MINUTES OF THE MEETING OF THE PLANNING COMMITTEE OF EVERSLEY PARISH COUNCIL HELD ON TUESDAY 20TH JULY 2010 IN EVERSLEY VILLAGE HALL AT 7.30PM.


PRESENT:
Cllr P Todd

(Chairman)




Cllr D Bradley



Cllr D Newman 




Cllr A Ricketts




Cllr P Tidey




Cllr C Young




Cllr Janet Maughan
(Hart DC)


ALSO PRESENT:
John Lancaster (Senior Rural Housing Enabler, Community Action Hampshire) Chris Buchan-Hepburn (Hyde Martlett), Jane Abraham (Strategy and Development Manager, Hart DC Housing Services), Mags Wylie (Rural Housing Enabler), Mr S Dickens, 20 Members of the Public resident in Eversley, 3 non-residents, a Representative of the News and Mail Group and Mrs B Hawken, Clerk.
The Chairman introduced the invited guests: John Lancaster (Senior Rural Housing Enabler, Community Action Hampshire) Chris Buchan-Hepburn (Hyde Martlett), Jane Abraham (Strategy and Development Manager, Hart DC Housing Services) and Mags Wylie (Rural Housing Enabler) who had offered to attend and provide an update on Affordable Housing.  The Chairman also introduced the members of Eversley PC in attendance, together with Cllr Janet Maughan, Hart DC.
38
APOLOGIES FOR ABSENCE,

Apologies had been received from Cllr Dr A Crampton, Cllr J Foster.
39
APPROVAL OF THE MINUTES OF THE PLANNING COMMITTEE OF EVERSLEY PARISH COUNCIL HELD ON WEDNESDAY 7TH JULY 2010,

It was resolved that the Minutes be approved and signed by the Chairman.

    PT
40
INVITATION TO JOHN LANCASTER (RURAL HOUSING ENABLER), CHRIS BUCHAN-HEPBURN (HYDE MARTLETT) AND JANE ABRAHAM, (HART DC) TO PROVIDE AN UPDATE ON THE CURRENT SITUATION REGARDING THE PROPOSED AFFORDABLE HOUSING SCHEME FOR EVERSLEY.


Details of the discussion are at APPENDIX I.
41
MATTERS ARISING FROM THE MINUTES OF THE PLANNING COMMITTEE OF EVERSLEY PARISH COUNCIL HELD ON WEDNESDAY 7TH JULY 2010,
Min 32:       Longreach, Bramshill Road – Bund

The Chairman confirmed that he had attended the Planning Enforcement Sub-Committee at Hart DC on Monday 19 July. The landowner Mr Len Price was given the opportunity to speak at considerable length and referred to the Parish Council's position.  Cllr Todd had been invited to respond on behalf of the Parish Council and informed the Sub-Committee that he had no mandate to speak for the Parish Council, but commented on its wish to ensure that developments carried out in breach of planning control should be dealt with appropriately by the Local Planning Authority, to ensure that others complied with the planning requirements; and, that it was for the planning officers at HDC to advise a potential planning applicant of what might be considered acceptable, not the Parish Council.  The Sub-Committee agreed to give the landowner 6 months to make an application.  Failing that, the matter will go back to the Planning Enforcement Sub-Committee to consider appropriate action.
Rycroft, New Mill Lane             
                       The discussion with Mr Hundley has still to take place.



PT/DB


Affordable Housing


    Cllr A Ricketts asked how EPC intended dealing with the proposed meeting to discuss its position regarding current and future schemes?  The Chairman confirmed that he would prefer to have the discussion on the Agenda of a normal meeting with all members having given thought to their responses.  He asked for time to consider the action to be taken and offered to respond as soon as possible.
PT
Min 37:
Hart DC Weekly Lists

                       The Clerk has confirmed that the weekly lists will still appear on the website.  

42
OBSERVATIONS AND QUESTIONS FROM PARISHIONERS,



None.

43
DECLARATIONS OF INTEREST,



Cllr P Tidey declared an interest in as much as his property looks out over the rear of Lindum Nurseries.
44
PLANNING APPLICATIONS,
the Acting Chairman explained that the Parish Council did not comment on the applications (i) to viii) listed below at its last meeting on 15th June as it was unable to access them on line.  The Chairman had reviewed them and his comments had been submitted to Hart DC but required authorisation at this meeting.  

i)

SHAN/10/01501/FUL

Centre Stores, Reading Road, Eversley.

