be
i mp a s s &his lclearlydhad implications for traffic movements in the area but it also
begs the guestion about the level of flooding risk to existing homes and new housing
development in the environs of that part of Hanborough.

In addition, as highlighted by Planning Policy Statement 15 (2006), consideration has
to be given to the potential runoff created by new large housing developments, as this
could potentially significantly increase water volumes in circumstances of high
precipitation.

In the context of the proposed development, the photographs overleaf usefully
illustrate the danger created for vehicular road users on the A4095 when flooding
occurs in the vicinity of the railway bridge. The pathway to and from the station was
also under water making it impassable to pedestrians.

To note: This flooding was present continuously for 10 days. It was removed by
suction trucks on the 10 January 2016, but was present again in greater volume than
illustrated following another night of heavy rain on the 11 January 2016; again
causing further delays to traffic in the area and preventing access for pedestrians
walking to and from the station or the eastern end of the village.

9

www.westoxon.gov.uk/media/134732/Hanborough-flood-report.pdfand www.bbc.co.uk/news/uk-20896049

10 \www.westoxon.gov.uk/media/985117/FINAL-SHLAA-main-report-2014-web-version.pdf
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Footpath

Entrance to CEG Development

Railway Bridge (blind hill i see pg. 11)

Car driver assessing the opposite
carriageway to proceed through the
flood

/ Entrance to CEG Development

Normal direction of travel arrows

A4095 flooding at the railway bridge (view going east
towards the station)

Source: lan Hudspeth, Leader of Oxfordshire County Council
- Twitter feed - 3 January 2016

Car drivers assessing the opposite
carriageway to proceed through the

Footpath

Railway Bridge

A4095 flooding at the railway bridge (view going west
from the station)
Source: Oxford Mail - Readers pictures - 10 January 2016

Simply put, this proposed housing development is not justified, desirable or sustainable.

The information that follows offers further detail to support these three key points of objection.

1.

Environmental Impact

There is an obligation for new developments of the kind proposed by CEG to be fully
sustainable on an economic, social and environmental basis. It is worth highlighting at
this point that unsustainable and irreversible damage to the environment can
occur through a single, ill-conceived development, or through a series of smaller
developments whose cumulative effect is as damaging and unsustainable as a
single, large development.

The significance of not having to undertake an Environmental Impact Assessment
(EIA) as part of the planning process for this development is easily established. It has
5



been claimed by CEG and confirmed by WODC (27 July 2015) that an EIA is not
required for the development of 120 houses on a 5.18 hectare site, however, the
environmental effects would certainly be more than local, and would be
substantial, complex and hazardous if an application(s) is submitted for further
development at a later time. As has been noted already, it is not unreasonable to
assume that this would be an eventuality. Further, a piecemeal approach to
applications would also almost certainly ensure that the environmental impact of
development is never properly assessed.

An EIA would be necessary to support a planning application on the following grounds:

That the proposal represents an urban development project as defined in Schedule 2
of the Town and Country Planning (Environmental Impact Assessment) Regulations
(2011).

The scale of this development is a particularly important issue for Hanborough,
particularly when considered in relation to other sites currently already in development
or proposed for development. This is not only relevant in the context of existing
services and facilities that will serve the new dwellings, the loss of productive
agricultural land, but also the cumulative harm that may result to the character
and appearance of Hanb or e uwd &etting and the adjacent Cotswolds
AONB.

In common with all applications for large-scale housing developments in the

village, this site is located in the Wychwood Landscape Project Area' (see map
overleaf), where efforts are being made to try to restore the Royal hunting habitats.

ACIlippin Norton

Wychwood Landscape Project Area

1

! www.wychwoodproject.org/cms/content/project-area
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In this case, the railway line forms a strong barrier to the sprawl of development into the
landscape and shouldn't be breached. The impact this development would have on the
landscape is illustrated in the photographs here.

Current view across the valley and fields

View with CEG development in place

As a resident stated eloquently in their letter of objection, Hanborough:

fi..will be transformed into an unplanned, semi-urban sprawl, lacking the appeal of
villages on the edge of the Cotswolds, with none of the advantages of living within a
towno SH (2015)



The issue of piecemeal development has been raised previouslyi n HAG6s respons
Pye Homes Property Developers and Blenheim Palace Estate applications so will not

be repeated here. It is not unreasonable to assume however, that from an operational

perspective, it is to the advantage of all commercial property developers,

including CEG, to propose building in a step-change fashion, as this enables

highly profitable development creep and the avoidance of an EIA.

