Broads Authority

Planning Committee
Minutes of the meeting held on 2 December 2005

Present

Dr J M Gray – in the Chair

	Mrs E Burrows

Mr C C Durrant

Mr A Gunson
	Mr A Duce 

Ms J Rooza




In Attendance


Ms G Morgan – Director of Planning and Development  

Mrs M Shelley – Planning Consultant for Broads Authority Coordination 

Mr B Hogg – Design and Conservation Officer

Mr G Bloomfield – Planning Officer, Broadland District

Mr M King – Planning Support Services Officer

Mr C Brown – for the Solicitor

Mrs S A Beckett – Administrative Officer

Members of the Public in Attendance who spoke:

	Mr Coll
	· Cliff Coll Associates, Agent for applicant Spectrum Business Associates Ltd, North Norfolk 01/05/1740, The Old Granary,      The Staithe, Stalham 



	Mr and Mrs Key
	· Applicants for Broadland 05/05/1004 Cantley View Farm


50
Apologies 


Apologies for absence were received from Mr M C Broom, Mr S Dorrington, Mr D W Thompson and Mr M Wells. 

51
Minutes 

The minutes of the meeting held on 4 November 2005 were confirmed as a correct record and signed by the Chairman.  

52
Points of Information Arising from the Minutes

(1)
Minute 40: Planning Committee Future Membership and Working Arrangements



(a)
 Planning Committee Membership

The Chairman reported that Mr Gunson’s membership of the Planning Committee had been confirmed at the Broads Authority meeting on 25 November 2005 and he was welcomed.

(b)
Recruitment of Staff

The Chairman welcomed Mr Mark King, the newly appointed Planning Support Services Officer to his first meeting of the Committee.

The Director of Planning and Development confirmed that Ms Cally Smith would be joining the planning team as Head of Development and Regeneration on 5 December and there would be an overlap with Mrs Shelley until the end of December 2005.  Ms Smith’s appointment would include leading the transfer of the planning service to the Authority.

Two further posts for a Senior Planning Officer and Planning Policy Officer were being advertised with the aim of interviews taking place in January 2006.

Members requested that following appointments, a chart showing the structure of the planning section together with a list of the titles, names and responsibilities of each of the posts be prepared and circulated for members’ information.

53
Declarations of Interest

Members expressed declarations of interest as set out in Appendix 1 to these minutes.  
54
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 introduced members and officers and 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 following minutes relate 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)
North Norfolk 01/05/1740 The Old Granary, The Staithe, Stalham Conversion of granary and garage to 18 residential dwellings and erection of 11 second homes/holiday units.


Applicant: Spectrum Business Associates.


The Planning Consultant for Coordination explained that the application before members was an amended version following various discussions with the planning officers.  It fell outside the main development boundary for Stalham but within the Stalham Staithe Conservation Area with the Granary Store buildings at the front of the site being very prominent. 


The main issues to consider were the assessment of the proposal for the conversion of existing buildings to permanent residential use and erection of new buildings for holiday/second homes taking into account the form, design and impact on the character of the Conservation Area and adjoining residential properties.


The Planning Consultant pointed out the distances between the proposed development and the neighbouring properties, particularly those which had expressed concerns following initial consultations.  She explained that the properties had been angled so there would be no direct overlooking to the rear of the development on to other properties. The development would look over the courtyard.  The design theme although new was aimed at being in keeping with the old granary building. The new building would be 800mm higher than the existing keeping within the advice from the Environment Agency.


There was provision for 39 car spaces on the site to cater for 29 units, which was more than the normal highway requirements.  The site had been in commercial use in the past and could be brought back into that use without planning permission. 


The Planning Consultant explained that the plans had been amended to address the concerns of the neighbours.  These were now the subject of further consultations.


Some members were concerned that the allowance for car parking spaces was not sufficient, particularly given the pressure for public parking from a busy market town such as Stalham and this could cause problems.  It was suggested that a further 3 to 10 spaces be provided.  The Planning Consultant commented that the proposed provision was well within the highway guidelines but the site was capable of accommodating more spaces possibly at the expense of green space. She further reported on comments received from the Environmental Health Officer who recommended that a contaminated land survey be carried out.


It was clarified that the scheme did not specifically allow for affordable housing and there were no requirements as such within the Broads Local Plan.


Mr Coll, the agent on behalf the applicant, was given the opportunity to address the Committee.  He explained that his firm specialised in high quality residential development and was keen to retain the existing character of the granary building.  With regard to the requirement of additional parking spaces, he explained that there might be the possibility of obtaining an additional piece of land for such a purpose.


He explained that there had been considerable discussions with officers and the amendments had been made to address the concerns of the local residents, including individual discussions with the persons concerned.  It was hoped that these concerns had been accommodated although it was noted that the objections had not been officially withdrawn as yet.