Erection of a single storey rear extension to dining room with w.c. for shop staff.

EPC Consultee Comment:

No objections.


Clerk

 ii) 
KECR/10/01320/FUL

Lindum Nurseries, Eversley Centre, Eversley
Extension to existing glasshouse.


EPC Consultee Comment:

No objections.


Clerk

iii)
KECR/10/01321/FUL

Lindum Nurseries, Eversley Centre, Eversley
Erection of glasshouse to replace existing.


EPC Consultee Comment:

No objections.


Clerk

45
PLANNING CONTRAVENTIONS,
Chandler’s Farm, Fox Lane

EPC has been informed by a resident that lorry movements have been taking place before 7am in breach of the planning condition.  The resident has already contacted Hampshire CC and is requesting the support of EPC.  The Chairman reported that CEMEX has assured the resident and HCC that this will not happen again but it was agreed to write to HCC and request that it monitor the situation regularly.  Cllr D Bradley pointed out that it was important that the gate remain locked as the ESA fields were vulnerable.





Clerk


Sandrina


Cllr D Bradley reported that access to the garage and the replacement of the pavement had been carried out satisfactorily.



46
DEVELOPER CONTRIBUTIONS,

Cllr Bradley confirmed that he had distributed an email explaining what he believed to be the current position.  Cllr P Tidey passed out copies of a print-out from Daryl Phillips at Hart DC regarding the EPC spending bids based on developer contributions. The Chairman suggested that discussion of the item be deferred to the next Planning Committee meeting on 4th August 2010.






All
47     SUSPENSION OF STANDING ORDER 1 (C),

At 10pm the Chairman requested that Standing Orders be suspended in order to deal with remaining items.  It was agreed to continue the meeting until all items had been dealt with. 
All
48
ANY OTHER PLANNING ITEMS OF INFORMATION,

Mobile Camera Sites


Cllr D Newman reported that a camera van had been in the village and asked if anyone had been informed.  The Clerk has contacted Andrew Kettlewell at HCC for information.




 Clerk
There being no further items for discussion the Chairman closed the meeting at 10.05pm.

Chairman……………………………………………….Date…………………………………
                 APPENDIX 1

THE PLANNING COMMITTEE OF EVERSLEY PARISH COUNCIL HELD ON TUESDAY 20TH JULY 2010.

John Lancaster began by stating that as Senior Rural Housing Enabler, his job was to work for Hampshire Alliance for Rural Affordable Housing (HARAH) and liase between all authorities in order to deliver quality, affordable housing in villages across Hampshire, helping to strengthen rural communities.  He confirmed that HARAH will not act without the support of the local parish/town council.

He referred to various allegations made over the last few weeks regarding members of his team, the local councils and poor communication and wished to correct these.  He stated that Eversley Parish Council (EPC) had been more fastidious about publicising the scheme than others he had been involved with.  Affordable housing had been on the Agenda and/or Minuted 14 times and a Rural Housing Enabler (RHE) had attended approximately 6 times.

The RHE contacted EPC, in 2007, as it was felt that further affordable housing might be required in the village.  A full Housing Needs Survey was carried out which confirmed this.  34% of households responded, of which 68% supported more affordable housing provision and the Parish Council also agreed to support it.  The RHE drew up a list of 34 sites and submitted these to the planners at Hart District Council (HDC).  Out of these 34, only 3 were thought suitable and 1 other site could be considered as it was already in public ownership.  The owner of only 1 of the 3 suitable sites was prepared to sell any land, when approached.  This is the site currently under consideration.  There has been no planning application yet.  Negotiations are still proceeding and the landowner is still considering whether to make the site available.  If he does agree to sell, a sketch plan will be drawn up and sent to EPC to be presented at a further public meeting.

