Broads Authority

Planning Committee
Minutes of the meeting held on 22 July 2005

Present

	Mr C C Durrant

Mr S Dorrington 
Dr J M Gray
	Ms J Rooza

Mr D Thompson




In Attendance


Ms G Morgan – Director of Planning and Development

Mr M K Thirkettle – Planning Co-ordinator  

Mr B Hogg – Design and Conservation Officer

Mr A Scales – NPS Consultants

Mr G Bloomfield – Planning Officer, Broadland District 

Mr M Rooke – Planning Officer, Broadland District

Mr P Geraghty – Planning Officer, Broadland District

Ms C Smith – Policy Co-ordinator

Mr C Brown  – for the Solicitor

Mrs S A Beckett – Administrative Officer

Members of the Public in attendance who spoke

	Mr J Halls – Environmental Manager (BESL)

Mr K Marsh – Technical Manager (BESL)
	- 
For planning applications 07/05/0820 Compartment 35, 07/05/0646 Compartment 21 and W17122/1BA Compartment 26

	Mr R Hale Sutton
	- 
Applicant of B5/05/0647 South Bank, Beech Road, Wroxham

	Ms H Littler
	- 
For Solicitors on behalf of Mr Davies of Burewood, Beech Road, Wroxham for application B5/05/0647

	Mr D Glick
	-
Applicant for B1/05/0790 Shackles, South Quays Lane, Horning Reach, Horning

	A member of the public
	- 
Application B1/05/0790

	Mrs E Grant and Mrs J Blake
	- 
Objectors to B1/05/0790 (note tabled)

	Mr Belton from Durrants
	-
on behalf of applicant, Langley Estates, B7/05/1049 Monks Farm Barn, Langley Abbey

	Mr M Evans – Bungay Town Council
	- 
Objector to W1282/10BA Millreach, Staithe Road, Bugay


133
Appointment of Chair for this meeting 22 July 2005


The Solicitor requested nominations for the Chairman for this meeting.

Mr Dorrington proposed, seconded by Mr Thompson, the appointment of Mr C C Durrant as Chairman for this meeting. 

RESOLVED

that Mr Durrant be appointed Chairman for the meeting.

Mr Durrant in the Chair

134
Apologies 

Apologies for absence were received from Mrs E Burrows and Mr A Duce.   (Mr Duce had sent in comments on two applications which were tabled.)

135
Minutes 

The minutes of the meeting held on 27 May 2005 were confirmed as a correct record and signed by the Chairman. 

136
Points of Information arising from the Minutes

Minute 128 Circular 28/83 Publication by Local Authorities of Information about the Handling of Planning Applications: Performance

The Director of Planning and Development reported that she had met with two Best Value Managers from GO EAST who were reporting directly to the Prime Minister’s Delivery Unit (BV109).  They had emphasised that there were no special favours for any planning authorities regardless of whether they had any special status or remit.  They had noted that the Authority was attempting to address the problem of poor performance.  However, some of the procedures they could offer were not appropriate to the Authority and would not be practical over the next few months.  The Heads of Planning from the National Parks had met with officers from the ODPM.  Although the special role of the National Parks was accepted as being different they were still required to achieve the same targets as other local planning authorities.

Therefore it was still necessary for the Authority to consider the performance targets seriously and the Chief Executive had written to all the Districts accordingly. The Director of Planning and Development would be meeting with the Heads of the Planning Services as from 1 August to discuss the delivery of the Authority’s planning service in the transition period before taking the service in-house and in particular over the next few months.

The Authority would be recruiting for staff on the basis of the new planning staff structure within the next month.

In answer to members’ questions, it was clarified that all other national parks dealt with their planning service in-house.  The Authority already had a high degree of delegation, the last quarter accounting for 85% of the decisions made.

Members expressed concern about the cancellation of the Planning Committee on the basis of not having a quorum, which was recognised as not  only being unhelpful for the Authority’s performance targets but also not in the best  interests of the public or best practice.

The Director of Planning and Development explained that a report would be submitted to the full Authority on 30 September setting out various options for the Planning Committee.  This involved an examination by the solicitor of the Code of Conduct for members of the Planning Committee and further guidance relating to serving on two committees of the Authority.