Mr Coll explained that a Flood Risk Assessment had been submitted with the application and the height of the buildings had taken into account the minimum floor levels required by the Environment Agency. The site was higher than the rest of Stalham Staithe and the Environment Agency had since commented that it was not part of the flood risk area and therefore it might be possible to reduce the height levels further. 

The Planning Consultant pointed out that confirmation would be required from the Environment Agency and the other consultees of their views prior to determination.  However, subject to conditions, including additional ones to accommodate the Environment Agency, the Environmental Health Officer and Norfolk Archaeology, the application was considered to be in accordance with Broads Local Plan policies.

Members welcomed the scheme and also the applicant’s efforts to involve and discuss the proposals directly with the local residents and be flexible in developing the overall scheme. It was considered that, provided the appropriate conditions as outlined in the report were imposed, including those required by the Environment Agency, Norfolk Archaeology and the Environmental Health Officer, the application was in accordance with policy and acceptable. Although concerned about the provision of car parking spaces, it was not considered a significant enough factor to refuse the application.  Officers were requested to negotiate with the applicant. 

RESOLVED

that authority be delegated to officers to approve the application subject to no outstanding issues being raised from consultation on the amended plans and subject to the following conditions:

(i) the receipt of amended plans to include demonstration of ability to accommodate 5 additional car parking spaces;

(ii) detailed plans of the eaves, balconies, balustrading glazing, fenestration and boarding panels being submitted for approval prior to the commencement of work;

(iii) materials including samples to be agreed prior to the commencement of work;

(iv) holiday/second home occupation only of the units provided in the new buildings;

(v) the formation of visibility splays of 2.4m to be extremities of the site prior to occupation of the units;

(vi) the formation of a footpath along the frontage of the site to Staithe Road in front of Blocks A, B and C prior to occupation of the units;

(vii) obscure glazing of those windows shown to be obscured glazed on the submitted plans to BS Standards;

(viii) landscaping scheme;

(ix) removal of permitted development rights for extensions, new buildings, insertion of windows or changes to obscure glazing and use of car ports/garages;

(x) communal facilities, access road, amenity space to be maintained;

(xi) contaminated land survey as required by the Environmental Health Officer;

(xii) photographic survey as required by Norfolk Archaeology; and

(xiii) Environment Agency requirements on minimum floor levels and implementation of flood proofing techniques.

Subject to these, the proposal accords with Policies H7, B11 and TR11 of the Broads Local Plan 1997.

(2) 
Broadland 05/05/1096 Broom Boats Ltd, Riverside Estate, Blundall
Extension to joinery workshop and replacement wet boatshed
Applicant: Broom Boats Ltd


The applicant was a member of the Broads Authority and the Solicitor confirmed that the application had been dealt with in the usual way and in accordance with the correct procedures of the Authority.

The Planning Officer further reported on consultations:

· Brundall Parish Council – none received.

· The Broads Society – no objection.

· Environment Agency – no objections subject to standard conditions.

· Highways Authority – no objections as there was no intensification of use of the site.

It was considered that the development would improve facilities at the site of an existing boatyard, by virtue of the size and design, would be in scale with the surrounding buildings and would have a similar industrial appearance without compromising either neighbour or visual amenity.

RESOLVED

that subject to no further outstanding issues being raised by consultees, authority be delegated to officers to approve the application as it is an acceptable form of development in accordance with Norfolk Structure Plan Policy ENV14 and Broads Local Plan Policies BRU2, B11, C7, EMP3 and TC8, and subject to the following conditions:

(i) 
the development hereby permitted shall be begun before the expiration of 3 years from the date of this decision;

(ii) 
the colour and profile of the materials to be used in the construction of the building shall match those used on the adjoining building;

(iii)
standard conditions as recommended by the Environment Agency.

(3)
Broadland 05/05/1004 Cantley View Farm, Limpenhoe

  
Change of use of land to recreational fishing area

(i) Reprofiling of ponds;

(ii) Standing of portable building for rest room/store;

(iii) Car parking



Applicant: Mr N P Key


The Planning Officer explained that the application was retrospective with most of the proposals already on site including three ponds, storage building and car parking spaces.  The business was in its infancy and there was potential for expansion.  The main concern appeared to be that of access which was from a private track. The application had to be assessed in terms of visual amenity, highways and residential amenity. 


The District Planning Officer reported further on consultations:

· Highways Authority  - some concerns over potential increase but no wish to raise an objection.  A temporary consent had significant merits as it would allow the site to be kept under review in accordance with Paragraph 111 of Circular 11/95. The Highways Authority had stated that the access was acceptable. 

· Environment Agency – no objections subject to standard conditions as required.

It was noted that the Local District Council member supported the application seeing no planning grounds under which the application could be refused, although it was recognised that the nearby residents had concerns.

The Design and Conservation Officer explained that the land sloped down towards the site and from the road the buildings were barely visible.  The portacabin was not an ideal structure, acceptable only for the temporary period and if the venture was successful and permanent consent was sought then an appropriate permanent structure would be required.  It was considered that there would be plenty of car parking spaces.