2. New and affordable home supply

The (2011) census® revealed that there were 1070 homes and a population of some 2630
persons in the parish of Hanborough. Since then, 51 new dwellings have been granted
planning permission. In addition, a further 50 dwellings have been granted outline
planning permission, subject to legal agreements. During this period there have also
been three demolitions. This results in a potential net growth of 98 dwellings. Though
exact data is not available from WODC, there have also been a number of home
extensions in the village, which will have resulted in an unknown increase in residential
capacity.

In the last 5 years, of the new dwellings built and are now occupied in the village, 42 have
been designated affordable: Corn Hide (24) and Kents Bank (18). Subject to legal
agreements, another 18 affordable dwellings are due to be built as part of a 50 home
development on Church Road. This development is consequent on the granting of
outline permission for planning application 14/1102/P/OP on 27 April 2015. Taken together,
this is a total of 60 affordable homes already built or soon to be constructed. In
addition to these developments there is already a supply of existing mixed purpose social
housing in the village.

The applicant gives a vague commitment to making up to 50% of the dwellings they
intend to bui lsubjed fofviahilitha BHisecaveatiis an interesting one. The
affordable homes concept embeds an element of local need, which is to be applauded.
However, if there is no or very minimal need, then presumably this would give the
developer the opportunity to build an estate of much higher value housing that
would significantly increase the profitability of their development in the absence of
providing any meaningful contribution to the village.

The building of over 40 affordable homes in the village in the past three years has
more than satisfied the demand generated by local residents, particularly when
considered in relation to the 18 affordable homes that are included in the 50 dwelling
development that is yet to be built on Church Road and the existing social housing
previously built some time ago in the village. This is substantiated by the figures
supplied by Ffyona MacEwan, WODC&6s Housing En&bling Manager

Ffyona MacEwan has indicated that as of 18 September 2015, the number of applicants on
t he WODC waiting 1ist with a 6l ocal connecti ot
currently reside in the village.

1 11 require 1 bedroom accommodation (7 of these are resident in Hanborough).
1 14 require 2 bedroom accommodation (5 of these are resident in Hanborough).

1Zuprea: Hanborough (Parish): Key Figures for 2011 Census: Key Statistics". Neighbourhood Statistics. Office for
National Statistics
3 Emails from (SW) Sarah Whitcombe and (FM) Ffyona MacEwan of WODC Housing to John Evans dated 21

and 22 September 20157 pdf supplied
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1 10 require 3 bedroom accommodation (4 of these are resident in Hanborough).
1 6 (4 are already resident in Hanborough) require ground floor accommodation
due to age or disability.

WODC are unable to confirm how many of those on the waiting list have sufficient need to
meet the criteria to qualify for an affordable home, or if any from the list have, in the period
since placing their names on the waiting list, found suitable accommodation but have not
yet informed WODC that they wish to be removed from the list. In addition, it should be
noted that 20% of applicants offered a suitable affordable home, refused such an offer.

Once built, it can be reasonably anticipated that the Church Road development of 18
affordable homes, will accommodate the needs of village residents who might meet
the criteria and have not yet found suitable accommodation, assuming that at least
two do not qualify and/or their application is outdated or they refuse the offered
accommodation. This clearly evidences that further affordable home development is
not required as Hanborough is already well served for this resource.

3. Transport issues

Bus services

The applicant states that there is a regular bus service running past the proposed site
Stagecoach Nos 11 and 233. This is inaccurate, only the No 233 (Woodstock to
Burford service) runs past this site (this is in the main an hourly service Monday to
Saturday with the last evening bus at approximately 7.00 pm). Following OCC®d s
recently announced proposals regarding the withdrawal of all bus subsidies'*, Stagecoach,
the bus operator, is considering the viability of rural routes, which implies that some of
these services may be withdrawn. Among the routes under consideration are those
servicing Hanborough. Until this uncertainty is clarified the developer is in no position

to use bus transport as a means to support their application.

Roads

Hanborough has three main roads that converge on the mini roundabout at the Co-op and
a fourth entrance and exit that is used by shoppers to the Co-op store. The A4095, which
forms a vital part of an arterial triangle for emergency services with the A4262, the
A44 and A40, carries traffic to Witney and onwards to the west and Woodstock and
onwards to the east. Church Road, which passes through Church Hanborough, carries
traffic to the A40 and onwards to the south. Both the A4095 and Church Road are single
carriageway roads.