The Committee noted the report.

137
Declarations of Interest

Members expressed declarations of interest as set out in Appendix 1 to these minutes.
138
Planning Committee Terms of Reference

The Director of Planning and Development presented the report on the Terms of Reference of the Committee following the Authority’s reconstitution which came into effect on 1 June 2005. The report also set out the background to the operation of the planning system in the Broads, including the powers delegated to district officers and the Code of Conduct for Planning Committee members.  She emphasised the special nature of the area and the differences between the provision of services for a protected area without the full remit of the functions of a district council but having other statutory obligations.

She referred to the public perception of planning and the need to provide a high standard of public service, a viable economy, protect the distinctive character of the area as well as improve the quality of the environment and provide a balance between the needs of residents and visitors, and provide a proactive planning service. 

The Solicitor referred to the Code of Conduct for Planning Committee members, a copy of which had been received by all members.  He explained that there would be further detailed training on the Code and he provided a brief summary of what was required of members.  He emphasised that ultimately decisions were those of the members but that these were made within the legal framework as outlined by the Director of Planning and Development.  All development had to be assessed in association with the relevant planning documents and legislation.

He explained that it was appropriate for members to be lobbied by interested parties in an application but that members must not express an opinion on which way they are likely to vote and must appear neutral.  If a member was  inclined to campaign on behalf of a particular project this should be declared and they would not be able to vote at Planning Committee.

The solicitor pointed out that the Code of Conduct also included procedures for dealing with public speaking and site visits.

RESOLVED

(i) that the revised Terms of Reference of the Planning Committee in fulfilling the Authority’s duties as Local Planning Authority for the Broads be noted; and

(ii) that members agree to abide by the Code of Conduct for Planning Committee members.

140
Tree Preservation Orders

The Solicitor presented the report on the procedures for dealing with objections to Tree Preservation Orders following the re-constitution of the Broads Authority on 3 June 2005 and taking into account revisions made following the report previously circulated in June 2004.

RESOLVED

that Tree Preservation Orders to which there are objections be considered by the Committee in accordance with the procedure annexed to the report.

141
Delegation of Statutory Planning Functions to District Officers

The Committee received a report concerning the delegation of planning functions to the District Officers.  Designated district council staff were placed at the disposal of the Authority under Section 113 of the 1972 Local Government Act, thereby allowing the Authority to delegate some statutory planning functions directly to those officers.  The list of delegated named officers were reviewed and adopted in April and May 2005.  The Authority has since been informed of changes by Broadland District Council and the report sought formal delegation to those named officers. This included Martin Thirkettle as from 30 August 2005.


RESOLVED

that the relevant functions listed in the Scheme of Powers Delegated to Officers be formally delegated to the named District Officers as set out in the appendix to the report.

142
Applications for Planning Permission

The Committee considered applications submitted under the Town and Country Planning Act 1990 as well as matters of enforcement (also having regard to Human Rights) and reached decisions as set out on the blue pages.  Acting under its delegated powers the Committee authorised the immediate implementation of the decisions.  


The Chairman reminded everyone that the scheme for public speaking was in operation, details of which were contained in the Code of Conduct for Members and Officers.  The Chairman stated that, unless members indicated otherwise, the recommendations from officers in the report would be accepted.  The following minutes related to those applications where further matters of information, or detailed matters of policy not already covered in the officers’ reports, were given additional attention:

(1)
South Norfolk 07/05/0820 Land at Haddiscoe Island (Compartment 35) 

Flood Defence works comprising bank strengthening, crest raising, installation of erosion protection


Applicant: Environment Agency


The Planning Officer explained that this was the third phase of flood alleviation works in this area.  He drew particular attention to the comments from the RSPB which were appended to the report and which raised a formal objection on the cumulative effect of the loss of grassland relating to all three phases of this flood alleviation project


It was considered that the benefits of increased flood protection would outweigh the concerns.  As regards the cumulative effects of the loss of grassland/grazing marsh, this issue was being examined further by a ‘Wetland Task Group’ which included BESL, Environment Agency, English Nature, RSPB, Broads Authority and the Norfolk Wildlife Trust.  It was considered that subject to the conditions suggested, the proposal was acceptable.


