Llanvair Discoed - Objection to Local Development Plan, The Proposed Rural Housing Allocations Report and Proposed Village Boundary changes
LDP General

Having read through various LDP documents posted on the Monmouthshire website I would like to make general comments as follows. Some general points made here will also apply to more specific comments made against each of the candidate sites later in my objection:

1. Llanvair Discoed fails to meet the primary criteria of the  LDP

a. The LDP states: 

“Distribute development proportionately across rural and urban areas to meet housing

needs evenly throughout the County, although focusing on those small towns and

villages where there is a basic level of services and facilities.”

“An appropriate amount of development in rural areas with a focus on those settlements that

have best access to services and public transport”

Llanvair Discoed does not meet these criteria in nearly all respects having a very limited level of services and facilities, specifically:

· The village has no mains sewerage or drainage. In addition, as this area of Llanvair Discoed is within an Environmental Agency groundwater special protection zone 1, the Environment Agency after a recent inspection (July 2010) have stated that they would refuse permission for any sewage discharge of any kind into the ground or village stream.

· All three candidate sites are subject to flooding. Candidate site PV14 even had a substantial land drain installed by the council, but this has failed to prevent further flooding.

· The village has no mains gas
· The village does not have any shops within 800m
· The village has no regular or scheduled bus service (only the grass routes system where you need to reserve the bus up to 24 hrs in advance).
· The village has no school (the nearest school at Shirenewton (2.6 miles away) is oversubscribed)
· Limited broadband (maximum broadband speed of <2MB - you are no doubt aware that the more users of broadband on a single line into the village will slow down the access speed for all users).
· Limited road access (the ‘main’ road into the village is a narrow lane barely wide enough for two cars to pass for a large part of its length prior to joining the A48)

The LDP also states the need for affordable housing within the Caerwent area; however, I understand that the recent development at Merton Green will supply a minimum 28 affordable houses which I understand represents a large proportion of the entire affordable housing quota identified for this area.

b. In addition to not meeting the primary criteria of the LDP, the council has been remiss in not actively promoting the LDP to encourage local landowners to nominate land. I am personally aware of at least two areas adjacent to the village where the landowner has been seeking permission to develop their land without success. I also understand that these landowners were totally unaware of the LDP and that landowners were being actively sought to propose development sites. 

c. Llanvair Discoed has been promoted from an H4 designation (infill only) to inclusion within the LDP on the basis of “its range of community facilities”. These facilities include a small Public House, a Church and a small Children’s Play Area (there is no sports field as stated in the LDP description).  As stated above, there is no public transport, no mains sewerage or drainage, no mains gas, no shops, no school, limited road access – yet it is considered worthy of promotion to a Main Village within the LDP.

2. Llanvair Discoed fails to meet a number of the criteria identified in the “Candidates Sites Assessment Process and Criteria  April 2009”:

The Candidates Sites Assessment Process and Criteria April 2009 states:

a. “…Higher or lower agricultural quality of the land. PPW places a particular importance on the safeguarding of agricultural land graded 1, 2 and 3a.”
“….wherever possible avoiding development on greenfield sites”
· I understand that all three of the candidate sites in Llanvair Discoed are classified as Grade 3 agricultural land and have been informed that candidate site PV16 is in reality Grade 2.
b. “The Institute of Highways and Transportation Guidelines for Providing Journeys on Foot (2000) suggests acceptable walking distances to facilities, defined as those where a high proportion of the trips generated by new development can be conveniently made by passenger transport, on foot or by bicycle. These are summarised below.

	
	Facilities, e.g Shops, Bus Stop
	Commuting/School
	Other

	Desirable
	200m
	500m
	400m

	Preferred
	400m
	1000m
	800m

	Maximum
	800m
	2000m
	1200m


Source: Guidelines for Providing for Journeys on Foot (IHT 2000)”

The document also states that candidate sites need to have: “Access to public transport, including level and frequency”

Llanvair Discoed fails to meet these criteria:

· There are no shops in Llanvair Discoed. The nearest shops are located in Caldicot (4 miles away) 

· The nearest school is located in Shirenewton (2.6 miles away) and the school is currently oversubscribed

· There is no regular public transport only a grass routes service where you need to reserve the bus up to 24 hrs in advance.
c. “Setting in relation to neighbouring uses, accessibility to community facilities, and the provision of services such as water and sewerage.”

