Humber, Ford & Stoke Prior 

Group Parish Council

Minutes of the Planning Committee held on 
Wednesday 21 December 2016 at 7.30pm in Stoke Prior Village Hall
Present:
Cllr Mike Hubbard (Chairman)

Cllr Ken Bemand



Cllr Hugh Fowler-Wright

Cllr William Jackson

Cllr Gill Stovold 

Cllr Rodney Thompson
With:
Mr Philip Brown (Clerk)
And:
22 members of the public
PC37/16
Apologies for absence


None.
PC38/16
Declaration of interests and dispensations


There were no declarations of interests or applications for dispensations under Standing Order 25(d).
PC39/16
Minutes of last meeting

Resolved: to approve the minutes of the Planning Committee meeting of 21 November 2016.

PC40/16
Matters for report arising from the minutes


None.
PC41/16
Planning Applications: matters for report 



None.
PC42/16
Planning Application 163618: Old Cotshall, Risbury - Extend outbuilding to provide exercise room, dog kennel and garage with home office above

(a)
Received: the application (circulated 24 November 2016).

(b)
Noted: comments submitted in advance by Cllr Wilson that the development was a very large extension to the existing outbuilding.
(c)
There were no oral statements from the applicant or other members of the public present.

(d)
Resolved: to submit the following comments: The Council notes that the proposal will create a large extension of the outbuilding, although the proposed use of the new space is clearly shown.  As no pre-planning advice was sought, the Council considers it has little guidance on what relevant regulations should determine the application.

PC43/16.
Planning Application 163488: Land at the side of The Lamb Inn, Stoke Prior – Site for residential development

(a)
Received: the application (circulated 30 November 2016). The Chairman outlined the history of the site, including the attempts by the Parish Council to purchase the pub as a community asset, a previous proposal by the previous owner of the site to develop housing on the garden, which was opposed by the Parish Council, and the subsequent purchase by the applicant.
(b)
Noted: comments submitted in advance by councillors and several members of the pubic opposing the application; and a letter from the applicant who was unfortunately unable to be present because of a family bereavement, and the Committee expressed its condolences to him.
(c)
Noted: oral statements from members of the public present.
(d)
Noted in discussion: 


The Committee noted the comments from many residents concerning the difficulties which the current owner is experiencing in his business, and how they believed that it could be a profitable business, given a different provision of food-service and greater efforts to attract customers. Residents’ responses to a questionnaire earlier in 2016 had given guidance about what they wanted from The Lamb, and had also given numerous ideas for the business’s development.  The meeting acknowledged the enormous improvements which the applicant has made to the pub’s fabric and appearance, making it a more welcoming and potentially successful enterprise. It was recognised that the applicant made this proposal reluctantly, but most present at the meeting considered it was not in the long-term interests of either the business’s viability or of the community generally.


Although this was a very important issue for the community, the Committee agreed, however, that this background was only relevant to the planning matter being considered insofar as it related to the potential viability of the pub as a community facility, under Core Strategy Policy SC1 and NDP Policy HFSP10. 


The Committee noted that the application was unsatisfactory in the lack of any detail whatsoever of what was proposed in the way of residential development; and also noted comments from several residents objecting to the potential effects on their amenity of the re-location of the pub garden to the other side of the building. However, these concerns were secondary to the main objection in principle: that is, the loss of a vital part of a community facility, which is contrary to our Neighbourhood Development Plan.


The Committee, other councillors and several residents noted that the community had demonstrated its strong desire to retain the pub as an important part of the community, through efforts in 2012-2013 by the Parish Council to purchase The Lamb, successful resistance to an earlier proposal in 2013 to develop the pub garden, and the development of a policy specifically about The Lamb in our Neighbourhood Plan (HFSP10). This states that “Any proposal for development of The Lamb Inn which would lead to loss of the site or part of the site as a facility for local people and visitors, will not be supported, in accordance with Core Strategy SC1. Should the pub become no longer viable, however, priority will be given to an alternative community use.”  The Committee agreed with the views of many local people and with the view of the Parish Council in December 2013 that the garden was a vital part of the pub’s facilities, the loss of which would seriously damage its future viability. The Committee also agreed with public comments that the current difficulties of the owner did not demonstrate that the pub could not be a viable enterprise. There was, therefore, no reason to set aside the clear policy of the Neighbourhood Development Plan.

