Impact of proposed housing at bottom of Pemberton Road (application 7/2011/0380/DM)
The proposed building location is an area of open amenity land between the Huntsman Pub car park, and the end of Pemberton Road.  The suggestion is that the area is ‘a mess with little amenity value’, and that housing development would be appropriate and sequential.
Planning Objections

1.
The area has not been identified in any housing plan
There has been no suggestion in any local plan of any description – not least the DCC plan which is in preparation – that this open amenity area might be used for, or suitable for, or appropriate for housing development.
	
I object in principle to this unwanted ‘infilling’ which is in absolute contradiction to the clearly expressed wishes of many people in Newton Aycliffe, who campaigned in their submission on the County Plan explicitly against such infilling.

2.
The area is not ‘a mess’

It is true that the area in question has been allowed to run wild and rank.


However, this is not a valid reason to fill it with houses; it is not ‘a mess with little amenity value’.  The area is simply – and in the estate’s initial design was intended as – a garden area belonging to the Huntsman pub, which the pub has allowed to run wild (for reasons it is not difficult to guess).

3.
Loss of significant open amenity space

By its green, open nature, and given that it is surrounded on all sides by open land – this piece of land contributes far more than its size and nature would suggest to the ‘design-feel’ of this location, right at the entrance of a busy housing estate.

Building on this piece of green field land, right in the middle of an large open area, will ruin the ‘design-feel’ of the area because – from whatever direction you look – it will be placing a clump of three houses right in the middle of the open area (see satellite photo).
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This google satellite photo shows how the proposed plot is right in the middle of a large open area and breaks the line-of-sight from almost every direction.  The orange line is referred to in point 4, the red line in point 5.



This strategic positioning the centre of this open area is critical; building on it in effect means the loss of the whole area, which is thus compromised from every direction.

This open amenity space is not a piece of derelict land on the perimeter/in a forgotten corner which will benefit from being ‘smartened up’.

It is (and was designed to be) a significant area in the centre of an open space which forms a green ‘forecourt’ to the entire development.
4.
Loss of significant open amenity space – design-feature: openness

To provide a single example, consider this photograph and photo-montage:
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	This is an impression only.  Although I have obviously tried to be as accurate as possible, it makes no claims to technical accuracy.


This scene is taken from the bottom end of the bridleway which runs down through South Agnew Plantation.  The path is an ancient cart-way, which ran from medieval Woodham village across what was then moorland to Middridge.

Presently (left-hand photo), the walker emerges from a beautiful woodland into the significant, large open amenity area, looking across to the Huntsman Pub and the arc of Woodham Way.

If permission to build is granted, the walker will emerge from the bridleway to a view blocked by housing (right-hand impression).

The negative impact on the intended design of the area will be far greater than one might imagine from the application or the plans.
5.
Loss of significant open amenity space – design feature: open, ‘green’ entrance to the estate
Since the proposed site is also at the mouth of Pemberton Road, I would argue that it has especial importance, since it forms the entrance/ ‘forecourt’ area to the entire housing estate, and that building houses on the plot will not only ruin the ‘design-feel’ of the specific open area, but will also ruin the design/initial impression of the whole estate.
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	Again, this is an impression only which makes no claims to technical accuracy, although in reality I fear it would be more intrusive.


This photo shows the scene from Woodham Way, showing the road entrance to the housing estate.

Presently, the area as designed is so open and ‘green’ (left-hand photo) that it is hard to realise that one is entering a modern housing estate.  The whole created aspect is one of space and openness, and is consistent with Newton Aycliffe’s reputation as an attractive, ‘green’, ‘garden’ town.  Certainly, this is the design-aspect which the people who have bought houses in Woodham Village moved there to obtain.

If permission to build is granted, home-owners will enter their estate through a ‘gauntlet’ of three close-packed houses (right-hand impression), and the intended quasi-rural ‘feel’ will be lost.
6.
Traffic considerations: St Elizabeth Close car park

Finally, since the building plot will be at the end of St Elizabeth Close, it is necessary to consider the negative effect the buildings would have on entrance and exit to the busy car parks which serve the Huntsman Pub, the Church, the community centre and the Woodham shops.
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	Again, this is an impression only which makes no claims to technical accuracy.  Although a fence might be forbidden, I suspect the actual building line will be further to the left.


This photo is taken from St Elizabeth Close, and shows the exit from the car parks.

Presently – despite being allowed to grow wild – the area is open enough (left-hand photo) to see traffic turning into the housing estate almost as soon as it leaves Woodham Way.

If permission to build is granted, traffic visibility both ways will undeniably be reduced (right-hand impression).
Whilst this might not be an issue on a quiet private housing estate, St Elizabeth Close is a relatively busy thoroughfare providing access to and egress from a shopping area, a community centre and a church.

7.
Conclusion
This plot of land was never intended in anyone’s plans to be a housing plot.

The design-intention for this plot of land was that it might be part of a large open area leading into the housing estate and the rear of the village centre to anyone approaching it via Woodham Way, which is the main road through Woodham Village; it plays a significant part in that design-intention.

Allowing housing development on this plot will destroy the design-feel of the whole area – the open aspect, the forecourt-to-the-shopping centre, the entrance to the estate, the open area alongside and uncluttered access from Woodham Way will ALL be lost if this development is allowed.

Planners need to realise that they will not just be allowing housing on an insignificant corner of derelict land – they will be altering the entre nature of the whole area.

This development is NOT sequential development outwards from a settlement, but trespass onto a valuable area of green open space within a settlement.  The existence of that green open space is a determinant part of the quality of living space in that settlement.  

If this were Heighington Village centre, not Woodham Village centre, this application would have had no chance whatsoever of even being considered, never mind accepted.

JCL
