Comments for Planning Application: 25/03351/OUT
Application Summary
Application Number: 25/03351/OUT
Address: Land North of Tops Nursery Broadway Road Mickleton Gloucestershire
Proposal: Outline planning application for up to 95 dwellings with associated access and infrastructure, all other matters reserved
Case Officer: Martin Perks
Customer Details
Name: Mickleton Against Inappropriate Development (MAID) Village campaign group
Address: Chris Cottam, 4 Tillage Close, Mickleton, Chipping Campden, GL55 6RA.
Comment Details
Comment Type: Objections
Stance: MAID objects to the proposed application
Comment Reasons:
· Historic overdevelopment
· Lack of sustainable public transport infrastructure and the speculative nature of the present proposal
· Flawed Transport Assessment and Highway Authority concerns
· LVIA aspects
· Utilities and other infrastructure concerns

Historic overdevelopment
Any decision for significant development in Mickleton must not be taken without taking historic overdevelopment into consideration.  The previous version of the Local Plan (2011 to 2031, adopted 3rd August 2018) contains the following paragraph:
“7.20.4 Taking account of environmental constraints and the size of the village, recent growth and the lack of developable and deliverable land, no housing allocations are made.”
This recognises the fact that in the period 2010 to 2020, despite the guidance being around 80 additional homes in Mickleton, the actual number of new dwellings approved and built was closer to 240, 3 times the guidance.  During that same period there has been an actual decline in available services (loss of Post Office) and no improvement in other aspects of available infrastructure, coupled with a significant increase in traffic volumes through the village.
No further expansion of the village should be considered in the absence of a committed plan to address both the traffic situation and the lack of viable access to infrastructure services.

Lack of sustainable public transport infrastructure and the speculative nature of the present proposal
The Planning Statement gives the misleading impression that Mickleton has regular and convenient bus services to higher order service settlements. Two hourly services, to very few destinations, and with no late-night services to or from anywhere, does not support such a contention. 
At paragraph 4.15 of the document, Mickleton is described as a growth point to accommodate 590 additional homes. This figure has clearly been lifted form the District Council’s recently published Preferred Options Development Consultation Paper, which developers may now seek to utilise as a justification for Off-Plan, speculative and piecemeal developments, devoid of commensurate infrastructure.  The plain fact is that any new homes, whether affordable or otherwise, need to be built in the right locations and not simply bolted onto the edge of the existing settlement, beyond its development boundary, and transforming its rural setting into an urbanising sprawl. 
At paragraph 6.17 of the document, it is stated that Mickleton can readily accommodate another 95 dwellings without any unacceptable impact on the local road network. As will be seen below, whilst from a purely numeric perspective, the Highways Department may tend to agree with this simplistic assertion, there are several other factors that need to be considered, predominant of which relates to road safety.

Flawed Transport Assessment and Highway Authority concerns
The Highway Authority’s letter of the 12th December 2025 corrects the inaccuracy in paragraph 2.13 of the Transport Assessment by adjusting the distance to the nearest bus stop by an additional 190 metres. Not only does this make it further to access by pedestrians, but 200 metres of its length has no footway, and so presents safety hazards.  The letter also refers to transport modes in any new development being car-dominated, as a result of the lack of a frequent bus service and the need to travel by car to the nearest railway station.
The town centres of Evesham and Stratford are both 9 miles distant from Mickleton and not 7 and 8 respectively, as incorrectly described in the Transport Assessment. Under paragraph 2.6 of that document, the table is not reflective of the more recent MAID traffic survey where 500 vehicles per hour were seen to pass through the village.
Paragraph 2.13 contains a bus services timetable featuring infrequent services to a very limited choice of destinations which excludes Evesham. As such, and bearing in mind the very restricted evening services, there is very limited potential for using buses for commuting purposes or for evening related social/ leisure activities. 
At paragraph 3.3 of the document, it is difficult to fathom the basis for asserting that traffic demand on the adjacent B4632 is low. By what measure exactly? Certainly, the addition of another 200 plus vehicles onto the local road network can hardly be described as a low figure. The volume of traffic generated by the burgeoning developments of Meon Vale and Long Marston airfield is also indicative of a high level of demand which will only increase by 2028, 2033 and beyond, as more houses are completed. 
Under paragraph 4.5 of the document, it is stated that traffic generated by the proposals will dissipate as it distributes away from the site and across the network. It is hard to reconcile such a scenario with the inevitable potential for increased congestion on the B4632, heading towards Stratford for example, adding to the traffic jams that already blight the town and create an absolute nightmare for anyone unfortunate enough to be caught up in them. 
Under paragraph 6.2 of the document, the infrequency and limited destination spread of bus services limits their suitability for commuting as an alternative to a car. Recent figures, obtained by the District Council, reveal that most working residents travel over 10 kilometres to their workplaces, and this further exposes the limitations of bus travel. Anyone starting work at 9.00 am, for example, would be faced with a stark choice of a bus departing at either 6.43 am or 8.43 am, too early or late for viable use. Return journeys in the evening would also be extremely problematic. 
A Stage 1 Road Safety Audit is put forward by the Highway Authority and MAID would also suggest that a 20 mph speed limit is introduced to cover all of the built up extent of the village. Speeding through the village was a key feature of a recent traffic survey conducted by MAID, which established that the traffic flow through the village  was in excess of 500 vehicles per hour. 

LVIA aspects
The somewhat disparaging reference to mere countryside is juxtaposed with the NPPF referenced acknowledgement of its intrinsic beauty. 
Under paragraph 4.9.5, it is stated that the site contributes to the setting of the Cotswolds National Landscape, yet it is notable that none of the viewpoints analysed and photographed feature scarp viewpoints such as Bakers Hill or Kiftsgate Court, unlike those appearing in the Northern Trust proposal. In those circumstances, it makes it hard, if not impossible to conclude, that overall views into and over the site are largely limited to visual receptors adjoining the site with minimal visibility from elevated land in the CNL to the south. Where is the evidence for such a categoric assertion? 
It is equally difficult to accept the bald assertion, on page 44, that the development proposals are of a scale and nature that would have a negligible effect on the distinct character of the village. Mickleton’s character is shaped by being a rural village set in the countryside. Any major urbanising housing development that erodes its setting and rural characteristics can hardly be described as having a negligible effect on its character. 
Clearly, public footpaths MF27 and WS7 will be significantly impacted by the proposed development and there are no proposals for how this could be mitigated. 

Utilities and other infrastructure concerns
Thames Water have clearly highlighted the water supply and infrastructure concerns that underpin their request for the application to be deferred. Consideration will clearly need to be given as to what additional infrastructure requirements will be generated by the present proposal, and in this respect the Council should be cognisant of the cumulative impacts of all development proposals that affect village utilities, including the supply of electricity which has been prone to recent outages. 
In relation to education, both the primary and secondary schools are at full capacity and so any incoming pupils will necessarily be forced to travel elsewhere for schooling, rendering the proposed site unsustainable. Similarly, doctors’ surgeries are already operating at capacity and hospitals are over 20 miles distant which again points to reliance on private motor vehicles to access. 

Conclusion
To conclude, there are significant public transport and traffic and related concerns; inaccuracies and deficiencies in certain documentation submitted by the applicants and utilities and other infrastructure concerns that form the basis of this objections document.

                                           