A member concurred with some of the concerns as detailed by the Broads Society in relation to the proposals for Compartment 21 in that the application could be viewed as premature since there should be defence of the settlement areas in the first instance and some areas, such as this could provide a valuable washland.


The Planning Officer explained that according to the detailed hydraulic model with which BESL was working, this particular application would not have a significant impact on the water levels of the undefended properties. 


Mr Halls (BESL) confirmed that in relation to the undefended properties and the Broads Society’s comments this particular application was not premature.


Mr Marsh (BESL) explained that BESL carried out assessments of how washlands might benefit an area.  English Nature’s comments were pertinent in this instance in that they had expressed concern that, if the Haddiscoe Island area was turned into a washland, this could reduce the benefits to Breydon Water.  The aims of each scheme were to manage the situation.  


BESL officers offered to provide members with a presentation and demonstration of the Hydrological Model used in the Flood Alleviation Project.  The Model helped to identify the potential changes in water levels through out the system as a consequence of the works of the project.


Members expressed concerns that any temporary footpath diversions which were required as part of the works should be clearly signed and appropriate warnings given.

The   application was considered to meet the requirements of the Broads Local Plan, in particular policy INF5 and the proposal was considered to represent an appropriate design of flood defence in this location, it was therefore


RESOLVED

that delegated authority be granted to officers to approve the application subject to there being no further substantive objections being raised from outstanding consultees and subject to the imposition of the following conditions:

· standard time limit condition;

· landscaping/planting;

· temporary footpath closure diversion and appropriate signage

· archaeological investigation;

· site access/delivery routes;

· temporary site compound;

· restoration works/mitigation measures; and

· hours of working.

The following informative should be specified on the decision notice:

· The permission granted shall be linked to the Memorandum of Understanding between the Broads Authority and Environment Agency signed on 25 April 2003.

(2)
South Norfolk B7/05/0646/F  Land at Chedgrave Common and Hardley Marshes (Compartment 21)

Strengthening, bank setback, crest raising, re-piling, installation of erosion protection, temporary site compounds with associated engineering operations.
Applicant: Environment Agency

The Planning Officer explained that the application would affect part of the newly opened Wherrymans Way footpath while works were being undertaken, but it would also eventually provide a newly enhanced area of footpath with disabled access.  In order to achieve the new footpath, this would require the importation of soil and therefore there would be a number of lorry movements. 

He highlighted the comments from the consultees.  Following negotiations with local businesses and residents the timing of this part of the works had been arranged to avoid the busiest time for visitors and there would be conditions in order to minimize the disruption to local residents.


The Environmental Manager BESL confirmed that the works would be phased over a period of 2 years and that the whole length of the footpath would not be closed at once. The footpath enhancement scheme was being done in partnership with the Authority.  Temporary closure was an unfortunate consequence of the alleviation project.  

It was noted that the area was crisscrossed with permissive footpaths and members requested that similar conditions concerning appropriate signage and diversions be put in place in relation to temporary footpath closures.

RESOLVED

that officers be given delegated authority to approve the application,

subject to there being no further substantive objections being raised from

outstanding consultees and subject to the conditions imposed on the consent to include:

· standard time limit condition;

· proposals to accord with amended details and plans submitted (footpath route close to Hardley Flood and use of Pitts Lane for delivery of sub base/top soil for new footway);

· landscaping/planting;

· temporary footpath closure/diversions; and appropriate signage

· archaeological investigation;

· site access/delivery routes;

· temporary site compound;

· restoration work/mitigation measures; 

· navigation markers;

· planning development rights - piling removal; and 

· hours of working.


The following informatives should be specified on the decision notice

· The permission granted shall be linked to the Memorandum of Understanding between the Broads Authority and Environment      Agency signed in 25 April 2003.

· The applicant is required to enter into an agreement with the Highway Authority under Section 59 of the Highway Act 1980 for the likely abnormal wear and tear to the public highway.  