“The relationship to other existing infrastructure such as water supply, drainage and sewer capacities”

· Llanvair Discoed has no mains sewerage or drainage service
d. “The access to, and impact of development on, the highway network, including potential benefits arising from development”
· Llanvair Discoed is primarily accessed from the A48 by a lane that narrows substantially to an extent that two cars can barely pass each other and larger vans, lorries, tankers etc.. cannot be passed by vehicles travelling in the opposite direction.
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Satellite image showing road into village (at top of road).
 (Candidate site PV16 is the field to the south of the road)
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Photographs illustrating narrowness of main road into Llanfair Discoed. 
e. “The degree and extent of flood risk.”

“Minimise the risks posed by, or to, development on, or adjacent to, unstable or contaminated land and land liable to flooding.”

· Candidate site CV14 in Llanvair Discoed is subject to regular flooding (typically 2-3 times per year – see pictures below).
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Flooding into my garden from field comprising candidate site PV14
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Field comprising top end of candidate site PV14

Environmental Impact:
Llanvair Discoed lies within an Environment Agency classified groundwater source protection zone 1 (SPZ1) defined as follows:  

“We have defined Source Protection Zones (SPZs) for 2000 groundwater sources such as wells, boreholes and springs used for public drinking water supply. These zones show the risk of contamination from any activities that might cause pollution in the area. The closer the activity, the greater the risk. 

We use the zones in conjunction with our Groundwater Protection Policy to set up pollution prevention measures in areas which are at a higher risk, and to monitor the activities of potential polluters nearby.”
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Map showing Inner Zone (Source Protection Zone 1 area)

The Environment Agency Groundwater Protection: policies and practice (GP3) 2008 (Policy p4-3) states:

“Inside SPZ1 we will object to any new sewage effluent discharges to ground“
As Llanvair Discoed does not have mains sewerage or drainage all three candidate sites would be prohibited from discharging even treated water into the ground requiring sealed cesspits to be provided for any development. I understand that the regulations state that sealed cesspits should:

· Not be within 15 metres of the dwelling to be served

· Not be within 10 metres of a watercourse

· Not on land prone to flooding

· Have a minimum capacity 18,000 litres

· Candidate site PV14 does not have any running water on or adjacent to the site. 

· Candidate sites PV15 and PV16 have water courses on or adjacent to them but these constantly run dry or extremely low during warm period.  

As no permanent water course is available on or close to any of the candidate sites, cesspits as described above will be required. 

In addition, candidate site PV14 is prone to flooding on a regular basis (see photos, section 2e) and should be excluded on that basis. Candidate sites PV15 and PV16 are also located close to natural sinks which are fed by the ditch adjacent to these candidate sites and drain into the groundwater. 
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Main stream through village which I understand runs adjacent to and supplies the only water
 to candidate sites PV15 and PV16 and is the nearest source of water to candidate site PV14.

The Environment Agency visited Llanvair Discoed this month (July 2010) to inspect the stream running through the village and have stated verbally that they would refuse to allow any sewage discharge into the stream or water courses served by the stream as it clearly does not flow all year round.
Candidate Site Assessment Documents:

A. Candidate Site Llanvair Discoed PV14. Land to the rear of School Court, Llanvair Discoed

Comments on assessment document:
As identified in the assessment document, this is a landlocked, greenfield site classified as grade 3 agricultural land.  There is no mains gas at the site or in the village and no mains sewage or drainage at the site or in the village and there is no natural water course on the site or nearby. The site is within an area designated as a ‘special landscape area’ and has high impact visibility from most parts of the village and local area. The area has been identified as a possible site of archaeological interest as it is possibly the site of an early medieval settlement and also lies adjacent to the ruins of Llanvair castle. The site is also prone to regular heavy flooding (see photos, section 2e) despite the recent installation of a land drain (the photos show flooding after the land drain was installed). The site is also adjacent to a Grade 2 listed building and is therefore possibly affected by curtilage under Listed Building Regulations which can be interpreted to define the landscape around a listed building as potentially part of the curtilage.

