








[INSERT ADDRESS & DATE]

Dear Sir/Madam
RE: PROPOSED GYPSY AND TRAVELLER SITE AT THE FORMER CHICKEN PROCESSING PLANT, (30B MARSHFIELD ROAD), MARSHFIELD
We write to object to the proposed allocation within the Local Development Plan of the former Chicken Factory site in Marshfield/Castleton as a residential gypsy site. This objection is based purely on planning policy parameters and lack of transparency in the Newport Council proposed allocations process.

We understand that pursuant to planning policy guidance from the Welsh Assembly Government (WAG) that there is a mandatory requirement for local authorities to assess the need for gypsy accommodation within their municipalities and to provide adequate provision for the need where such a need is evidenced. 

In preparing our objection we have familiarised ourselves with the following documents:

-
WAG Policy Guidance, notably Circular 30/2007 – Planning for Gypsy and Traveller Sites; 

-
The Good Practice Guide for Designing Gypsy and Traveller Sites in Wales, July 2009;

-
The Newport City Council Deposit Local Development Plan 2011-2026;

-
Newport Gypsy and Traveller Accommodation Needs Assessment, carried out by Fordham Consultants in January 2010.

Pursuant to the Fordham report, there is an evidenced need for Newport City Council to provide 29 permanent gypsy pitches over the next 10 years. The WAG guidance identifies that there is no perfect location for gypsy sites, for while paragraph 20 of Circular 30/2007 states that  “local planning authorities should first consider locations in or near existing settlements with access to local services e.g., shops, doctors, schools, employment, leisure and recreation opportunities”, the guidance also states that “sites may also be found in rural or semi-rural settings”. 

Furthermore, with regard to the sites in or near existing settlements, the Circular opines that proposals should be rejected if they would give rise to more than modest additional daily vehicle movements and/or the impact on minor roads would be significant; however, with regard to rural/semi-rural sites the Circular states that “local authorities should be realistic about the availability, or likely availability, of alternatives to the car in accessing local services. Over rigid application of national or LDP policies that seek a reduction in car borne travel would not be appropriate as they could be used to effectively block proposals for any Gypsy and Traveller Site in a rural location”. (Paragraph 26 of WAG Circular 30/2007)

The government guidance regarding gypsy sites, is therefore quite broad, allowing a variety of different sites/locations to be considered. The Newport CC website currently states that over 200 sites have been considered and that a shortlist of 11 sites have been formulated, which includes the former chicken factory in Marhsfield. However, what is noteworthy is that the Deposit Local Plan (April 2012-June 2012), did not include any of the 11 shortlisted sites, rather draft Policy H16 of the Deposit Plan identified only three possible sites at:

-
 Yew Tree Cottage, Bettws; 

-
former Army Barracks, Pye Corner, Nash; and 

-
former Army Camp Site, Pye Corner Nash. 

It therefore remains unclear why those 3 sites have now been expunged from the shortlist, particularly when one considers the spreadsheet provided by Newport City Council of the potential gypsy sites visited (accessible through this link: http://www.newport.gov.uk/stellent/groups/public/documents/web_text/cont683865.pdf), which identifies that those three sites are no more constrained than the new 11 shortlisted sites, and that Yew Tree Cottage specifically is indeed one of the most suitable of the 45 or so sites that were visited by Council. It seems that the lack of footpaths and public transport links to those 3 sites (as noted in the aforementioned spreadsheet) are ‘adequate’ enough grounds for their current exclusion; however, we refer you back to paragraph 26 of WAG Circular 30/2007, which was quoted above and specifically states that local authorities should not exclude sites simply because of the lack of alternatives to car borne travel, while in regard to the lack of footpaths, surely their construction is a simple remedy.

We also draw attention to the previous consultation on Gypsy and Traveller sites from 2011, whereby a shortlist of 20 sites complying with WAG criteria for developing gypsy sites was drawn up by Council from a long list of potentials. That shortlist comprised the following sites (as evidenced through this link: http://www.newport.gov.uk/_dc/index.cfm?fuseaction=council.homepage&contentid=cont622867) and included the following comments:

1. Hartridge Farm Road, former road safety site - Meets all Welsh Assembly Government Council Proforma Criteria. Has already received Council approval to sell to a housebuilder. Capital receipts going to rebuild of Hartridge High School;