Chris Buchan-Hepburn confirmed that the Housing Needs Survey had shown a requirement for 15 houses but the planning policy restrictions had limited this particular site to a maximum of 9.  He was currently discussing Heads of Terms with the landowner and sorting out details such as the density of the development.  The land currently in question is approximately 0.6 of a hectare (approximately 1.5 acres) and this is larger than usual as it had a restricted developable area.  As discussions are ongoing, Hyde Martlett has not produced a definitive design at present and, only when the land deal is agreed, will it start on more detailed plans to be shown to EPC for discussion.  There will be a public exhibition to ensure that any design can be adjusted until it is deemed satisfactory, followed by formal pre-application enquiries to Hart DC.  All aspects, including roads etc will be looked at and design revisions made before the final design is taken back to EPC and a formal application made to HDC.  Residents would have a further opportunity to comment, either in opposition or in favour at that stage.  All this information is available on line at HDC.

Jane Abraham, HDC Housing Strategy, explained that she had nothing to add at this stage, but would be happy answer any questions about Hart District Council’s role to date.

The Chairman invited questions from the floor.

In response to a question relating to the size of the plot, Chris Buchan-Hepburn replied that the normal amount made available is up to an acre.  In this case certain constraints such as the protected tree line and sewer route reduced the usable area to approximately 1 acre.  The Chairman confirmed that the Westward Ho site, where there were 10 homes, had been approximately 0.9 of an acre, but this had been extended to more than 1 acre with the addition of extra land to provide the access roadway.

John Collins asked if this was the thin end of the wedge and a way of opening up the land for more housing.  The Chairman said that this would be an “exception site” so it could not set a precedent for further development.  However, whatever the landowner’s long term plans might be for the rest of his land, these would not be affected either way by the proposal. 

Peter Arpino said that it had been agreed that there should be no new access roads onto Chequers Lane yet these policies had already been breached to allow for Yeomans and Northwick to be built.  The Chairman said that he was unaware of what was referred to, but the Access Only signs meant that there was a Road Traffic Order restricting usage, not a planning policy restricting accesses.

Shawn Dickens said that the site was meant to be a gap between Eversley and Yateley, and asked why HARAH was continuing with the site and, as this is a Conservation Area, how can they consider building.  John Lancaster confirmed that it would be a rural exception site, so there had to be a demonstrable local need and only shared-ownership and rental housing could be built there.  HARAH had already provided about 250 affordable homes and several developments had been in Conservation Areas.  The fact that a site is in a Conservation Area does not mean that it cannot be built on, it simply means that there are additional restrictions.  In this case HDC planners have deemed the site suitable.  

Shawn Dickens reiterated his comments regarding lack of communication in general and about the Public Exhibition in particular.  The Chairman explained how information was made available and held up the January 2009 copy of the Parish Magazine in which the full page advert for the Exhibition had appeared.  Shawn Dickens expressed his dissatisfaction with the Parish Council and suggested that it was wasting public money and should be voted out.  The Chairman noted that over the last 3½ years, numerous adverts had been placed in the Parish Magazine and a permanent request had been on the website inviting applications to fill the two vacancies for councillors.  These had only recently been filled so the opportunity had been there had anyone wished to get involved.

In response to a question relating to the possible alternative site owned by EPC, the Chairman explained that the planners were not happy that the site satisfied their planning criteria, but had agreed that it might be deemed suitable as it was already in public ownership.  As a site, it had similar limitations to the current proposal in that it is within a Conservation Area and accessed by a restricted road.  It was, similarly, overlooked by neighbouring properties, but was woodland.  He explained that all the sites looked at would affect neighbours because they had to be adjacent to a settlement boundary.  The only compliant sites not examined for their potential had been those within 400m of a Special Protection Area (SPA); those in a flood zone; those in a highway improvement zone; or those with no highway access.  He commented that there are many sites that might affect no one but planning policies prevent these from being considered.

Ray Walker said that the site appraisal states that some sites “do not relate well to the existing settlement” and asked what this meant.  The Chairman said that he believed this to be a shorthand planning term to express the desire to keep settlements compact and residents close to essential services, rather than to allow villages to creep outwards through ribbon development along approach routes.

Shawn Dickens said that HARAH should look again at the Strategic Gap policy as they appear determined to fill in the gap at Chequers Lane.  The Chairman explained that the whole field had been part of the designated Local Gap between Eversley and Yateley, but that the landowner had objected to the designation at the last review of the Local Plan.  EPC had given evidence at the Local Plan Inquiry to support the retention of the gap, but the Inspector had agreed with the objector, that the field was not an integral part of the gap.  EPC, like the planning authority, cannot ignore the Planning Inspectorate’s decision.