PV14 also lies outside of the current village boundaries.

There are also a number of inaccurate statements/answers to the assessment as follows:

Point 5.
The local road network consists of small lanes. The main road into the village from the A48 is unmarked road for half of its length with high hedge borders on either side and is barely two cars wide. Additional traffic, especially construction vehicles, oil tankers and sewage tankers etc.. would present  a significant road hazard on these small lanes (see photographs in 2d above).

Point 6.

There is no regular or scheduled bus service in the village. There is only the grass routes service where you need to reserve a bus up to 24 hours in advance.

Point 8.
The nearest school is in Shirenewton which is 2.6 miles from Llanvair Discoed (further than the recommended 2000m maximum). This school is over subscribed and there are currently no vacancies.

Point 10.

Llanvair Discoed has no mains sewage or drainage and no mains gas supply. The village has broadband access but at speeds below <2 MB.

Llanvair Discoed is situated in a Groundwater SPZ1 area as designated by the Environment Agency. Recent communication with the Environment Agency suggests that they would be totally opposed to any development that discharged treated sewage into the ground or any of the village water courses (which they have inspected and confirmed that they run dry on a regular basis). This would require any development to install sealed cesspits. As there is ample evidence of regular flooding on site PV14, I would suggest that the Environment Agency would fully oppose any development even if sealed cesspits were used.
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Recent photograph of stream running through village which
 is the main water course for all proposed candidate sites.

Point 21.

The land floods frequently.  This is known to the council as they installed a substantial land drain at the top of the field approximately 18 months ago; however, this has not prevented further flooding (see photos in section 2e)

B. Candidate Site Llanvair Discoed PV15. Land to South of Llanvair Discoed

Same objections as above for all points (including regular flooding), except as follows: 

For Point 5, there is very limited access from a narrow lane to this site.

For Point 10, the water course for this site is derived from the stream that runs through the village. On inspection, the water course is currently stagnant.
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Recent photograph of ditch running through candidate site PV16.
Water in ditch is stagnant and not flowing.
C.  Candidate Site Llanvair Discoed PV16. Land to the South East of Llanvair Discoed

Same objections as above for all points (including regular flooding), except as follows: 

For Point 5, any access to the site would be on a very narrow junction where a side road and two driveways join. To compound the hazard, the entrance into the village is over a small blind rise and bend giving limited visibility. This Junction would also be in the proximity of the area where the local schoolchildren are picked up and would potentially present a danger to the children.

Candidate site PV16 lies directly on the entrance to the village and any development on this land will have a high visual impact. 

For Point 10, the water course for this site is derived from the stream that runs through the village. On inspection, the water course is currently dry.
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Recent photograph of ditch running through candidate site PV16.
Obviously completely dry.
Boundary Changes

As it is clear that both candidate sites PV14 and PV15 are unsuitable for development, there is no clear need to extend the village boundaries to include these sites.

In particular, your own assessment of candidate site PV14 states that it is land locked and therefore unsuitable for development. In addition, the candidate site assessment report further indicates the unsuitability of this site for development – in reality the assessment seems to indicate so many reasons not to develop PV14 that it is difficult to understand how it got included in the first place.
On the basis of the points made above, I would like to make the following requests:

· The proposal to extend the village boundary to include candidate site PV14 is rejected on the basis that it is a totally inappropriate site for development and therefore should not be included within the village boundary.

· Candidate site PV14 is rejected and removed from the LDP as a potential candidate site for development

· The proposal to extend the village boundary to include candidate site PV15 is rejected on the basis that it is an inappropriate site for development and therefore should not be included within the village boundary.
· Candidate site PV15 is rejected and removed from the LDP as a potential candidate site for development.
· Candidate site PV16 is rejected and removed from the LDP as a potential candidate site for development.
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