The application was, on balance, considered to meet the requirements of the Broads Local Plan policies, in particular policy INF5 (Broadland Flood Alleviation Strategy).  The proposal is considered to represent an appropriate design of development associated with flood defence in this location.  

(3)
Waveney W17122/1 Beccles Marshes, Right Bank of River Waveney (Compartment 26)


Flood defence improvements comprising floodbank strengthening, removal of piles, erosion protection, sheet piling and setback, soke dyke excavation, temporary site compound, site access and associated works


Applicant: Environment Agency 


The Planning Officer explained that this application also involved a footpath, part of the long distance footpath of the Angles Way.  There was also the need to import a significant amount of material by road but the movements would be restricted over a period of 25 days.  The Environment Agency had no objections. 

It was considered that the improved flood defence measures outweighed any possible relatively short-term disadvantages relating to the regrettable closure of the Angles Way.  However, diversions would be put in place.

It was noted that the relevant Structure Plan was the Suffolk Structure Plan.  Comments were still awaited from Suffolk County Council Highways. There were still six weeks before the application had to be determined and no consent would be issued until confirmation had been received from them that they were satisfied with the proposals. If there were new issues raise,d these matters would be brought back to the Committee for consideration.

Members expressed concern that even while the soil manoeuvres were being undertaken, the roads should be maintained in a reasonable state.

Mr Halls confirmed that it was intended that the current informal mooring close to Beccles would be retained for boat users and visitors.

There would be some short-term disruption to angling during the construction period but this would be limited and the work would be phased to reduce impact.  Beccles Town Council was responsible for much of the footpath and diversions would be put in place in conjunction with the Town Council.

The application is considered to meet the requirements of the Broads Local Plan, in particularpolicy INF5.  The proposal is considered to represent an appropriate design of flood defence in this location.

RESOLVED

to delegate authority to approve, subject to there being no further substantive objections being raised from outstanding consultees and subject to the following conditions:

· standard time limit condition;

· amended details regarding pile removal and clay importation;

· landscaping/planting;

· temporary footpath closure diversion with appropriate signage;

· archaeological investigation;

· site access/delivery routes;

· temporary site compound;

· navigation markers;

· restoration works/mitigation measures;

· planning development rights – piling removed; and

· hours of working and lorry deliveries including state of roads while movements in operation.

The following informative should be specified on the decision notice.

· The permission granted shall be linked to the Memorandum of Understanding between the Broads Authority and Environment Agency signed on 25 April 2003.

(4) 
Broadland 05/05/0385 20 Wroxham Road, Coltishall 


Replacement Boathouse


Applicant: Mr P Pitcher

Although there was an objection from the Broads Society concerning the roofing material to be used, the Design and Conservation Officer confirmed that he was satisfied that a suitable material was proposed.

The proposed new boathouse, given its form, scale and design would not be harmful to either the overall Broads landscape or Conservation Area, and the proposal was considered to be in accordance with Policies B7, B11, B12 and INF8 of the Broads Local Plan.

RESOLVED

that the application be approved as it accords with Policy ENV14 of the Structure Plan and Policies B7, B11, B12 and INF8 of the Broads Local Plan, subject to the following conditions:

· standard five year consent; and

· materials type/colour to be agreed.

(5)
Broadland 05/05/0592 Hill House Farm, Limpenhoe

Erection of two cattle buildings

Applicant: R Dunthorne Ltd.

The Planning Officer explained that English Nature had had negotiations with the applicant in order to help resolve the drainage problems in the area and had devised a management scheme with the applicant, which would help restore the SSSI. They therefore were in support of the application on the basis of the revisions made. In addition the Authority’s Landscape Architect had examined the site and was satisfied with the proposed redesign and the proposed management plan for the area as agreed with English Nature.

It was considered that the proposal represented an acceptable form of development which accorded with Policies C2, C16 and B11 of the adopted Broads Local Plan. The measures of the action plan would help restore the condition of the adjacent SSSI and resolve some of the environmental issues associated with the site currently; any significant adverse effect of impact of the proposed building would be outweighed by the conservation benefits. 