CEG6s Travel P the AM09S dparates below bapatityon. This claim is at best
surprising, at worst extraordinarily ill informed. Congestion on the A4095 at peak times is
well recognised™. It also one of the issues that most concerns Hanborough residents
who regularly endure extended journey times, difficulties of accessing the A4095
from side roads and fear for the safety of children crossing the road at peak times.

% http://www.bbc.co.uk/news/uk-england-oxfordshire-34702445

15Www.oxfordmail.co.uk/news/top news/13439128.Long Hanborough station car park could add to traffic w

oes/?ref=mac and Niels Chapman

9


http://www.oxfordmail.co.uk/news/top_news/13439128.Long_Hanborough_station_car_park_could_add_to_traffic_woes/?ref=mac
http://www.oxfordmail.co.uk/news/top_news/13439128.Long_Hanborough_station_car_park_could_add_to_traffic_woes/?ref=mac
http://planningconsultation.westoxon.gov.uk/consult.ti/Draft_Local_Plan_2012/viewRepresentation?nextURL=%2Fconsult.ti%2FDraft_Local_Plan_2012%2FlistRepresentations%3FagentUID%3D%26objectorUID%3D%26byUID%3D%26docid%3D%26repid%3D%26partId%3D%26repidstyle%3De

Average traffic flow on the A4095 in Bladon (the closest automatic traffic counter to
Hanborough) is well over 12,000 vehicles per day. Traffic through Hanborough is
therefore similar. This is substantially more than traffic on the A44 to Chipping Norton
(Enstone) and even on a par (if not busier) than the main Oxford to Banbury road
(A4260), both of which are higher specification roads. The A4095 already operates
over-capacity eastbound during the morning peak and westbound in the evening. By 2021
it is predicted that all approaches will be over-capacity, with or without additional
development in Hanborough (Cole Easdon'®). Congestion can be shown using Traffic
Master data; this shows Main Road as already congested in the morning in the
eastbound direction (see Appendix 3).

Where TRICS data'’ has been used by developers making applications to WODC to
assess traffic conditions, it is wise to be cautious about the information being presented.
TRICS is a desk based data tool that is in a constant state of change and updating, also its
conclusions are based on case studies from all over the UK. It therefore cannot, when
applied to Hanborough, exactly reflect the situation in Hanborough. It is also important to
note that TRICS figures only ad¢@uonlO.00f This
unfortunately, does not cover what can be significant vehicle movements later in the
day (after 19.00) of supermarket and other home deliveries that often happen much
later into the evening. The increasing popularity of on-line purchasing (Rigby 2012)2™ 1819

al so generates erratic home delivery patterns,

medium and large vehicles regularly weaving down and sometimes blocking narrow roads

to delivergoodsr angi ng from super mar ket dgnallpargels and d

large domestic appliances or furniture.

In addition to this, there can be little doubt that a development of 120 dwellings will

dr op

increase vehicul ar mo vskopsesurgesy, school ahcbeyprdra®itisy h 6 s

|l ocated at furthes easterd edge,gsendesl.6km from its central resources. It
would be wholly unrealistic, given the distance involved, that walking or cycling
would be employed by many, particularly for pedestrians as the footpath can only be
accessed by crossing a busy road. It is also highly unlikely that parents would walk
or cycle their children to school given current parent/guardian® behaviour. If current
behaviour is acknowledged, it is evident that many residents already deliver their
children to Hanborough Manor Primary School by car often as part of their journey to
work; and from locations that could be considered within walking distance. Even if this
highly unlikely expectation were realised, HAG wonders how many of those primary
age children and their parents/guardians would continue to walk or cycle to school
on dark inclement winter mornings.

Road safety in this location is also of great concern as the only vehicle access to this
development site and large car park would be directly onto the already busy A4095, at a
potentially dangerous blind spot for cars travelling west over the bridge (see photographs
overleaf). An entrance in this location would require pedestrian traffic lights, as this is
the only way that safe pedestrian and disability access could be assured. This is not
addressed in CEGO6s application

Bywww.coleeasdon.com/
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www.trics.org/

18ww.theguardian.com/business/2013/sep/12/uk-online-grocery-sales-forecast-to-double-retail-shakeup and

Bstore.mintel.com/online-grocery-retailing-uk-march-2014?cookie_test=true

*The term @rent'guardianin this contextrefers to dl those that deliver children to Scbbby car
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Finally, in addition to the issues that HAG has highlighted already, there is another
factor that cannot be ignored. When the many hundreds of houses approved for West
Witney, Carterton and potentially, at some point in the foreseeable future, Woodstock, are
built and occupied, the next few years will see many thousands of extra A4095 traffic
movements. Particularly, when considered in context with the current Oxford County
Co un c(OCCh sproposal to relieve the A40 by making it easier for West Witney and
Carterton residents to access the A4095 without travelling through central Witney.

