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Written submission from
Ludwell Life community group

January 10th
Re:  APP/Y1110/W/17/3179387

Land to the Rear of West of England School (WESC), Topsham Road, Exeter

Ludwell Life is an independent community group which exists to protect and enhance Ludwell Valley Park.

Our group is against the appeal proposals from appellants ADP&E Farmers. We agree with the LPA’s reasons for refusal of planning.

We would like to bring other issues to the attention of the Inspector, relating to traffic, congestion, air pollution, the safety of pedestrians and cyclists,  and a change in policy indicated by Exeter City Council since the refusal of the planning permission in 2016. 

1. Air pollution impacts from current and proposed development

a) The area in the vicinity of the Tollards Road- Topsham Road junction is already subject to levels of nitrogen dioxide pollution that are close to the legal limit of 40mg/m3. (Exeter City Council monitoring reading for the most recent 2016 figures for the diffusion tube in this location is 34.9).  The whole of this area is within the Air Quality Management Area of the city. 

b) The very large number of new homes being built between Topsham & the Countess Wear roundabout, and the arrival of an Ikea store, with huge numbers of new trips being generated around the Countess Wear roundabout,  can only add to the congestion and  pollution levels on Topsham Road 

c) Another development of 147 new homes, care home and assisted living units (on the site of the current Deaf School) is likely to be approved on the Topsham Road, which will also generate considerably more traffic and congestion.
d) The above points add up to air pollution on the Topsham Road, in the vicinity of Tollards Road, going well above the legal level, if in addition, the proposed development that is the subject of this appeal, goes ahead.  The common ground statement from Exeter City Council states that there is no objection on air quality grounds because the issue “must be considered in the light of Council’s need to deliver more housing within the city”. However, the City Council is under a legal obligation to reduce illegal levels of nitrogen dioxide with the Air Quality Management Area. 

We therefore assert that this development, taken in association with other agreed developments that will impact on traffic and existing congestion on much of the Topsham Road, but especially the Countess Wear end of it, is likely to result in levels of nitrogen dioxide that are either illegal, or very close to illegal, and all this in an area heavily used by pedestrians and cyclists. This should be taken into consideration as a material issue in determining the appeal.
2. Change of policy by Exeter City Council
e) Exeter City Council published a new draft Air Quality Action Plan
 on January 4th 2018. This draft Plan sets a dramatic change of tone regarding air pollution, compared to the all the previous Air Quality Action Plans for the city. The vision is now for a city where emissions are reduced because “the private car is seldom used for journeys within the city”
.  The city council has never taken such a strong anti-pollution, anti-private car use before.  
f) Within the draft Plan are specific proposed key action areas, where the council is proposing changes in planning policy in order to reduce emissions; edited extract of table below.

	Identified areas of work required to deliver the vision for air quality in the city

(Table 3.2 in section 3.5 of draft for consultation AQAP)

	Emissions
	X
	X
	Planning
	X

	
	
	
	Development creates sustainable car-free communities
	

	Exeter City Council policies and incentives
	
	
	· Require developers to demonstrate a financial contribution to mitigation which matches the harm caused.

· Policies deliver development where car travel is not needed
	


g) We therefore assert that this proposed change in planning policy is a material change to policies previously pursued by the council. There is no doubt that were these proposed changes to be in place, the current development at appeal would not have been allowed by the City Council on the grounds of the additional, cumulative pollution that will be caused the extra car journeys.

3. Safety of pedestrian and cyclists on Tollards Road during commuting peak periods
Tollards Road is an unofficial ie not noted in any existing policies as a commuter route, and not mentioned as such in the original planning application papers, heavily used pedestrian and cyclist route. It us used both by people commuting from the city outwards, and from those arriving from points beyond the Countess Wear roundabout direction. These people arrive by bus, (alighting at the Tollards Road junction), walking and on bikes.  There is a subset of cycling commuters – pupils at St Peter’s school.  All of these commuters use the Tollards Road junction, then Tollards Road, to walk or cycle to the cycle /walking route in Ludwell Valley Park that joins Wendover Way to Pynes Hill and the Peninsula business parks.  
During peak commute hours, there is a steady stream of cyclists and pedestrians using this relatively narrow road, with cars parked on both sides of the street, and which is extremely steep at the top end. This combination of parked cars, steepness and heavy flow of cyclists and pedestrians makes Tollards Road already suspect with regard to road safety. The St Peter’s pupils are particularly at risk as they are regularly observed to be cycling in a ‘zig ag’ to assist in getting up the steep hill, and coming down the hill, they cycle very fast.

The appellant’s plans propose a new cycleway that will open onto an improved road running by the WESC school. However, for any pedestrians or cyclists coming the from city, which it is safe to assume must number at least half if not more of the total number),  the additional distance required to use this new cyclepath will make it less attractive than continuing to use the shorter distance route up Tolllards Road.

The addition of regular commuter traffic to this space can only decrease the already less than ideal conditions for the cyclists and pedestrians. We therefore assert that there are serious road safety issues for these pedestrians and cyclists should the development go ahead.

�  Final for consultation Draft Air Quality Action Plan http://committees.exeter.gov.uk/documents/g5296/Public%20reports%20pack%2011th-Jan-2018%2017.30%20Place%20Scrutiny%20Committee.pdf?T=10


� Section 3.5 of draft for consultation AQAP
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