RESOLVED

that the application be approved subject to the following conditions:

· standard time limit;
· works to be undertaken in accordance with action plan produced by English Nature dated 5 May 2005; and
· landscaping scheme to be submitted.
(6)
Broadland B5/05/0567 Prior Thatch, Beech Road, Wroxham
	1.
	Replacement two storey boathouse comprising wet dock within residential accommodation

	2.
	Replacement quayheading



Applicant: Mr and Mrs B Keane


The Planning Officer updated the Committee on further comments from the District’s Conservation (Tree) Officer who had no objection in principle but required the imposition of conditions for a landscaping scheme to include the protection of trees and replacement of trees if required, as well as details on drainage and soke aways.  The accommodation to be provided in the first floor was considered appropriate for replacement boathouses in keeping with present standards, although it was considered important for the use to be conditioned in association with the main dwelling house of Prior Thatch.


Members gave careful consideration to the objection received from the neighbour on the opposite side of the river.  However, it was considered that the proposal was not unreasonable and would not threaten or adversely affect the occupants’ privacy or amenity.  Details of materials were to be submitted prior to development. The form and design of the proposal was acceptable and the ancillary accommodation was consistent with the existing boathouse in line with Policy B12.


RESOLVED


that the application be approved in accordance with Policies B11, B12 and H11 of the Broads Local Plan, subject to the following conditions.

· standard five year consent;

· in accordance with the amended plans;

· details of the replacement quay heading, window/door details external materials and finishing stain being submitted to and agreed by the Local Planning Authority, and carried out as approved;

· occupancy restriction on the first floor accommodation (ancillary to the main property of Prior Thatch; and
· landscaping details: details on tree protection, drainage and submission of detailed landscaping scheme, as required by the District Tree Officer.

(7)
Broadland 05/05/0647 South Bank, Beech Road Wroxham

Replacement Boathouse with ancillary accommodation


Applicant: Mr R Wiltshire


The Planning Officer gave a description of the proposal and referred to the objection from a neighbour.


Ms Little, for solicitors acting on behalf of the neighbour, read out a letter from Mr Davies, his principle objections being overlooking and loss of privacy from his garden, particularly with the first floor, and the concern that approval could set an undesirable precedent.


Mr Hale Sutton on behalf of the applicant explained that the proposal was just one of a number of replacement boathouses within the vicinity.  The proposed replacement boathouse included a balcony that was recessed within the roof void and in fact the view would be more restricted than that from the existing boathouse.


Members took account of the character and appearance of the area and the residential amenity.  Given the character of the area with large gardens, it was considered that overlooking was not an issue which could warrant the refusal of the application in this vicinity.  


It was considered that the development was acceptable and that the facilities to be provided were in accordance with modern standard requirements. The proposal would also make use of the roof space to be provided in accordance with the pitch required for thatch.  It was considered that the proposal would be an improvement on the form, design and external appearance of the existing building.

 
RESOLVED

that the application be  approved, as the proposal was in accordance with Policies B11 and B12 of the Broads Local Plan, subject to the following conditions:
· standard 5 year time limit;
· no overnight accommodation within the boatshed/garden room;
· external materials to be agreed; and
· the use to be solely incidental to the use of the dwelling house of South Bank.
Informative:
The applicant’s attention is drawn to the advisory comments of The Environment Agency dated 12 May 2005.
(8)
North Norfolk B1/05 /0790 Shackles, South Quays Lane Horning Reach,Horning


Erection of replacement dwelling


Applicant: Mr D Glick


In presenting the application, the Planning Co-ordinator referred to the Authority’s policies in particular those for replacement dwellings.  He explained that the proposed replacement would sit 6 metres further back from the river than the present building. He referred to the objections received and as detailed in the report, some of which advocated a two storey dwelling set even further back, rather than the single storey as proposed.  

