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At the Monthly Meeting of the Coleford Town Council held at the Baptist Chapel, Newland Street, Coleford on Tuesday 9 October 2014 at 6.30 pm there were present:

Councillors
    
Mr C Elsmore (Chaired the meeting)
Mr I Baird
Mr D Atherley 

Mrs E Elsmore 

Mr R Drury

Mr G Prosser

Mr S Cox

Mr N Gibbons Forward Planning Officer FoDDC

Also present were 56 members of the public and a representative of the press
Cllr C Elsmore chaired the meeting as both the Mayor and Deputy were unable to attend and he is Chair of the Planning Committee

Cllr Elsmore explained how the meeting would run and invited representatives from Westdean Parish Council, Coleford Neighbourhood Development Plan Steering Committee, Berry Hill Action Group, and group in favour of the application to speak prior to the Council deliberations. 

He reported that the Developers had been invited to attend but had declined to attend as it was a public meeting. They would be willing to attend a future closed meeting. 

Mr N Gibbons – Forward Planning Officer FoDDC

Mr Gibbons explained he had been asked to explain the Forest of Dean Planning Strategy for the Coleford parish. He described the purpose of the Core Strategy (which has been adopted) the Local Plan and the Allocations Plan, (which are nearing completion). This would put the application in the correct context.  
Cllr E Dyer – West Dean Parish 

West Dean Parish strongly oppose this application. The land at Lower Lane is an important feature of their local landscape and provides a green buffer zone that separates Berry Hill from Coleford and protects the village feel of Berry Hill. As it is on a hillside site any development would destroy the visual aspect of an area on the edge of the Wye Valley Area of Outstanding Natural Beauty. It is also on a flood retention zone which gives some protection from fast rainwater runoff. The existing infrastructure is already inadequate to support the existing communities of Berry Hill & Coleford
This land is regarded as a green space buffer between us and Coleford and is referred to in the Core Strategy. Also there are no allocations for development for this land in the Allocations Plan.  

Coleford Neighbourhood Development Plan Steering Committee Statement 
This was submitted and read out by Cllr C Elsmore 
The Coleford Neighbourhood Development Plan Steering Group has been organising the collection and analysis of evidence, which will form part of the total evidence on which the final proposal will be based, and which (when it has been passed at referendum) will be key in shaping Coleford in land use planning terms. This location of this application is contained within the area of Coleford Parish, which is the area designated for the NDP.

Two specific findings have relevance to this application:

A Character Assessment is in process for the whole parish; this is being undertaken area by area, and this section has been surveyed. It shows the position and importance of the green area surrounding Coleford town, in separating it from the other distinct communities within (and without) the parish. The views in and out are important in defining the character of each community and Coleford as a whole.

From the initial consultation of residents and visitors in Coleford, it should be noted that the countryside surrounding Coleford, and forming part of Coleford parish, was perceived as being valued by a significant number of the respondents. The full consultation process, however, has more stages before the plan is complete.

In addition, analysis of documentary evidence is also in process, and the NDP Group has sent a letter to FODDC re their allocations document. That included a comment about the number of houses, which when worked out, would mean that in the order of 200 houses would exceed the allocation in the Local Plan:
1. If the number still required here (given the inclusion of sites under construction and with permissions) is 58, from our initial character assessment surveys (not yet complete) it would seem that this could be achieved through infill/ small development

2. From our very initial consultation, the threads which are still being analysed support:

· the importance of the town centre, and particularly its heritage

· concern about the Kings Head as a key feature in a key location in Coleford

· concern about St John’s Church and Lawnstone House

· the value attached to festivals/events (by local people and visitors)

· an appreciation of the countryside/ green areas around Coleford.

Mr M Monk - Berry Hill Action Group 
Requested that the Town Council object to this application. 

The Action Group had contacted virtually every property in the vicinity of the development and there was overwhelming opposition to the proposal. This was not a ‘nimby’ reaction to the proposal but based on sound planning grounds. It was outside the planning guidelines set down by the Forest of Dean District Council for good reason. This development would alter the nature of both the village of Berry Hill & the town of Coleford. The infrastructure was not there to support it, particularly the sewage system. 

He feared that the developers were expecting a rejection from the District Council and were planning to fight this at appeal. 
He urged support from the Town Council. 

Cllr Elsmore called for any other comments 

Cllr P McMahon reported that Newland Treatment works was running at capacity and this development would tip it over the top.  
Cllr T Gwilliam reported that the Berry Hill & Christchurch Neighbourhood Development Plan fully supported the stance of West Dean Parish Council and urged the Council to decline the proposal. 
Members of the public also raised their concerns about the water flow in the area, the lack of consultation and the impact this development would have on an already busy road. They were also concern about the access and egress of the development on a road that was so close to the secondary school. 

134. Apologies were received and noted by Cllrs Kay, Penny, Holloway, C Morgan,

J Morgan & Merrikin.
135. Declaration of Interest

Councillor Kay although absent declared a pecuniary interest in item 137
Councillor Atherley declared a pecuniary interest in item 137.

