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1.0 INTRODUCTION

1.1 This representation to the Vale of White Horse District Council’s Local Plan Part 1
Strategic Sites and Policies consultation is made on behalf of Mrs A Jones and Mr P
Carter part owners of Land West of Stanford in the Vale.

1.2  The representation supports the Council’s decision to allocate land West of Stanford
in the Vale in its Local Plan 2031. However, our clients do not support the reduced
allocation on the site which makes the policy neither justified or effective; nor
consistent with national policy.

1.3 Our clients own the northern part of the site and the nursery to the south and are
working with the third landowner to ensure that the whole site is deliverable as one
cohesive development.

2.0 VALE OF WHITE HORSE LOCAL PLAN 2031: PART 1 - STRATEGIC SITES AND
POLICIES

2.1 Preparation of the Council’'s new Local Plan first started in November 2007 and has
been through a number of iterations since. The Council published its Local Plan
2031: Part 1 — Strategic Sites and Policies in February 2013 with housing targets
based on those in the South East Plan (13,294 new homes over the plan period).
However, the South East Plan was revoked in March 2013 meaning that it no longer
has any statutory weight in planning terms.

2.2 Since then, an Oxfordshire Strategic Housing Market Assessment (SHMA) has been
produced jointly between all the Oxfordshire local planning authorities. This assessed
housing need in all of the Oxfordshire housing market areas. The results showed a
higher housing need for the Vale of White Horse than that being provided for in the
February 2013 plan. As a result, housing targets for the Council were increased. This
was reflected in a further Strategic Sites and Policies ‘Housing Delivery Update’
version of the plan published for consultation in February 2014. This version had a
higher target of 20,560 new homes, which matched the requirement for the Vale in
the SHMA. Land West of Stanford in the Vale was allocated in the plan for 290
dwellings.

2.3 Following the February 2014 Housing Delivery Update consultation, a number of
amendments have been made to the plan. These are now being consulted on prior to
its submission to the Secretary of State. The site is still allocated for development but
for a lower number of 200 dwellings.

3.0 Suitability of Land West of Stanford in the Vale for Allocation.

3.1 Page 36 of the plan sets out the ‘Settlement Hierarchy’ for the district and designates
Stanford in the Vale as a larger village with employment, services and facilities. Page
33 of the plan explains the sustainable strategy for the Vale. Part of the strategy is to
allocate strategic housing growth at the larger villages to help maintain their vibrant
communities. The allocation of Land West of Stanford in the Vale is consistent with
this strategy.

3.2 A number of assessments have been carried out on the site by the Council and or
our clients. They all show the suitability and achievability of the site for development.
The key points from the assessments are summarised below:
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3.3

3.4

4.0

4.1

4.2

e Landscape Capacity Study — The Phase 1 Landscape Study of the site
carried out by the Council. The study recommends the site for allocation in
landscape terms and concludes that ‘The site relates well to the existing
settlement pattern and can be contained with a limited impact on the wider
landscape through appropriate landscape treatment.

e Access and Traffic — There are two potential access points to the site. One
IS an existing entrance to the nursery at the southern end of the site and the
other is from an existing gate to the north of the site.

e Ecology — Our clients commissioned an Ecological Assessment of the site.
The assessment found no overriding ecological issues which could prevent
development on the site. Indeed it states there are ecological opportunities
through habitat creation and enhancements for fauna on the site.

¢ Flood Risk — The whole site is Flood Zone 1 meaning it has the lowest risk of
flooding.

e Pollution — A geo-environmental appraisal has also been carried out on the
site by our clients. It concludes that there should be no significant geo-
environmental issues on the site that would prevent it from being developed.

The Council’s Strategic Housing Land Availability Assessment (SHLAA) assessed
the site under reference STANOS. In conclusion it stated that:

‘The site is suitable in principle. The site is not isolated from the existing
settlement as it is adjacent to a recently permitted development and an
employment site as well as close to a petrol station and public house
(currently being rebuilt after a fire)’.

It also concludes that the site is ‘Achievable’ and ‘Developable’.

The Council’'s Sustainability Appraisal (SA) found minor positive effects against SA
objectives, which sought to provide suitable homes (including affordable housing),
allocate development on sites that have good access to services and reduce the
need to travel and promote sustainable travel. There were also neutral effects on SA
objectives, which sought to improve health and well-being, support a strong and
sustainable economy and protect cultural heritage, townscape and landscape.

Level of Housing Allocated on the Site.

In the Local Plan 2031 Housing Delivery Update February 2014, the site was
allocated for 290 homes. Without explanation, in the current version of the Plan this
has been reduced to 200 dwellings. Our clients object to this reduction in the size of
the allocation.

The Housing Topic Paper at paragraph 5.48 explains that a minimum development
density of 30 dwellings per hectare (dph) is the Council's preferred density
requirement unless specific local circumstances indicate a lower density is
appropriate. This is justified by referring to advice in the Council’s draft Design Guide
which states that:
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it is normally in relatively exceptional circumstances that lower than 30 dph
would be necessary’.

4.3 Our clients agree with this statement and are sympathetic to the view that as the site
lies on the edge of Stanford in the Vale, a slightly lower density may be appropriate.
The site is 11.62 ha and developing it for the 290 dwellings as originally intended,
would be the equivalent of a very reasonable 25 dph.

4.4 If the allocation is reduced to 200 dwellings the development would be delivering a
wholly incongruous density of 17 dph or nearly half of the proposed minimum
development density required in the plan. This would result in the waste of valuable
greenfield land and means the policy is neither justified nor effective.

4.5 Moreover, the policy would not be consistent with national policy. Paragraph 7 of
The National Planning Policy Framework (“the Framework”) states that there are
three dimensions to sustainable development: economic, social and environmental.
These give rise to the need for the planning system to perform a number of roles.
Under ‘environmental’ it requires local authorities to ‘use natural resources prudently’.
Allocating the site for such a low density is not consistent with this requirement.

5.0 Summary and Conclusion.

5.1 Our clients fully support the allocation of Land West of Stanford in the Vale in the
Council’s Publication Version of its Local Plan 2031 Part 1: Strategic Sites and
Polices and believe that the Plan has been positively prepared.

5.2 The Council’s own evidence base as well as studies commissioned by our clients
demonstrate the suitability of the site for development.

53 Our clients can assure the Council that the site is available and deliverable.

54 Our clients object however to the Council’'s seemingly arbitrary decision to reduce
the proposed allocation from 290 to 200 homes. With the reduced density, the
resultant density would be close to half of the minimum density required in the Plan
(17 dph compared to 30 dph). The lower density is not justified and the waste of
valuable greenfield land through a lower density would not be effective. The policy
would also not be consistent with national policy, which requires the prudent use
of natural resources.
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