The Planning Co-ordinator explained that a two-storey development would be contrary to the Local Plan Policies particularly as it would lead to an increase in habitable accommodation and floor space in a flood risk area.  This could cause considerable difficulties in implementing/defending Local plan policies in the future.  The form of the development was an improvement on the existing property and efforts had been made to reduce the height of the proposal in order to protect the neighbour’s amenity.  The height of the property had been based on advice from the Environment Agency.  However, confirmation from the Environment Agency as to whether the plans conformed with their advice and would be acceptable, had not yet been received and the recommendation was worded accordingly.  If the Environment Agency required an increase in the floor level and as a result, the roof height, the relationship with the neighbour would no longer be acceptable nor would it accord with the Authority’s Local Plan policies.


Mrs Grant, neighbour at No 7 Racing Reach, was given the opportunity to speak to the Committee based on the comments circulated to members at the beginning of the meeting together with a photograph of the location.  She explained that many of the properties in the vicinity were two-storey, with the living accommodation on the first floor. She expressed concern that:

· the design of the proposal was unsuitable and inappropriate;

· the proposal was out of character with other properties in the vicinity;

· the proposal was too close to her property; 

· the proposal would spoil the view across the river;

· the proposal would adversely impact on the neighbouring amenity particularly from the first storey.

She advocated that if permission was to be granted to replace Shackles then the building should be positioned further back from the river so as not to destroy the amenity.

Mrs Blake and Mr Nash endorsed the comments made by Mrs Grant.

Mr Glick, the applicant was given the opportunity to speak in support of his application, explaining the comments made in the report that the proposal would replace a bungalow, which predated 1932 and would provide accommodation for his retirement. Therefore single storey of modest design with modern well designed features was desirable and would be in keeping with the Authority’s aims to conserve some of the character of the existing riverside buildings.

Photographs taken from No 7 Racing Reach were circulated to members of the Committee by Mr Glick.

The Design and Conservation Officer explained that the character of this part of Horning was a mixture of design styles and in design terms the proposal would be an improvement on what existed.  The critical element was the effect on the neighbours.  A condition relating to the details of the materials to be used prior to commencement of development would be important.


Members expressed concern that the Environment Agency had not yet responded concerning the revised plans.  It was agreed that a letter from the Chairman, on behalf of the Authority, be sent to the Environment Agency expressing general concern relating to the delays in response to consultations.


Members considered that the present proposal would be an improvement but understood that local residents were seeking even further improvements, which could compromise the Authority’s policies.  It was considered that there would not be a loss of view and that this was not a factor which was relevant to determining the application since there would be no loss of light.  It was considered that the proposal accorded with Policies H6, HOR1 and B11 provided that the Environment Agency was satisfied with proposed floor level, the finished roof height remained as proposed and the recommended conditions were imposed.

RESOLVED

that delegated authority be given to officers either 

(i)
to approve subject to:

· the Environment Agency not objecting and being satisfied that the levels proposed do not need to be increased; and

· the imposition of planning conditions to include:

· boundary treatments;

· materials, including the colour finish and detailing of the fenestration and joinery and verandah;

· a minimum distance from the boundary;

· specified finished roof height; and 

· removal of permitted development rights to protect amenity of neighbouring properties and the waterside environment; 

in accordance with policies H6, HOR1, and B11;

OR (subject to the Environment Agency not be satisfied with the finished roof height)

(ii)
to refuse the application as being contrary to Policies B11 and H6 of the Broads Local Plan in that the increased scale of the building represents an unacceptable form of development likely to harm both the character of its riverside setting and the amenity of adjoining neighbours. 


(9)
North Norfolk B1/05/0582 Deerfoot, 76 Lower Street Horning


Erection of two-storey replacement dwelling  


Applicant: Mr L Funnell

It was considered that the design would be an acceptable form of waterside development and open up the views to the river.

RESOLVED

that authority be delegated to approve subject to no objection from the Environment Agency and as being in accordance with the Policies H1, C7, B11 and INF1 of the Broads Local Plan in that the proposals represented an appropriate form of waterside development within the development boundary for Horning; and subject to the imposition of conditions to include: 

· conditions suggested by the Environment Agency such as minimum floor levels and flood prevention; 

· provision of parking and turning areas; and 

· prior agreement of materials and hard landscaping.