Graham Fortune queried the terms and value of the land and Chris Buchan-Hepburn confirmed that an independent valuer would advise on valuation.  As a Housing Association and a charity, Hyde Martlett is not allowed to pay more than the land is worth.  The price of exception policy sites is currently about £10k per plot, but the value of the land can be affected by factors such as existing facilities or particular land problems.  Some landowners are philanthropic and do not ask more than a nominal sum.  Mr Fortune asked who would be responsible for any highway improvements that might be necessary, such as the provision of pavements.  Chris Buchan-Hepburn said that there would be a “planning gain” payable.  Jane Abrahams explained that the local planning authority would expect any development to pay for any specific improvements required to achieve safe access to the site and would also require it to make the standard S106 Agreement contributions for improving public transport, cycleways and footpaths, together with contributions towards leisure and open space provision, and towards protection of ecologically important sites.

Shawn Dickens asked Chris Buchan-Hepburn how much of the £675k budget Hyde Martlett, as a charity, was going to waste and was informed that if he was postulating an abstract quantity this was impossible to answer.

In answer to a question about what the planners had considered, how they made their decision about Chequers Lane and whether they were unanimous in their opinion regarding this site, Jane Abrahams said that the process was open and transparent.  All investigations were carried out on the 4 possible sites, being 2 different sites in Chequers Lane, a site next to Westward Ho and land at Lower Common owned by EPC.  When the sites were put before the planners they were anonymised and detailed comments were received from the planning, highways and landscaping departments.

Shawn Dickens asked why other sites in the village had also been said to be suitable.  The Chairman explained that HDC is tasked with finding housing sites for all the market housing required up to 2026.  Landowners and developers had been asked to put sites forward for consideration.  However, the planners had concluded that all the sites proposed in Eversley were unsuitable for market housing because of the village’s lack of facilities.  The result was that the development opportunities on those sites were listed, in the report, as restricted to use as rural exception sites.  This did not imply that they were suitable.

Graham Fortune asked about site 32, which he was told referred to land he owned south of his house.  He asked why nobody had ever approached him about the site and the Chairman explained that as the planners had ruled it out as unsuitable, because “the paddock formed a transition to the countryside”, the Rural Housing Enabler would not have asked if he was prepared to make it available for affordable housing for local people.  John Lancaster confirmed that there are 3 main criteria that the planners consider.  Any candidate site needs to be adjacent to existing development; needs suitable access to the public highway; and, needs to respect landscape constraints.  He said that the RHE also considers site specific aspects, such as the impact on neighbouring properties.

In response to a question about where any development might be and whether it was limited to one field, the Chairman said that Mr Sellick is anxious to sell as small an area as possible.  A strip of land and the entrance gate has already been sold to a neighbour, so the site would be bounded by the wire fence to the north and the roadside hedge to the west.  Chris Buchan-Hepburn confirmed that both the size and the orientation of the site is still under negotiation, so he could not say whether it would be a deep site with a short frontage or go further along the road, but back less.  He also confirmed that any purchase would be subject to planning permission being granted.

Residents questioned whether Chequers Lane had been considered from a safety point of view, because the amount of traffic now using the lane is increasing and posing a hazard for those already living there.  Cars already park along the lane and obstruct gateways and if each of the proposed 9 houses was to have 3 cars that would mean an additional 27 cars requiring access onto Chequers Lane.  John Lancaster said that the norm for new affordable houses was 1½ parking spaces.  The Chairman said that it would be necessary to establish that the lane was dangerous, as the highway officer’s test was whether the highway had sufficient capacity and that having cars parked in the lane does not preclude it being a reasonable access.  Residents suggested that the highways department should look at the adequacy of the roads at Up Green as well, because the verges were being over-run.