The impact of potential housing developments alongside the A40 corridor has been

highlighted by Witney Oxford Transport O0®roup

EXTRA CARS (2015)6 . As t h e gven sassumieg that 0 o n hajf éof the
developments...went ahead this represents approximately 8000 new dwellings, or,
12,000 extra cars on our roads. How can we expect the existing infrastructure to
cope with such surge in demand?0

Rail services
CEGO6s applinécluestaipooposal to provide land, to enable the addition of a

further 400 car parking spaces at the station. No funding is allocated in their
application to build the car park.

11



CEG seem to be muddled about the location of the station in relation to Freeland.
CEG state that Freeland is a 25 minute walko from the station which implies it is within
easy walking distance, not only of Hanborough, but also to and from one of its
neighbouring villages. This is inaccurate and misleading, Even if the walk started from
Shepherds Hall, the point recognised to be the closest to Hanborough; the walk would be
virtually 2 miles and take some 36 minutes. From the body of housing in Freeland it is 2.5
miles and a 45 minute walk. Given that there is also a steep hill between Hanborough
Station and Freeland it is unlikely to present an attractive or regular choice.

The devel oper 6s asser t éexcehentpuble trandpatradcessibiitydg hi shas i
again misleading. As already noted, it has a limited and potentially vulnerable bus

service. It also has a station comprising a one track line and one, three coach

platform. The need for increased parking at the station is neither borne out bythe

available capacity of the road network to absorb additional traffic accessing the

station or by the capacity of trains running through Hanborough at peak commute

times; as there is none. Both are already crowded to capacity at peak times.

Neither is it likely that Great Western would wish to fund the necessary engineering works
that would enable increased capacity on the Cotswold line between Oxford and Malvern,
as the cost of such a venture would outweigh the income that could be reimbursed through
ticket sales, particularly now that the Marylebone line is operational from Water Eaton,
Kidlington.

The only outcome of an additional 400 spaces would be a significant increase in
traffic volume and frustrated commuters.

4. Hanborough Surgery and Pharmacy (Eynsham Medical Group)

At present Ha n b o r osurgehydwhich includes a busy pharmacy, is centrally located in

the village and is within easy walking distance of other key facilities, for example the

School, Post Office, Dentist and Co-op store. There is also dedicated accommodation

close to the surgery for elderly and disabled residents. CEG propose a financial
contribution pro-rated from the Church Road settlement of £25000/50 houses. Assuming a

ratio of 2.5 individuals per new household, this development would result in an
additional 300 patients. CEGO6s pr opos e dupporothet additibnaltpatients t o s
their development would generate would certainly be inadequate and could even be
considered derisory.

In their Planning Statement the applicant also proposes to provide land, but not to build,
a Class D1 building that could be used as a surgery. No mention is made of the pharmacy.
The delivery of this objective lies in the hands of third parties and commercial
arrangements have yet to be finalised. The applicant cites their proposal as a benefit of
their development, but does not undertake to underwrite the delivery of this aspect
of their scheme. There would be little if no opportunity for the surgery to fund such a
building and the furnishing, specialist fittings and other resources that would be
required. Currently, the Hanborough branch of the Eynsham Medical Group already
operates at slightly above the national average® of 1562 patients per full time equivalent
(FTE) doctor. In recent years, there has been a reduction in funding for general practice;

% Source, NHS England Analytical Service 2013/14www.england.nhs.uk/statistics/
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this is down to just 8.39% of the NHS budget at a time when the population is ageing.
This is significant as it leads to higher demand for GP services in particular, because older
people have complex and multiple medical conditions?.

The location of a surgery at the far eastern end of the village would be very
inconvenient to many of our residents, particularly the elderly, disabled and vulnerable.
It would undoubtedly increase traffic significantly. An outcome that applies not only to
surgery visits but also the numerous additional visits that are made to request or collect
medicines from the pharmacy.