136. To allow dispensation requests 

There were no dispensation requests.
Cllr Atherley did not participate in the debate or exercise his right to vote. 

137. To agree the response to the planning app P1482/14/OUT 

Outline application for proposal residential development of up to 200 dwellings, open space, associated infrastructure & highways access.  

The Council debated the application taking into account the comments received from the floor. It was proposed that the application be objected to on the following grounds. 
· Core Strategy, Local Plan & Allocations Plan 
This development is outside the development line in all FoDDC planning documents and strategies.

· CTC Submission to the Forest of Dean Allocations Plan 
Housing and Affordability 

The Council is supportive of the desire for 40% of all new developments are allocated to affordable housing 

The Council notes however that after the planning permissions and allocations are deducted from the allocation figure of 650 houses the short fall was at less than 58 properties. There is therefore very little requirement for additional large sites for development.

The Council would wish these statements to be included: 

· No further allocation of housing should be included in the town centre area

· Infill should be rationed to approximately 10 per year.

· Allocation should be allowed for a limited development in Berry Hill ward in line with


WDPC NDP. 

· There should be no further allocations for housing development in the Coleford 
Parish and Berry Hill ward. 

AP 63 Coleford Locally Valued Landscapes   

The Town Council would wish to see green areas within the town and surrounding settlement areas. 

· The disused railway line from Newland Street bridge to Whitecliffe Quarry should be allocated a green area.

· The fields surrounding the right of way from the disused railway line to the Angus Buchan Memorial Recreation Ground should be allocated a green area. 

· The green belt surrounding the settlements in the parish should include the fields between The Pike and Hillcrest Road, the fields between the Scowles and the recreation grounds, and the open area around the northern arc separating Mile End from Berry Hill and the area from Bells Golf Club to Broadwell Football club.

· Sewerage
The Town Council has both factual and anecdotal evidence that the drainage and sewage infra-structure in the town is inadequate. Although improvements have been made flash flooding still exists as a significant problem. The Newland Treatment works are working at their full capacity. The Town Council would require that this developments is required to supply detailed assessments from both Welsh Water and the Environment Agency about their impact on this already overloaded system. 

The Town Council welcomes the comments from Welsh Water “that it is unlikely that sufficient capacity exists in the public sewerage system to accommodate the additional flows”. 
· Water Supply 

The Council has both factual and anecdotal evidence that the water flow in Berry Hill is unpredictable, dependant on the volume of water abstracted in other areas. It has been known when a large manufacturer in the parish abstracted large amounts of water bowsers had to be installed in the village. An additional 200 houses will place an intolerable burden on this village’s water flow. 

· Traffic Plan 
The council would request that the Traffic plan is dismissed and a new one supplied as it is full of inaccuracies from the number of the buses to the site of bus stops. Such information is easy to access and this illustrates the slap dash way this report has been put together. 

The Council also notes the extremely high number of vehicles that presently use the cross roads at peak times – almost 1000. An additional 220 properties will completely overload this system. It should be noted that this is a very busy pedestrian thoroughfare particularly for children accessing secondary, and primary schools. 

The council would also like it noted that several accidents have occurred at this cross road and at the Pike crossroads in recent years. 

· Locally Valued Landscapes 
The submission to the allocations plan requests that this green area to ensure that the views of the discreet communities are maintained. Building on this escarpment high above the town will from most directions give the impression that Coleford & Berry Hill are a single conurbation. The Coleford NDP consultation highlights how important this rural aspect to community life is. 
· Flooding 

This area acts as a flood retention plot. Coleford sits at the bottom of the valley and has suffered severely from flash flooding. The town needs to ensure that the flood retention plains are maintained to stop excessive water rushing down the hills and flooding the town centre. 

· Social infrastructure 

The town council notes that there is insufficient capacity in the health services of doctors and dentists to service this number of additional residents. 

· Consultation

The Town Council is extremely annoyed that the application states that consultation has taken place with the community and the Town Council. This is not the case. The Town Council is unaware of any consultation engaging with the community. The Town Council did invite the developers to a closed meeting which they failed to attend.

The Council would like it noted however that The Core Strategy, the Local Plan and the Allocations Document have been complied through thorough consultation reflecting the wishes of the Town Council and the community. 
Extensive consultation has taken place through the West Dean NDP which supports this land being outside the development line determined by the FoDDC

Coleford NDP Character Assessment document and consultation also support this stance.  

It was proposed that a letter listing all objections be sent to the Forest of Dean District Council but also stating the Town Council’s anger at the developers flagrant disregard of the wishes of the community expressed in the Core Strategy, Local Plan and the local NDPs. The Councils hope that the developers will see sense and not waste public monies taking this unwanted application forward. 
Proposed: Cllr E Elsmore  

Seconded: Cllr I Baird
On being put to the vote the proposal was agreed unanimously.

The meeting closed at 7.25 pm.
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