Humber, Ford & Stoke Prior 

Group Parish Council

Minutes of the Planning Committee held on 
Tuesday 15 December 2015 at 7.30pm in Stoke Prior Village Hall
Present:
Cllr Mike Hubbard (Chairman)

Cllr Hugh Fowler-Wright

Cllr Ken Bemand

Cllr Gill Stovold

Cllr Rodney Thompson

Cllr William Jackson



With:
Mr Philip Brown (Clerk)
And:
Ms Merry Albright (Border Oak Ltd) and six members of the public. 
PC44/15
Apologies for absence


None.
PC45/15
Declaration of interests and dispensations

(a)
There were no declarations of interest in agenda items from members.
(b)
There were no applications for dispensations from the rules on participation by members with a disclosable pecuniary interest.

PC46/15
Minutes of 1 October 2015

Resolved: to approve the minutes of the Planning Committee meeting of 1 October 2015.

PC47/15
Matters for report arising from the minutes


None.
PC48/15

Application No.153243 – Prior House, Stoke Prior: Proposed stable block and hard standing
(a)

Received: the application (circulated 24 November 2015).

(b)
Received: a statement from the applicants, Mr & Mrs Blum.

(c)
No other comments were received from councillors or members of the public.

(d)
Noted in discussion: The location of the stables appeared to be close to the road for ease of access from the drive, but would be screened by the hedge. No information had been provided about the finish of the timber-clad walls.
(e)
Resolved: to submit the following comments to Herefordshire Council: The Council supports the application, on condition that the finish of the external surfaces is in natural colours in sympathy with the surroundings.
PC49/15
Proposed development of land opposite Old Hall, Stoke Prior
(a)
The Chairman welcomed Merry Albright from Border Oak Ltd,who had contacted the Parish Council to consult with the community over their potential purchase and development of the site opposite Old Hall. 
(b)
Noted: Introductory comments from Ms Albright about Border Oak’s proposals: 
(i)
The company did not yet own the land but was discussing developing the land with the owner, who had previously gained outline planning permission for 8 houses (141849). She wished to discuss proposals at an early stage with the community through the Parish Council, and had brought some informal preliminary drawings of these. 
(ii)
She had met with Mark Tansley, the senior planning officer, and had been advised that because the existing outline permission had conditions relating to the old Unitary Development Plan, but the detailed development would have to comply with the new Core Strategy and the emerging Neighbourhood Plan, it would be best to submit an entirely new application. Although the Core Strategy did not require affordable housing for a development of this size, Border Oak wished to develop the site in accordance with the principles of the earlier application and in line with the principles of the Neighbourhood Plan which emphasised the need for smaller houses and required single-frontage-depth development. A total of 8 houses were therefore proposed: 3 small 2-bedroom houses in a single block which would look like a barn-conversion, 3 or 4 3-bedroom houses and 1 or 2 3-bedroom houses, all constructed in the Border Oak style.
(iii)
The informal proposals shown were for the whole of the field, including the area excluded from application 141849 next to The Trug which was proposed to be undeveloped orchard. This was to move the orchard area to the middle of the site, permitting development in a single-frontage U-shape.
(c)
Noted in answers to questions from councillors:
(i)
The houses would be ‘self-build’ projects, with Border Oak working with selected clients who would buy the plot and commission the house-building from the company. Clients would be chosen who could complete within 2 years if possible, to minimise on-going development. Border Oak would master-plan the site, including driveways, hedges, drainage and specified permitted finishes.
(ii)
The 2-bedroom starter homes were a new venture for the company, to meet the need for such properties. The idea was for a building looking like a divided barn in a traditional design. These would be subject to restrictions making them available in perpetuity only to those eligible for affordable homes at a 20% discount on the market value, and unable to be extended. The local market value of such homes would probably be under £200k. Border Oak would build and sell these privately rather than work through a housing association which would place more restrictions on what was built.

(iii)
The initial proposals were for the 2-bedroom block to be built on the corner nearest The Trug, so as to have a layout with the orchard in the middle of the site and keep to a single-frontage layout, avoiding an ‘estate’ layout, with green space breaking up the frontage, a single access driveway, and car-parking back from the roadway. The orchard area would be community land protected from development and could be transferred to the Parish Council.
(iv)
The proposal kept to the number of houses in the earlier permission, although there was no need for a new application to do this. If fewer than 8 houses were built, these would have to be larger to make the development viable, and the starter homes might not be included.

(v)
The concerns about flooding (both run-off onto the road and feeding into The Prill) would be met by undertaking full percolation tests, and then constructing an attenuation pond to store surplus ground-water, the orchard and other tree-planting, and permeable gravel for driveways and parking.The location of the bio-digester could be reviewed to ensure it was not subject to inundation.
(d)
Noted in answers to questions from members of the public:

(i)
The orchard was proposed as community space to protect it from development in perpetuity, although it could also be used for leisure purposes.
(ii)
The location of the starter-homes next to The Trug and opposite Old Hall could be looked at to try to mitigate the visual impact on these properties, but this layout had been proposed to meet the requirements of the Neighbourhood Plan.

(iii)
The exact measures to counter flooding would be determined following percolation tests, but the design could be reviewed to see if some of the orchard area could be moved to the lower-lying corner adjacent to The Trug. The attenuation pond would be a banked pond to hold surplus rainwater until the watercourse was able to take this without causing flooding downstream. The Herefordshire Council drainage manager would have the final word on appropriate measures.
(iv)
Car-parking provision proposed for the starter homes was 2 cars for each plus 3 visitors.

(v)
The existing section 106 agreement with the landowner provided for financial contributions to the School, highways and by-ways, and should be available from Herefordshire Council.

(vi)
Reducing the number of starter homes to 2 to try to address the layout concerns might affect the viability of the scheme for both the landowner and developer.
(vii)
There was a waiting list for clients wishing to construct Border Oak homes. The market for the starter homes was less certain as this was a new venture for the company. It might be possible, to reduce the cost of these, for clients to commission a part-build and complete the fitting-out themselves.

(e)
The Chairman thanked Ms Albright for the company’s willingness to discuss their initial proposals with local people at this stage and their clear intention to work within the principles of the Neighbourhood Plan.  He noted that there were some objections and concerns about the proposals which might, at least in part, be addressed in revisions. Ms Albright said she would review the initial proposals to see if the concerns about layout and drainage could be addressed by moving the location of some of the properties and the orchard, and could return with revised proposals early in the New Year. 
PC50/15
Planning Applications: matters for report 


(a)
152259: Stoke Prior Primary School – proposed extension to existing ICT classroom

Reported: that the application was granted with conditions on 7 September 2015.

(b)
152215: Land at Bowley Court Farm – proposed additional storage tank etc

Reported: that the application was granted with conditions on 9 November 2015.

(c)
152379: Pear Tree Cottage, Stoke Prior – Proposed provision of alternative materials forming rear conservatory. Installation of wood burner (as amended)


Reported: that the application was granted with conditions on 7 October 2015.

(d)
152466: Leominster Golf Club, Ford Bridge – Variation of Condition 2 of permission 111445

Reported: that the application was granted with conditions on 2 November 2015.

(e)
152665: Barn on land adjacent to Butt Oak Farm, Risbury – Change of use of an agricultural building to a dwelling house

Noted: Minute 112/15(c) of Council meeting 18 November 2015.
(f)
142862/150027: Appeal against listed building enforcement: Grove Cottage, Ford

Noted: The Planning Inspectorate quashed the enforcement notice on 3 December 2015.
The meeting closed at 8.55pm.

Signed ..................................................(Chairman)

Date ..............................

DRAFT – subject to confirmation
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