Education services

Hanborough has one primary school, Hanborough Manor Church of England School®,
which is part of the Eynsham Partnership Academy (EPA)?*. The catchment for the primary
school is Long Hanborough and Church Hanborough. Secondary educational needs are
met by Bartholomew School®®, Eynsham. Currently, Hanborough Manor School has
approximately 190 children on its roll with an average class size of 26. The school is
generally organised as one class per year group, a strategy that is favoured by Ofsted, as
an approach that provides a high standard of targeted education. The school is operating
at near capacity, maintaining the 12% buffer required to operate effectively and allow
for in term fluctuations, as recommended by the Department of Education (DoE) cited by
Oxfordshire County Council (OCC) (2015), is already forecasting that intake for the
school, up until 2019, will be at the maximum capacity of 30 pupils.

The village is proud of the standard the school has achieved over the years. This was
ratified by the Good Ofsted report the school received in 2013%¢, which made the following
observations:

1  The school is a happy, friendly community.

1 In2011/12, the school was in the top 3% of schools in the country for its
progress across Key Stage 2.

Behaviour around the school is very good.

Good teaching over time ensures that pupils make good progress across the
school.

There is a good culture of reading at the school.

The attainment of pupils...is now well above average.

Pupils make outstanding progress across Key Stage 2.

Teachers create a positive climate for learning with lessons that build well on
pupils' prior learning and that pupils enjoy.

1  The school engages well with parents and carers.

= =4

= =4 -4 =4

Hanborough Manor School is situated on a plot that it shares with the local playgroup, who
have a portakabin and a play area close to the foundation building. The school building
currently has an undersized hall (designed for 140 pupils) and has no realistic short-
term space for expansion without sacrificing current amenity. The land plot is

#Z 3ource, Royal College of General Practitioners published on 30 May 2014 http://www.rcgp.org.uk/policy/rcgp-

policy-areas/long-term-conditions.aspx

Z\www.hanboroughmanor.co.uk/
2public_meeting_of the Eynsham_Partnership _of Schools_letter.pdf

2!

5> www.bartholomew.oxon.sch.uk/

Zywww.ofsted.gov.uk/inspection-reports/find-inspection-report/provider/ELS/123120
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surrounded by housing to the north, and the Hanborough Playing Fields Association (a

Charitable Trust) land to the south. An application (No. 15/03341/FUL) has been submitted

by another developer, Pye Homes Property Developers, for the creation of a distantly

located playing field, as a strategy to provide space to build additional school buildings.

This has not met with support from the village. Details of the points of objection to this
application can be accessed from HAGO6s objecti
2015. The outcome at the Uplands Sub-Committee, WODC on the 4 January 2016 was

unanimous refusal.

Given that Hanborough Manor School is approaching capacity, and is not easily
expandable in the short term, this would mean the majority of children from this new
development would need to be schooled elsewhere. This would increase the likelihood
that children, especially in locations such as this on the edge of the village, will be
turned away and required to attend other schools. Apart from the impact on the
children who could have to attend a different school to their neighbours, this places
additional pressure on parents, particularly where childminding or other child care provision
is required. It also adds further to commuter traffic at peak times.

The applicant acknowledges that the local school will have to expand if it were to
cope with children from their development but then only offers to discuss the situation
at a future dat e reasonadble ncankributiom to Ainfrastructure
i mpr ov e merThig ciearly is a woefully inadequate response, given the direct impact
this development would have on school applications for admission.

Conclusion

The National Planning Policy Framework (NPPF) and Planning Practice Guidance (2014) make
reference to the imperative to engage with the community and this and our cited documentation
is our attempt to fulfil that aim. The document we have presented here represents the views and
perspective of the residents of the community that live in Hanborough and its environs.

We are aware that the future of Long Hanborough lies mainly with Council Officers, particularly
those related to planning, our elected representatives and the developers who have submitted
planning proposals. As in all applications of this nature the window of opportunity to respond to
this planning application is short, particularly if this process is to include the views of Hanborough
residents. The National Planning Policy Framework (NPPF) and Planning Practice Guidance
(2014) make reference to the imperative to engage with the community and this document is our
attempt to fulfil that aim. The objection we have presented here is based on the information and
evidence we have been able to research ourselves and the feedback we have received from
residents and relevant others with knowledge of t

It is clear that the overwhelming majority of residents are opposed to large-scale housing
developments in Hanborough, as is evidenced by the level of objections received by WODC
regarding the applications it has already received; over 1000 for Land South of Witney Road
(No. 14/1234/P/OP and 15/02687/0OUT) and some 165 letters of objection, with none in
favour, in relation to this application 15/03797/OUT.