A resident said that, if HARAH’s intention is to strengthen local communities, the people of Eversley should have a vote on whether or not affordable housing is wanted or required.  John Lancaster replied that residents had already been given a vote via the Housing Needs Survey, which was delivered to every house in the parish.  From 615 properties there had been 217 responses.  This equated to 34% which was considered a good response.  In response to a show of hands from those seated in the hall, Chris Buchan-Hepburn noted that almost 50% of those in attendance had completed and returned the survey.  Of the 49 people who attended the Public Exhibition in January 2009, none was against any of the suggested sites or the principle of affordable housing and 12 noted their preference for a particular site or sites. 

Graham Fortune asked how the residents of Chequers Lane could expect the Parish Council to act on their concerns.  The Chairman said that there were a few options open to the Parish Council.  It could “pull the plug” on the current scheme, by withdrawing its support.  It could continue supporting the needs of residents to have affordable housing by allowing this site to progress through the process, because whether or not this site was deemed suitable in the end, the local need is such that other sites would need to be found.  It could continue looking for an additional or alternative site.  It could abandon any further search, but HDC and the RHE would still recognise the identified local need.  Chris Buchan-Hepburn confirmed that residents are now more aware of the current position.  Any additional comments from residents can be made to EPC and it will relay details to him.  He pointed out that whichever site was developed there would probably be objectors, which did not mean that because some residents were against a particular site it would not progress.  Exception policy sites are, by their nature, in sensitive countryside locations and whilst he sympathised with the residents present, there was a proven need.

A resident questioned whether there was any hope of stopping the development as it appears to be a fait accompli, even though it would change the whole look of Chequers Lane and the surrounding area.  Another resident stated that there were already enough houses that could be made available as affordable homes.

Shawn Dickens commented that he felt disadvantaged by not knowing about the survey, but Jane Abrahams confirmed that it had gone out to all addresses in Eversley.  He agreed with the previous resident that there are houses in the village that could be fixed up for affordable use and therefore the 9 need not be built.  The Chairman said that the Housing Needs Survey had shown that there were about 44 individuals or families who expressed a need for affordable housing.  When these had been studied in detail to see whether they fit the criteria and could afford this type of housing, the number was reduced to about 15 and the chance of finding sites for 15 individual houses is extremely unlikely.

A resident requested a copy of the Site Appraisal Report and will request this under the FOI Act if necessary.  The Chairman stated that, as with any other pre-application inquiry, this sort of information was normally confidential.  Jane Abraham pointed out that a summary of this had appeared in the report at the Public Exhibition and was a public document.  Chris Buchan-Hepburn confirmed that the information provided in the report had been on show at the Affordable Housing Exhibition in January 2009.  John Lancaster pointed out that anything that relates to a pre-planning inquiry is not usually in the public domain, but if anyone wants to view the document and discuss the process at his office he will make arrangements for them to do so.

The Chairman said that the Parish Council would take up Graham Fortune’s point that EPC should discuss whether to reconsider its position.  He pointed out that tonight’s discussion will not necessarily have put the Parish Council off, as this is the only site currently on offer. In any event EPC would be looking for other affordable housing sites.  John Collins asked where it would look if this is the only available site and Shawn Dickens said that there was no need to look as there is no need for more housing.  The Chairman agreed that if there is a belief that EPC should not be making affordable housing available at all, then that view would have to be considered.

At this point (9.10pm) Cllr Janet Maughan gave her apologies and left the room.

A resident asked how many affordable houses there are, at present, in Eversley.  The Chairman confirmed that there are currently 10 in Westward Ho, which are specifically restricted to occupation by local people or families.  He pointed out that social housing in Sherlock Lea, Hollybush Lane, Kingsley Road and Lower Common is not restricted to local people but is run by Housing Associations.  Most of the residents of Paul’s Field were old village people and there were a few of the Martineau Cottages that were still run as affordable homes by a charitable Trust.  He re-iterated that the criterion for this sort of affordable housing is to house people who live or work in the village or who wish to return to the village because of family still here.  The homes will remain affordable in perpetuity and can only be occupied by people who qualify.  They never enter the market stock.

A resident suggested that one way to stop the scheme would be for local residents to club together and purchase the land.

The Chairman hoped that all the residents present could agree that EPC had allowed them time to raise their issues and that all points had been covered, but welcomed any further comments in writing.  He thanked all parties for attending.

Graham Fortune thanked EPC and its guests for listening.

All residents and guests left at 9.25pm.