(e)
Resolved:  


(i) The Council recommends refusal of the application, on the grounds that it is contrary to Policy HFSP10 of the Neighbourhood Development Plan and to Policy SC1 of the Local Plan Core Strategy, in that it would lead to the loss of a vital part of the site of The Lamb which is an important community facility, and it has not been demonstrated that the pub could not be a viable enterprise.

(ii) To submit the a summary of the discussion and the above resolution to Herefordshire Council.

PC44/16
Planning Application 163560: Land opposite The Old Hall, Stoke Prior – Proposed development of 8 self-build residential dwellings with ancillary outbuildings

(a)
Received: the application (circulated 24 November 2016). 

(b)
Noted: oral comments from Merry Albright on behalf of the applicant, who reminded the Committee of the background to the application: outline permission for 8 houses had been granted in 2014 (ref: 141849); Border Oak had presented initial ideas for amended proposals to a public meeting of the Parish Council’s Planning Committee in December 2015, had adapted these to take account of local people’s views, and had presented three alternative schemes to a meeting of the Parish Council in January 2016; at that meeting both councillors and residents present had unanimously preferred one of the schemes, which was essentially what was now being proposed.  There were several minor adjustments from the preferred scheme presented in January 2016, including lowering the roofline of the terrace of three two-bedroom homes to reduce the visual impact on neighbouring properties, an adjustment of the boundary with The Hollies to the east of the site to give greater separation from that property, the slight reduction in size of House No.8, and a commitment to enshrine ‘non-development zones’ as shaded on the plans in restrictive covenants for the relevant properties.
(c)
Received: comments submitted in advance by councillors supporting the application, and a comment from Mr A Firth concerning an associated proposal from Western Power to locate an electricity transformer on land belonging to The Hollies, which could only be done with the landowner’s consent.

(d)
Noted: answers from Ms Albright to questions from councillors and members of the public: She clarified that the title of the application had been incorrectly amended by the Planning Department, as only five of the plots (Nos. 4-8) would be ‘self-build or custom-build’ which would mean they would be built by Border Oak to the plans, but otherwise to the purchaser’s specification. The ‘terrace’ of smaller houses would be built and fitted out by Border Oak directly, and sold individually to purchasers. It was envisaged that development of the whole site would take about 18 months maximum to reduce inconvenience, with Nos. 1-3 being built first.  Assurance was given from the applicant that standard percolation tests would be undertaken to ensure that the design of the drainage system would not exacerbate potential flooding problems downstream in Stoke Prior, and that the very large attenuation pond would hold surplus water back from entering The Prill unless that stream could cope with it.  The Committee also heard from the applicant that a Section 106 agreement had been made between the landowner and Herefordshire Council, which would benefit Stoke Prior School and make provision for local highways improvements.
(e)
Resolved: 

(i) The Council supports the application and recommends approval, as being appropriate development of new housing to meet the housing needs of the Group Parish as defined in Policy HFSP3 of the Neighbourhood Development Plan.  The application also broadly meets all of the criteria for new homes within Stoke Prior in Policy HFSP4.  The Council particularly welcomes the provision of smaller homes as part of the development, and the applicant’s significant engagement with the community to ensure that the development meets the goals and objectives of the Neighbourhood Plan, and addresses the concerns of local residents. The Council also welcomes the intended ‘non-development zones’ within the proposal as a way of ensuring that the development retains its character and its integral green space, as set out in policies HFSP4(a) and (e).

(ii) to submit a summary of the discussion and the above resolution to Herefordshire Council

The meeting closed at 9.15pm.

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

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

DRAFT – subject to confirmation
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