This document highlights that key among those objections are:
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1. This is a large scale development, with significant potential for extension in the
future, and as such will undoubtedly have a severe impact on the social and economic

infrastructure within Hanboroughdés community e

rural character and integrity.

2. The impact of increased vehicle movements on an already heavily congested
A4095, particularly at peak times. Not only will that increased traffic lengthen the
interval of peak times, there are also particular concerns regarding the safety of the entry
and exit point to this development. Not only is it very poorly placed at peak times the
volume of traffic to all intents and purposes will cut the village into two halves.

3. The Il ocation of this devel opment at t he
undesirable. Not only will it impinge significantly on the vil age6s rur al
includes an immediately adjacent AONB, it is also a location in which many may find it a
struggle to reach central village services (school, surgery and shops) without recourse to
a car: a situation that is not helped by the bus service .

The addition of a further 400 car parking spaces at the station is also foolhardy.
The need for this is not borne out by the available capacity of trains running through
Hanborough at peak commute times; as there is none. The trains are already crowded to
capacity. Neither is it likely that Great Western would wish to fund the necessary works
that would enable increased capacity on the line between Oxford and Malvern as the cost
of such a venture would outweigh the income that could be reimbursed through ticket
sales. The only outcome of an additional 400 spaces would be a significant and
untenable increase in traffic and frustrated commuters.

Again, it is important to highlight that residents are not opposed to new housing and have always
supported appropriate and organic growth in the village. It is the position and scale of this
development, its attendant issues of increased traffic volume and safety, impact on local
services and the threat to the coherence and integrity of our village community that are
untenable.

We therefore respectfully request that you support this document of objection from
Hanborough Action Group and the objection you have received from our Hanborough
Parish Council representatives by voting against this proposal.

Thank you for your attention in this matter.

Sincerely,

Hanborough Action Group Committee
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Appendix 1

Hanborough: its location, geography and history

Hanborough is an ancient village that has been in habitation for over 22,000 years. As a
community it has evolved slowly and integrally throughout its history to date.

Hanborough is located approximately 10 miles north-west of Oxford, about midway between the
market towns of Woodstock and Witney. It contains two villages: Long Hanborough, and the
smaller Church Hanborough. The parish, roughly triangular in shape, is bounded by the river
Evenlode on the north and east, except for a short section on the north where the river seems to
have been diverted by the construction of Combe Mill. A small tributary of the Evenlode, called
Caverswell Brook in the Middle Ages and Eynsham Brook in the 16th and 17th centuries, forms
the short southern boundary and part of the western boundary. Those boundaries have been
unaltered since medieval times, but the remainder of the western boundary, which follows field
boundaries from the point at which it leaves the brook, south-west of Church Hanborough village,
was changed in 1932 and again in 1948, reducing the area of the parish from 2270 acres to 2125
acres (860 hectares).

Land ownership, employment and role in relation to surrounding villages and towns

The major landowners of the agricultural fields around the village are Blenheim Palace Estate
and Corpus Christi. Farming, followed by quarrying in the site off Church Road, brick-making and

glove-making (a former glove-f act or vy i s |l ocated i n Mi |l |l wood End

economy. The arrival of the business park 30 years ago or so, introduced a number of small
businesses that provide a range of contemporary goods and services and opportunities for some
small-scale local employment. With the increasing mechanisation of agriculture, however, and
workplaces now being clustered in or around towns (such as Witney, Oxford, London, Coventry

and Birmi ngham), over 80 %tioo fravel th work ldwaside af theovillagé; 6 s p o p L

for the most part by car.

Hanborough has a doctor 6s s ursghealsya, printhy achaolsPost
Office, petrol station, two hairdressers, two garages, a fish and chip shop, a cycle repair and
general store, two public houses and a small supermarket. Church Hanborough has one public
house. Long Hanborough has also in recent years, been the weekly rota location for mobile
catering outlets?’. These facilities are not only used by village residents but also by people living
in surrounding villages such as Freeland, Combe, Bladon, Church Hanborough and North Leigh.

The use of these services and resources inevitably brings substantially increased traffic onto the
road network. Also, being on an Oxford commuter route others from further afield, such as
Witney, stop off for routine shopping. Apart from the supermarket car park, which has limited car
parking spaces at its front with three disabled bays and an overflow car park behind, there is a
small car park in Riely Close and eight spaces in front of the parade of shops of which the Post
Office forms a part. The largest car park is at the railway station on the very edge of the village
and is not within convenient walking distance of the main village facilities; this station car park is

2lwww.ricospizzashack.com/ and www.facebook.com/pages/Thai-To-Go/688572334494095

phar m:
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at capacity throughout the working week. Parking in the village is therefore at a premium
especially at peak times. It has been noted by HAG that parking on grass verges is now a
common feature throughout the village, which is both an eyesore and damaging to verge
grassland.