2. Bettws allotments;
3. Land opposite old Spencer Boys Club;
4. Craig y Ceiliog;

5. Compound adjacent to Open Hearth;
6. Former Bridge Training Centre;
7. Penhow quarry;
8. Former Working Mens’ Club;
9. Chicken Farm, Castleton – Unsuitable for an intensification of vehicular traffic;
10. Former Wye Vale Garden Centre;
11. Former Army Camp, Pye Corner - Potential rural exception site. Brownfield site. Protected flood plain but will require Flood Consequence assessment. Large area of flat land;
12. Yew Tree Cottage - Potential rural exception site. Outside settlement boundary, site has existing residential consent. Potential for a small residential site. Currently for sale on the open market. Improved pedestrian access to settlement is possible;
13. Queensway Meadow, south of Leeway Industrial Estate - Large flat area of brownfield land in the settlement boundary. For sale on open market. Good access in and out of site is possible as well as being close to a main arterial route. Would need to be provide adequate screening from commercial businesses for the potential residents;
14. Arnsbrae House, Glassworks Cottages;
15. Brickyard Lane, Allt-Yr-Yn - Existing occupied family site. Outside the settlement boundary. An intensification of vehicular traffic in this location would give rise to major highway access concerns. Not possible to develop further;
16. College Crescent
17. Former bakery, Nash Road
18. Land at Pound Hill, Coedkernew - On main arterial route with good access possible. Sloping site which would mean terracing but difference in levels negates noise levels from the M4.
19. Former Barracks, Pye Corner, Nash - Brownfield site in protected flood plain. FCA would be required. There is an existing road and path network that seems to be capable of restoration. Good access to the road network and local services. Site obtained by WAG as part of future M4 relief road;
20. Tatton Farm
What is clear from this 2011 list is that there is justification for excluding the former Army Barracks at Pye Corner, Nash from the draft Local Development Plan but no clear reason for now excluding the Former Army Camp, nor Yew Tree Cottage, which again from this document appears to be the most logical local plan inclusion for a residential gypsy site. What is also noteworthy from this list is the clear rejection of the former chicken factory in Marshfield on the grounds of vehicular intensification, the rejection of the brickyard at Allt-Yr-Yn on the grounds of vehicular intensification and the rejection of Hartridge Farm Road (former road safety site) on the grounds that the site has been sold to a housebuilder. However, the chicken factory, the brickyard at Allt-Yr-Yn and Hartridge Farm Road remain part of the current shortlist, which now includes 8 other sites, not previously recognised in 2011 as meeting WAG guidance. Furthermore, when one considers the positive comments provided by Council for Queensway Meadow, the former Army Camp and Pound Hill, Coedkernew, we question why those sites are not included in the current shortlist. 
We therefore consider that the Newport City Council process for shortlisting sites for gypsy and traveller sites is less than transparent and shambolic.

With specific regard to our site of concern, the former chicken factory at 30B Marshfield Road, Marshfield we highlight the following matters in opposition to its consideration as a gypsy and traveller residential site. 

The site was recently proposed by the owner for inclusion within the settlement boundary within the Local Development Plan 2011-2026 for the purpose of constructing new houses. The Newport City Council Candidate Sites Report entitled ‘Representations and Council Responses, February 2012’ provides the following information with regard to that proposal:

“Taken together the sites are likely to have a significant effect on the landscape and townscape as they pose a significant increase to the settlement. Public right of ways should be retained and enhanced. Part of site is adjacent to a main road which could lead to noise pollution effects on residents. Further, proximity to the road may exacerbate an increase in traffic which will necessarily increase from such a substantial increase in housing in an out of town location. SAM adjacent to site (2065.C1) - it should be ensured that the setting of the site is not negatively affected by development. The sites could include some employment/mix use development to encourage local employment and reduce the need to travel. Dedicated walking and cycling routes should be created and enhanced, especially to connect the settlement with centres of employment.

Countryside Comments:

Incursion into valuable open countryside. Potential landscape visual and amenity impacts. Area of High value in LANDMAP. Within proposed SLA 1 Wentloog Levels. Visual, Tree, Ecological, PROW issues.

Access to Highway:

Private track leading to Marshfield Road.

No footways, substandard width.

Open Space Linkage Improvement:

The proposed development falls within the Marshfield Ward that has a shortfall in play space of 6.79Ha. Owing to the small size of the site an off-site contributions for outdoor play facilities locally will be required.

Welsh Water Comments :

Sewerage

From the information provided it is difficult to clarify if the public sewerage system can accommodate the proposed level of development. Should the density of each development be considerably high there is a possibility that some of the development may overload the existing sewerage system. As such, in order to accommodate the sewerage generated by the development it is likely that off site works will be required to provide sufficient capacity and ensure that there is no detriment to the environment and existing customers. A hydraulic modeling assessment would usually be required to understand the impact of any proposed development so that the likely scope of off site works can be determine appropriately. Subject to consultation on individual sites including further information, such as the likely density, we may be able to provide more informative site specific comments. In this instance we may also be in a position to advise that certain smaller developments could be accommodated with the public sewerage system.

Water supply

It is unlikely that our existing water supply network can supply the proposed additional development. As such it is likely that off site works are required to ensure an adequate water supply can be provided to serve the proposed additional development and to maintain the service level of our existing customers. In order to understand the required works a modeling assessment would need to be undertaken subject to provision of further detail as to the proposed site useage. A high level solution to increase supply to the whole area may be available by diverting flows from one of our trunk mains. However, funding for a solution of this nature would require input from all prospective developers.

