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SECTION 1

INTRODUCTION

1.0 INTRODUCTION

Scrutiny Board are currently undertaking an inquiry into the provision of gypsies
and travellers sites in the City.

One of the issues they want to explore further is providing more pitches for
travelling families at the existing site at Cottingley Springs.

This will involve landscaping, laying hardstanding (to accommodate two caravans
and a vehicle to each additional pitch), connection to the water supply, electricity
and sewerage, the building of facility units (bathroom, toilet, kitchen, dining/living
area) and any additional roads within the site.

CPM is requested to carryout an urgent Feasibility Study to look at expanding the
capacity of the site and to provide budget costings for the work.

This information is required by 20™ December 2010 as a report is required for
Scrutiny Board at the beginning of January 2011.

Copies of all available drawings and a copy of the Designing Gypsy and Traveller
Sites Good Practice Guide have been forwarded separately for information.

11 LIMITATIONS

Paul Quarmby visited site with Gareth Self , Travellers Services, on the
15" December 2010, examined existing drawings and noted the Good
Practice Guide on provision for travellers.

This report is submitted on the understanding that this is a quick appraisal
of the site and for its possible expansion.

No ground investigation has been undertaken, no discussion in respect of
the diversion of the existing watercourse or its history and liability to
flooding has taken place.

Discussion with Planners has taken place but without a scheme drawing it is
difficult for full consideration to be given.

No discussion with, or submission to, LEDA has been Made.

Budget prices are provided using £/ M2 Rate prices and are for guidance
only, in line with the requirements of an initial site appraisal.

A more detailed & full Feasibility Study providing potential site layouts
and full discussion with relevant statutory providers & planners can be
provided by the commissioning of the SDA, a Fee would be chargeable for
such a Study.



SECTION 2

SUMMARY

2 Summary

Utilising the plans provided and extrapolating data in respect of the existing
plots and facilities provided it appears that 14No additional Pitches might be
provided at Cottingley Springs.

The cost of providing such additional accommodation would be in the region of
£1,299.229.50 this equates to £92,802.00 per pitch.

The new accommodation, it is theorised, can be provided in two areas, 6No
Pitches on site A, on a strip of land adjacent to the access road to the
neighbouring farm & secondly 8No pitches on site B on a strip of land
between the site access road and the stream adjacent to main road.

T T T G AR T

However, from discussion with LCC Planners and with reference to the
guidance published on Traveller & Gypsy sites further development on this
site may be opposed, the current thinking being that a number of small site
integrated into the community around Leeds would be more beneficial.



Comment from LCC Planner

‘Whilst the preferred approach does not explicitly support the extension of the
site it does not necessarily dismiss it either. The preferred approach is to have
a number of smaller sites across Leeds which is the option that came out from
consultation. The strategy is in draft at the current time’ .

See also Planning Comment Section 4

Development of the Cottingley site

With regard to development at the Cottingley Springs site it would be more
cost effective to build on Site B as access, mains drainage and services exist
within reasonable distance of the potential pitches and may support
development, Site A requiring a new access road, drainage and services.

We would recommend that outline plans be produced and checks with LEDA,
the service boards, mains drainage and Environment in respect of potential
flooding from the adjacent stream be undertaken.



SECTION 3

BUDGET COSTS



Cottingley Springs Travellers Site

UNITS

Description
Utility Units

No Qty Rate
Pair 1.0 No £53,

Hardstanding 2.0 245.0

Boundary fences /walls 2.0 45.0

Gates 2.0 1.0

Foul Unit drainage 2.0 10.0

inspection chambers 2.0 1.0

Surface water Unit drainage 2.0 10.0

inspection chambers 2.0 1.0
Electrical Supply x2

4No Power,

Hook ups x2

Water connection x2

Total unit cost x2
14 Units on site

SERVICES & ACCESS

Roadway
Site A

Main access road 100.0 5.5

Site B not required

Drainage
Site A

In New Roadway

Pathways

Foul Mains drainage 1.0 100.0
Inspection chambers 4.0 1.0
Surface Water 1.0 100.0

Site B

In Existing Roadway

Improve existing Mains drainage 1.0 180.0
Inspection chambers 5.0 1.0

Stream on site

Diversion / culvert Unit

Water Main Site A 100.0
Site B 180.0

Electrical Main Site A 100.0
Site B 180.0

Stage 1 checks
Planning
Building Control

Prelims
Contingencies

SDA Fees @ 18%

Total Site costs

14 Units
Service & Access

0.2

0.1

0.2

Total Inc

14No Units / = 1No

000.00
£76

£125
£150
£50
£500
£50
£500

£73

£84
£1,500
£84

£84
£1,500

£70
£70

£45
£45

£53,000.00
£37,240.00
£11,250.00
£300.00
£1,000.00
£1,000.00
£1,000.00
£1,000.00
£1,000.00
£960.00
£2,000.00