(10)
North Norfolk 01/05/0926 St Benets Abbey Horning


Installation of 15 fishing standing areas



Applicant: Broads Authority

Members welcomed the proposal in association with the recently completed flood alleviation works to the river bank for Compartment 5.  It was noted that the application was also in accordance with the Broads Local Plan policy TR26 on Angling.



RESOLVED

that the application be approved in accordance with Policies C7, TR26 and INF5 of the adopted Broads Local Plan, in that it enhances the recreational facilities of the riverbank while at the same time prolonging the life of the bank protection.


Informative:

This proposal will require Scheduled Ancient Monument Consent from English Heritage.

(11)
North Norfolk B1/05/0047 Broad Farm School Lane, Smallburgh


Conversion of barns to two units of holiday accommodation


Applicant: Mr C Colman


Members considered that the application was in accordance with the Broads Local Plan Policies particularly as it would help towards improving the land-based facilities for visitors to the Broads.


RESOLVED 

that the application be approved as the proposal accords with Policies H7, INF1 and TC4  of the Broads Local Plan subject to outstanding consultation responses which do not raise any further issues and subject to the imposition of conditions to include approval of materials, restricting to holiday occupancy only, removing permitted development rights for extensions, curtilage, buildings and fencing, the provision of visibility splays, the prior provision  of the Dark Lane access concurrent with the closure of the School Lane access to vehicles (as required by the Highways Authority)

(12)
South Norfolk 07/05/1049 Monks Farm Barn Langley Abbey Langley with Hardley


Proposed conversion of barn to residential, with improved access

Applicant: Mr C Townsend


The Planning Officer commented that the arguments were finely balanced as to whether the barn was worthy of restoration.  However, being situated in a remote area of Langley Green accessed off a long narrow track, and bearing in mind the criteria associated with PPS7 the proposal was contrary to government advice on sustainability.  The recommendation on balance was to refuse the application.


Mr Belton on behalf of the applicant was given the opportunity to speak He commented that barns by their nature were remote but that Monks Barn had a direct link with Langley Abbey.  From the building survey that had been carried out, there was very little outside structural work to be carried out and no indication of any changes to the roof structure.  If there was an issue of impact on the neighbour amenity, his client was prepared to make amendments including changes to the rooflights.  It was considered that the proposal would improve a traditional attractive building.  It was considered that the proposal was in keeping with PPS7 and would enhance a barn which could otherwise fall into disrepair.


He urged members to support the application.


The Design and Conservation Officer commented that the barn sat well in the landscape of a traditional form. With regards to the proposal for conversion, the arguments were less persuasive. The extensive use of roof lights was considered too great for the existing structure. There was concern that there would be future pressure for further extensions.


A member commented that the building could be described as a cattle shed more than a “barn” and was this worthy of preservation?


Other members considered that the building was of merit for conversion but that the reasons for refusal as set out were not correct.  It was considered that the proposed design was not appropriate.

RESOLVED

that the application be refused as the proposal is contrary to Policy B11 of the Broads Local Plan in that the design is not appropriate and the proposal would adversely impact on adjoining occupiers and the Broads landscape. 

(13)
Waveney W1282/10BA Mill Reach, Staithe Road, Bungay


Construct pitched roof to create first floor accommodation


Applicant: Mr and Mrs English


Some members of the Committee had had the benefit of a site visit on 8 July 2005.  The Planning Co-ordinator commented that the issues in relation to the application were finely balanced  but  in conclusion the proposal would be an acceptable improvement  on the existing development.


Mr Evans, Bungay Town Council, was given the opportunity to speak to object to the application.  He considered the proposal to represent overdevelopment of the site, be overbearing and have an adverse impact on the neighbouring property. It was considered that it would not enhance the waterside environment.


Members considered that the proposal could improve the present design of the flat roofed building.  However, there was some sympathy for the neighbour in that the proposal could result in an adverse effect on the amenity of the neighbour.  On the understanding that the neighbour was not entitled to a view, it would be difficult to warrant a refusal.


The solicitor advised that, if the arguments were seen to be finely balanced, and there was no sound clear cut reason to refuse, the application should be approved.