Mrs Key, the applicant, was given the opportunity to address the Committee.  She explained that the site had been used up until now for personal and private use by friends and family and the proposals were part of a farm diversification process that fitted in well with the sheep farming.  She confirmed that no material had been imported on to the site for the ponds.  There was already plenty of existing traffic movements along the access track, including lorries due to other business operations.  It was hoped to replace these with cars and cyclists and eventually create cycle paths.  A great deal of conservation work had been done and the aim was to enhance the site for these purposes. Unfortunately when re-profiling the banks of the ponds, which had already existed, it was not realised that planning permission was required.  A temporary permission would hinder the applicants from being able to afford to develop the business.

A member commented that the retrospective nature of the application was regrettable and often to be viewed with scepticism.  However, the principle of the venture was acceptable.  Some members considered that if the site could not be developed for two years a temporary consent might not be appropriate.  It was recognised that if the applicant wished to improve facilities a more permanent structure for the rest room/store would be required.  There was discussion on possible conditions as to the hours of operation and possibly limiting the number of vehicles on the site at any one time, although it was considered that the nature of the activity could be self-regulating in this regard.

Mr Gunson proposed, seconded by Mrs Burrows, that the application be granted temporary permission for two years subject to conditions, excluding the hours of operation, but that the applicant be informed that this would be reviewed in two years’ time.

Ms Rooza proposed, seconded by Mr Duce, an amendment that permanent consent be granted for the application.  However it was recognised that a portable building for rest room/store would not be appropriate in the long term. The motion was amended further that permanent consent be granted for the change of use of the land to recreational fishing and area re-profiling of the ponds, but only temporary consent be granted for the portacabins.  

On being put to the vote, the amendment received equal votes of 3 to 3.  On the Chairman’s casting vote, the amendment was lost by 4 votes to 3.

The main proposal was then put forward and it was 

RESOLVED unanimously 

(i)
that temporary approval be granted for two years in order to monitor the traffic movements, state of portacabin, intensity of use and therefore impact on the area, subject to appropriate conditions to include:

· no additional buildings or structures or outside storage;
· Environment Agency standard conditions. 

Subject to these the application represents an acceptable form of development in accordance with Policies EMP2, EMP7, B11, TR1, TR26, TR27 and TC6.



An Informative; 



to inform the applicant that the hours of operation would be reviewed.

55
Local Development Framework: Core Strategy: Preferred Options

The Director of Planning and Development presented the report on the procedures concerning the Preferred Options report.   A draft full report had been circulated to members separately. Members had been sent copies of each of the chapters for comment.  It was clarified that the contents would be reformatted under different headings.  The Core Strategy was a key document in the LDF process and would underpin all subsequent documents.  

Members were requested to approve the document for public consultation under Regulation 26 of the Town and Country Planning (Local Development) (England) Regulations 2004. 

Members thanked the Director of Planning and Development for the hard work in preparing the document within the agreed timescale.

RESOLVED

that the Core Strategy Preferred Options report be agreed for pubic consultation with stakeholders and local communities under Regulation 26 of the Town and Country Planning (Local Development) (England) Regulations 2004 subject to the inclusion of further comments from members.

56
Decisions made by Officers under Delegated Powers

The Committee received a schedule of decisions made by officers under delegated powers since 21 October 2005 to 21 November 2005.  


RESOLVED


that the report be noted.  

57
Appeals to the Secretary of State: Update

The Committee received a table showing the position regarding appeals against the Authority since July 2005.   

RESOLVED

that the report be noted.  

58
Enforcement Update


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


(1)
Wayford Mill, Wayford Bridge, Smallburgh

The Solicitor reported that a without prejudice meeting had been held with the landowner to discuss the proposals agreed by the Authority earlier in the year with regard to control of the land and restoration of the mill.  The matter would be progressed further and any update would be reported to the Committee.

(2) 
Paddock End, Hardley Street, Car Repair Workshop


The car repair workshop was still in existence and voluntary compliance had not been achieved.  Therefore the owner was in breach of planning control.  The Solicitor had received instructions to prosecute for non-compliance with the notice.

RESOLVED

that the report be noted.  

59
Circular 28/83: Publication by Local Authorities of Information about the Handling of Planning Applications


The Committee received the development control statistics for the quarter ending 30 September 2005.


RESOLVED


that the report be noted.

60
Date of Next Meeting


It was noted that the next meeting of the Planning Committee would be held on Friday 6 January 2006 at 10.00am at County Hall, Martineau Lane Norwich.  

The meeting concluded at 11.40am.

CHAIRMAN

	Code of Conduct for Members

	

	Declaration of Interests

	

	Committee:  Planning Committee        

	

	Date             2 December 2005
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	Mrs E Burrows 
	
	Member of How Hill Trust
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