£109,750.00
£768,250.00

£40,150.00

£8,400.00
£6,000.00
£8,400.00

£15,120.00
£7,500.00
£10,000.00

£7,000.00
£12,600.00

£4,500.00
£8,100.00

£127,770.00
£10,000.00
£2,500.00
£2,000.00
£768,250.00
£127,770.00
£896,020.00
£152,323.40
£89,602.00

£161,283.60

£1,299,229.00

£92,802.07 Per unit



SECTION 4

PLANNERS COMMENTS



For deciding a planning application for an extension to Cottingley Springs, first
regard would need to be given to policy of the Unitary Development Plan Review
(UDPR) which is the development plan for Leeds. Policy H16 says:

THE CITY COUNCIL WILL CONTINUE TO SEARCH FOR SUITABLE
PERMANENT, TEMPORARY STOPPING AND TRANSIT SITES TO PROVIDE
ACCOMMODATION FOR TRAVELLERS AND TRAVELLING SHOWPEOPLE, AND
WILL ENCOURAGE SUITABLE PRIVATE SITES TO BE ADVANCED, IN ORDER
TO PROVIDE A BALANCED DISTRIBUTION THROUGHOUT THE DISTRICT
WHICH WILL SUPPLEMENT EXISTING PROVISION IN SOUTH WEST LEEDS.

SUITABLE SITES WILL NEED TO BE:
i ACCEPTABLE TO THE TRAVELLERS' COMMUNITY ITSELF;
ii. WITHIN EASY REACH OF COMMUNITY AND OTHER FACILITIES;

iii. IN LOCATIONS WHERE THE ENVIRONMENT PROVIDES ACCEPTABLE
LIVING CONDITIONS, AND WHERE THE DEVELOPMENT WILL NOT
HAVE UNACCEPTABLE ENVIRONMENTAL CONSEQUENCES.

SITES FOR TRAVELLERS WILL NOT NORMALLY BE ACCEPTABLE IN THE
GREEN BELT, ON PLAYING FIELDS AND OTHER SITES IDENTIFIED FOR
GREENSPACE PURPOSES, ON THE BEST AND MOST VERSATILE
AGRICULTURAL LAND, AND WHERE THEY WOULD RESULT IN DETRIMENTAL
IMPACT ON A SITE OF OF NATURE CONSERVATION INTEREST PROTECTED
UNDER POLICY N50.

Further expansion of Cottingley Springs might meet criteria i, ii, and iii. The firstis
not straightforward because there is not one single Travellers community. Some
parts of the community do not believe that expansion of Cottingley Springs
acceptable. Regarding ii. the site is somewhat remote, but it would be expected that
residents of the existing site have established means of accessing services and
facilities. Given the existing site, iii could probably be satisfied.

A more exacting part of the policy is that sites will not normally be acceptable in the
green belt. Cottingley Springs is washed over by the green belt. Unless the
extension is onto the adjacent employment site (which is not in the green belt),
development would have to demonstrate very special circumstances. Such
circumstances could include the recognised need for Gypsy and Traveller Pitches in
Leeds (West Yorkshire Gypsy and Traveller Accommodation Assessment (GTAA)
2008), the problems with unauthorized encampments and lack of alternative options
for sites in locations not in the green belt.

A more up-to-date position on Gypsy and Traveller accommodation is provided by
Leeds’ Core Strategy Preferred Approach which was published for consultation
October 2009. It was written in the context of the West Yorkshire GTAA 2008
(although number of pitches required in Leeds was not quoted). Of options
consulted upon in an earlier stage of the Core Strategy, the Preferred Approach is to
go with a locational preference for Gypsy and Traveller sites as follows:

e Small residential sites of no more than 12 pitches distributed around Leeds



linked to existing infrastructure

It should be noted that the Core Strategy has not yet been completed, so it doesn’t
have the same status as the UDPR.

In conclusion, the biggest planning concern about expanding Cottingley Springs
would be the Green Belt issue. This would have to be assessed and judged in more
detail. Apart from that, expansion would not be explicitly contrary to either UDPR or
Core Strategy Preferred Approach (CSPA) policy, but it would not sit comfortably
with the intention of the CSPA to prefer smaller sited distributed around Leeds.
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