Population

Hanborough is an ancient village that has been in habitation for over 22,000 years. By the 18™
and 19"centuries the population rose and fell, reaching a peak of 1153 in 1851. By 1921 it had
fallen back to 816, despite the opening of the railway station that linked Hanborough to London in
one direction and Worcester in the other. A school was built in 1879 on Main Road, a new
church, Christ Church, in 1895 and a second Methodist Chapel in 1895. After the 1920s, the
number of residents increased, particularly in Long Hanborough, with a sharp rise during 1961-71
as a result of several small housing developments. The population of the parish of Hanborough in
the last census (2011) was recorded as 2630, a number that is gradually rising as small scale
development has continued in both the affordable and premium housing sectors.

Geophysical character and topography

The parish of Hanborough lies in what was formerly Wychwood Forest, which William | acquired

as a royal hunting forest in 1086. There are few records of the settlement until the Domesday
Book of 1086, when it is referred to as the Manor of Hanberge, held by Gilbert of Ghent on behalf

of King William 1| . Thlkwhichaistbke ridge ar T-shapddhigh gréusd ot i |
which the settlement was established.

Hanboroughods I inear form of settlement stild]l dete
today. Its rural character is evidenced by many houses in the village having views directly over

the encircling open fields and agricultural land. The major landowners of the agricultural fields

around the village are Blenheim Palace Estate and Corpus Christi College. The arrival of the

business park in 1986 introduced a number of small businesses that provide some small-scale

employment. Wider afield, workplaces are clustered in or around towns and cities such as

Witney, Oxford, London, Reading and Birmingham.

The parish of Hanborough rests on a raised plateau 30 metres above the course of the Evenlode
valley to the north. The bedrock on which it sits is of the Jurassic period (c180-130 million years)
and comprises either yellow limestone or Oxford Clay. During the Jurassic period Oxfordshire
was submerged below the sea, and marine sediments were later uplifted to form land. Most of
the stone-built houses in the Hanboroughs and Church Hanborough church have been built of
this sedimentary limestone and marine organisms such as sea shells, ammonites and fish teeth
are commonly found in the structure of the stone.

The topography of the area is largely the result of the action of several ice ages. One of these,
the Anglian Ice Age, diverted the course of the Thames. During this period the Thames flowed
from the Midlands roughly down the course of the present Evenlode Valley. This left a series of
clays, gravels and cobbles, which are still found in fields to the west of the parish, and are known
as the Northern Drift. These cobbles are at least 500,000 years old. During the Anglian glaciation
the ice-cap was located within 30km of the parish, and it is possible that the steep sides of our
present Evenlode Valley were cut by o6outwasho fl ow

A subsequent deposit, t he 6 Hanb gerofgguels, Taid dowma c e 0 , o
500,000 to 300,000 years ago. It is this that now underlies most of Long Hanborough. These
gravels were widely quarried until the mid-20™ century, and the tusk of a Mammoth, dating from
30,000BC was found in the Hanborough Terrace, at the top of Swan Lane in the early 1940s.To



the south of the pari sh the gravel i's krRavwl egs Tehe ad&dammear
deposited by the Evenlode about 200,000 BC. In the centre of the parish and along its western
boundary the soil is clay.

As noted, the ground rises from the Evenlode valley in the north and east and the smaller valley
of the brook in the south and south-west to a T-shaped hill or ridge on which both Long
Hanborough and Church Hanborough stand. The slope is fairly gentle on the south and east, but
much steeper in the north and parts of the west. The highest land is near the north-west corner of
the parish, 100 m. above sea level at Cook's Corner and on the Church Hanborough road in
Long Hanborough, and the lowest, 65 m., in the Evenlode valley on the eastern boundary.