Members considered the officers’ recommendation and on being put to the vote it was

RESOLVED by 3 votes to 1

that the application be approved as the proposal is in accordance with Broads Local Plan policies B7, B11 and H11 subject to relocation of bedroom rooflight, ridge height to be no greater than that stated within the plans submitted and removal of permitted development rights to protect the future interests of neighbouring amenity.

143
Enforcement Item for Consideration: Unauthorised Signs, Morrisons Supermarket, Beccles

The Committee received a report which related to the unauthorised display of advertisements at Morrisons Supermarket, PLC, Beccles.

The Planning Officer explained that complaints had been received about excessive signage at the site since its takeover by Morrisons PLC.  Although planning permission was granted following negotiations for some signage and illuminations, the amount and size of signs installed had exceeded that for which permission was given.  The continued display of signs at this level was considered to be highly detrimental to the visual amenity of this part of the Broads.

It was understood that Morrisons had submitted an advertisement application but that this might not cover all the unauthorised signs on display.  It was noted that pursuit of prosecution action would need to be delayed to allow consideration of the application.

RESOLVED

that the Solicitor be authorised to bring prosecution action in respect of unauthorised signs at Morrisons plc, Beccles which conflict with Policy B18.

144
Statement of Community Involvement: Pre-Submission Consultation Feedback


The Director of Planning and Development presented the report which updated members on the progress of the Statement of Community Involvement as part of the Local Development Framework. The Authority had carried out evidence gathering and pre-submission consultation on a draft Statement of Community Involvement (SCI).  A revised draft has been taken to the next stage of public consultation as set out under Regulation 26 of the Town and Country Planning (Local Development) (England) Regulations 2004. 



The report summarised the consultation process to date and the responses received.  It was noted that there had been a delay due to the need to notify a further 300 consultees. 


RESOLVED

(i)
that the revised draft SCI be agreed and it was noted that representations had been invited over a period of six weeks commencing in July in accordance with Regulation 26 of the Town and Country Planning (Local Development) (England) Regulations 2004; and

(ii)
that authority be delegated to the Director of Planning and Development in consultation with the Chairman to approve the submission document for submission to the Secretary of State for independent examination.

145
Local Development Framework

The Policy Co-ordinator presented the report on the Local Development Framework and the progress relating to the identification of issues for the Core Strategy Development Plan document.  She outlined the key issues identified to date. The next stages would require these issues to be worked up in more detail for the preparation of the Core Strategy Development Document, which would underpin all subsequent documents.  

An issues and options report would be produced for circulation to members of the Committee in September 2005 and comments would be welcomed. There would be a report on the consultation responses to the ”Issues and Options” report for consideration at the Authority’s 4 November 2005 Planning Committee meeting where views would be sought on the “Preferred Options”.  A report on the Preferred Options would be submitted to the 2 December Planning Committee meeting.

RESOLVED

that the responses to the consultation to date be noted and the next stages of the Core Strategy preparation be endorsed.

146
Appointment to Outside Bodies: Norfolk Mills and Pumps Trust


The Committee received a report on the work of the Norfolk Mills and Pumps  Trust and the requirement to seek nominations of two members of the Planning Committee to represent the Authority on the Trust, particularly as the Authority wished to ensure a direct link between the outside body and the responsible Committee.


RESOLVED


that Ms Jane Rooza and Mr Cyril Durrant be nominated to represent the Broads Authority on the Norfolk Mills and Pumps Trust.

147
Decisions made by Officers under Delegated Powers


The Committee received a schedule of decisions made by officers under delegated powers since 17 May 2005.


RESOLVED


that the report be noted.

148
Appeals to the Secretary of State: Update

The Committee received a table showing the position regarding appeals against the Authority since October 2004.  

RESOLVED

that the report be noted.

149
Enforcement Update


The Committee received an updated report on enforcement matters already referred to Committee.  

RESOLVED


that the report be noted.

150  
Date of Next Meeting


It was noted that the next meeting of the Planning Committee would be held on Friday 19 August  2005 at 10.00am at County Hall, Martineau Lane, Norwich.

The meeting concluded at 1.40pm
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