Sewerage treatment

No problems are envisaged with respect to the treatment of flows generated by the proposals.
Overall Council Response:

This site is in the green wedge outside the settlement of Castleton. The plan seeks to promote the reuse of brownfield sites in preference to extensive use of greenfield sites as this generally performs better in sustainability terms for a variety of reasons. As well as protecting the countryside, this will help to reduce the need to travel, particularly by car, and make best use of existing infrastructure, both physical and social, helping to maintain existing communities.

The forecast housing need has been assessed in the context of Welsh Government projections, the regional context and current market realities. The plan allocates more than sufficient land to meet this requirement. Additional housing allocations in a rural location cannot therefore be justified. Furthermore, the release of the representation site for housing would be contrary to the Council’s strategy of accommodating growth in Newport within the urban area and within the defined Eastern Expansion Area as part of a comprehensive sustainable development. The Council’s strategy follows the search sequence approach advocated in Planning Policy Wales in paragraph 9.2.8.

It is recommended that this site is not included in the Local Development Plan for development.”
It is clear from the above text that the site has been specifically excluded from inclusion within the settlement boundary for new housing, for while the Council acknowledged that the existing industrial units are atypical to and unsightly in this semi-rural and semi-residential location, the actual site constraints (limited utility infrastructure, poor transport access, lack of community facilities (open space, shops, etc) and the further incursion of development into the countryside) are more compelling grounds for maintaining the status quo. 

Of course, it is accepted that the site can still be considered for gypsy and traveller accommodation pursuant to draft Policy H5 of the Deposit Local Development Plan, which allows for ‘affordable housing on rural exception sites’; however, the Policy states that “sites will need to be suitable for housing in all other respects”, while Draft Policy H17 -  ‘Gypsy and Traveller Accommodation Proposals’ states that “the site must be well related to suitable community facilities and services for the prospective occupants, the site must be capable of being served by utilities, and the site must comply with other environmental and general policies of the plan especially with regard to residential amenity and highway safety.”
The Council proposes that the site could accommodate up to 20 pitches, but according to the Fordham research, based on current guidance each pitch can hold approximately three caravans, trailers and/or other vehicles, depending on the resident’s requirements, as well as a utility block and parking space. Twenty pitches with 3 caravans each would result in 60 extra ‘homes’ on this site, which would place a considerable burden on the village, whereby local children are already being refused primary school places because of overcrowding and long waiting lists. Furthermore, the Candidate Sites Report quoted above, already highlights the limited utility infrastructure capacity and the distance to shops and essential services, while the site access over private driveway, rather than public road of sufficient width and vehicular capacity would create significant and unreasonable highway safety implications for the whole village, which cannot be underestimated given the site’s proximity to the primary school.
Lastly, we wish to draw Council’s attention to a Planning Enforcement Report of 20 February 2008 on the former chicken plant at 30B Marshfield Road, Marshfield, which related to the illegal siting of 2 touring caravans and a camper van for providing residential accommodation on the said land without the benefit of planning permission. The report stated that:

The property is located in the Green Wedge. The Green Wedge has a high level of protection in Policy terms and it is very unlikely that residential development not essential for an agricultural activity will be considered acceptable. Also the residential use of the site is not compatible with lawful current industrial use. The residential amenities of the occupiers will be low and the Council would not want to see the future industrial use of the site curtailed by inappropriate residential development within its curtilage.
The caravans are a discordant feature within their immediate setting in the countryside. Policy CE2 strongly discourages the erection of residential dwellings (or change of use to such) outside the defined settlement boundaries.

According to Policy SP6, development in the countryside will only be permitted where the use is appropriate, respects the character of the surrounding area and is appropriate in scale and design. The use of the caravans and camper van for residential purposes on this site does not fulfill the requirements of this policy either.

The very siting of only 2 caravans and a camper van led Council to consider in 2008 that they were a discordant feature within the Green Wedge countryside setting and appropriate enforcement action was initiated to have the vehicles removed. The creation then of up to 20 pitches which could see 60 caravans or similar vehicles on the site would cause considerable harm to the countryside setting and would have an adverse effect on the visual qualities of the landscape to the detriment of entire area. It is of course acknowledged that mitigation planting could be installed to limit wider views of the site, however, the site’s other constraints (noted above) remain compelling reasons to expunge the former chicken plant site at 30B Marshfield Road, Marshfield from the shortlist of potential gypsy and traveller residential sites. 

We therefore object to the site’s inclusion on the shortlist of potential gypsy and traveller residential sites in the Newport municipality and urge the Council to be more transparent in its assessment of sites and decision making. We therefore expect a detailed response to our objection should our objection not be upheld.

Yours sincerely

………..[insert name here]
PAGE  
1