The geography and geophysical characteristics of the district offers free-draining soils on the
higher ground to extensive meadows along the river Evenlode, which provide fertile agricultural
land of high quality for cultivation and livestock farming,

Landscape Types

|:] Alluvial Lowlands

|:] Lowland Village Farmlands

D River Meadowlands
Wooded Estatelands

- Wooded Estate Slopes and Valley Sides

@Qrdnance Survey

Settlement and habitation

Evidence of human occupation in the area goes back as far as the Lower Palaeolithic era (20,000
BC), this is evidenced by the discovery of two flint axe heads and other flints found in the gravel
pits and throughout fields around the village. Excavations have revealed that at some point
during the Bronze Age (1700-800 BC) a settlement was established. By the Iron Age (400BC-
100AD) this had developed to comprise of two farmsteads, iron ore smelting pits, and pottery
kilns.

By 1086, the parish lay in what was formerly Wychwood Forest, which William | acquired as a
royal hunting forest in 1086. There few written records of the settlement until the Domesday
Book of 1086, at this point the settlement was referred to as the Manor of Hanberge. This was
heldby Gi | bert of Ghent on behalf of t hemeaksiHmg,naWisl | i a
Hill, which describes the ridge or T-shaped high ground on which the settlement was established.
I'n addition to Gilbertos subst an fuitherl320faeds,dvhichg of 14



were made available to 26 villeins®® or tenant farmers;a  mi | | now Mil | Far m;

Pinsley Wood, and all that remains of Wychwood Forest)and from 1108 its quarry provided stone
for the Grade | listed Church of St. Peter and Paul completed in 1121. Henry | of England stayed
at Hanborough, presumably in the Manor House, in 1105.

The geography and geophysical characteristics of the district provided excellent fertile agricultural
land for cultivation and livestock farming, as it offers free-draining soils on the higher ground to
extensive meadows along the river Evenlode. By 1279 there were 91 customary and free
tenants, a number of whom held land in what is now Long Hanborough. There were also
scattered settlements to the north and west of the village.

In terms of its links to other settlements, a prehistoric route ran through the village from Eynsham
via Hanberge north, along what is now Millwood End to North Leigh and possibly on to as far as
Uffington. Port Street, mentioned in 1005, passed through the north of Hanborough. This linked
Woodstock to Witney and was used by farmers to trade produce. This is now the A4095. These
routes gradually clustered houses along them. As these extended, the northern end of the village

Pi

developed two distinct O0Endsdé, Wood End (now Mil v

of the village. The oldest surviving house in the village, the Malt House, located in Millwood End,
is said to have been built as a refuge and predates 1550. Other houses believed to date to the
16™-century in the village and still surviving are the Manor House and No. 76 Main Road.

By the 16" century, the settlements at the south and north of the village were being identified as
6Church Townd as this was where the <church
extended line of dwelling in that part of the village. In 1610, 52 houses were recorded in Long
Town and 16 in Church Town. The parish was referred to
from Oxford in June 1644, rode through it and stationed his troops overnight on the Heath, at the
top of Millwood End. By 1738 there were 138 houses in the parish, most of them distributed in a
narrow linear pattern along what are now Main Road, Church Road, Park Lane and Millwood
End. Hanborough has retained many of its old houses, though has lost all but three (George and
Dragon, 3 Horseshoes and the Hand and Shears) of the considerable number of inns and
alehouses that opened between 1533 and 1860.

The linear form of settlement continued throughout the 19™ and 20" centuries and still
determines and defines the structure of the
rural character that so many houses in the village have views directly over the encircling fields of
the surrounding countryside. Houses on Main Road, Millwood End and many houses in Millwood
Vale for example, look out in both directions over the open fields and agricultural land.

Summary

Historically, Hanborough has always developed in relation to the boundaries determined by its
linear structure and rural character. The WODC Policy H7 (Local Plan 2011), which advocates
infilling and rounding-off, has maintained the integrity of this linear-structure and rural character.
Together with Policy BE4 (Local Plan 2011) which highlights that development should not result
in the loss or erosion of open areas to the detriment of a community, this has underpinned
Hanboro u g hsizesand rate of growth. Both of which have been proportional in meeting the
needs of its population and more importantly, in ensuring the sustainability of its services and

%In medieval Eu r o pagpéasant personally bound to his lord, to whom he paid dues and services, sometimesco
mmuted to rents, in return for his land. From the Old French vilein or serf.
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resources. This has been key to maintaining the stability and integrity of Hanbor oughos

as a community. This recognition of the long-evol vi ng pattern that
community and its connection to the countryside is one that we wish, as a community, to ensure
is carried forward as continuing pattern into the future.
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Appendix 3

Oxford Trafficmaster A Class Road Network
(September 2012 7 August 2013)
AM Weekday Peak Analysis
Term Time only (07.30 7 09.30)






