Broads Authority

Planning Committee
Minutes of the meeting held on 13 October 2006

Present:

Mr C C Durrant – in the Chair

	Mrs E A Burrows

Mr M C Broom

Mr S Dorrington


	Mr A J Gunson

Mr D W Thompson  




In Attendance:


Ms G Morgan – Director of Planning and Strategy 

Ms C Smith – Head of Development and Regeneration

Mr B Hogg – Design and Conservation Officer 

Mr M Rayner – Highways Adviser

Mr P Harris – Planning Officer, Broadland

Mr A Scales – Planning Consultant, NPS

Mr D Minns – Planning Officer, Great Yarmouth

Mr M Brown – Planning Officer

Mr A Fillmore – Planning Assistant

Miss J Negus – Planning Assistant

Ms S Jenkinson – for the Solicitor

Mrs S A Beckett – Administrative Officer

Members of the Public in Attendance who spoke:

	Mr A Trafford


	Broadland 05/06/0594 JPC Powles Marina, Staitheway Road, Wroxham (Applicant)



	Mr P Cracknell, Geldeston Parish Council Chairman


	Waveney W19810BA right bank of River Waveney, Barsham

(Compartment 25B)

	Mr J Halls, BESL 

  
	

	Mr G Roberts
	Great Yarmouth 06/06/0709/BF Plots 22 and 23 Riverside Park 

Moorings (Applicant)


32
Apologies and Welcome

Apologies for absence were received from Dr J M Gray and Mr A Duce.

33
Minutes 

The minutes of the meeting held on 15 September 2006 were confirmed as a correct record and signed by the Chairman.

34
Points of Information Arising from the Minutes

Other than items on the agenda, there were no further points of information arising from the minutes.

35     
Declarations of Interest

Members expressed declarations of interest as set out in Appendix 1 to these minutes.

36
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 in Appendix 2 to these minutes 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)
Broadland 05/06/0594 JP Powles Marina, Staitheway Road, Wroxham 

Extension to boat workshop and additional portable office building


Applicant: JPC Ltd 


The Planning Officer explained that the proposal for the office building and extension to the boat workshop was associated with the relocation of the hire fleet from the adjacent site. However, the use of the site for a hire fleet would constitute a change of use.  This was awaiting a traffic assessment and an application had yet to be submitted.  The applicant wished the current proposal to be considered as part of the existing lawful use of the site.  A supplementary Flood Risk Assessment had been submitted and the measures proposed were considered suitable to ameliorate any risk of flooding.  


The Planning Officer reported on two further objections received from residents at nos 24 and 26 Staitheway Road concerned that the  proposals would result in a loss of visual amenity and that the approval of the application would assume the granting of planning permission for the relocation of the hire fleet. 


Mr Trafford, the applicant, was given the opportunity to address the Committee. He commented that he did not believe there would be any further increase in traffic on to Staitheway Road given that the previous facilities on the site accommodated 120 employees prior to being partially developed for private residential purposes.  He confirmed that the adjacent site from where the hire fleet was operating had been sold and therefore there was a need to relocate. The extension to the workshop would be lower in height than the existing building.


Members noted the objections and the concerns expressed and the fact that an application for a change of use of the site was expected. It was considered that the proposed development would be appropriate for a commercial working boatyard. 


The Planning Officer drew attention to the oak tree that would be affected by the proposal.  He suggested an amendment to the wording of the recommended conditions in order to take account of root protection during the works on the site.

RESOLVED


that the application be approved as it is in accordance with the Norfolk Structure Plan Policy ENV14 of and Broads Local Plan 1997 Policies B11, C10, EMP1, EMP6, INF2 and TC6 subject to the conditions, including the amended condition, as set out in the schedule to these minutes, together with Informatives.

(2)
Waveney W19810BA Right Bank of the River Waveney, Beccles and Barsham, Compartment 25B

Flood defence improvements comprising floodbank strengthening, maintenance, crest piling, rollback, setback, soke dyke excavation. Temporary site compound and associated engineering


Applicant: Environment Agency 

The Planning Consultant gave an update on consultations received since the report was written:

· Broads Society – comments echoed those on previous applications -  there could be some undefended communities which should be protected before areas of marsh and farmland; plastic not timber whaling capping; where piling was to be removed this should be done completely.

· English Nature (Natural England) – no objection as no specific area of designation.

· RSPB  - the full comments were intended to be reproduced as Appendix 3 to the report and had unfortunately been omitted: 

· welcomed the fact there was no impact on any designated site within the Compartment;

· concern raised as for previous flood alleviation applications – uncompensated loss of grazing marsh;

· work should take place at specific times in order to avoid breeding season and site based surveys required;

· concern about loss of vegetation and the need to replant the area satisfactorily in order to provide sufficient and valuable nesting and cover habitat for birds;

· concerns about the width of the open water in the new soke dykes – would encourage these to be planted with reed to make them unattractive to wildfowl in general and Bewick’s swans in particular;

· would not wish to see any impacts on the hydrological regimes of sites designated for their nature conservation interest within the valley.

· Suffolk Archaeological Service – further to comments already received and further negotiations they were satisfied that no mitigation strategy was required at present provided that similar measures were undertaken as with previous BESL applications. 

Mr Cracknell, Chairman of Geldeston Parish Council, was given the opportunity to address the Committee.  He commented that the grazing marshes were considered to be Geldeston’s greatest flood defence and parishioners would not want them to be prevented from flooding during times of high water levels. He expressed the Parish Council’s concerns that the proposed works to Compartment 25B could significantly increase the risk of flooding to homes and businesses in Geldeston, Dockney and Ellingham. They were concerned that the Environment Agency was not giving as sufficient weight to the protection of people, homes and businesses as to agriculture and grazing marsh. Therefore they would urge that these works should not be completed prior to the strengthening of the Dockney Wall in Compartment 25A in Geldeston and recommended refusal of Compartment 25B at this stage.  

Mr Halls of BESL, on behalf of the applicant, commented that the works were to prevent breach of the flood walls but not to prevent overtopping.  It was intended that all the meadows within Compartment 25B would remain as fluvial areas at times of high water.  Due to the concerns of the Parish Council, BESL had brought forward the works for Compartment 25A for Dockney Wall and an application was due to be submitted around December 2006.

The Planning Officer confirmed that the concerns of the Parish Council could be accommodated by a condition relating to the phasing of the works in association with those of Compartment 25A particularly in the vicinity of Dockney Wall.   Mr Cracknell confirmed that such a condition should satisfy the concerns of the Parish Council.

RESOLVED

that authority be delegated to approve the application subject to no further substantive objections being raised from outstanding consultees and subject  to conditions as set out in the schedule to these minutes including the additional condition relating to phasing of the works, together with Informatives, since the proposals are considered to be in accordance with the Broads Local Plan policies particularly Policy INF5.

(3)
North Norfolk 01/06/1334 Clayrack Marshes, How Hill

Excavation of length of new soke dyke



Applicant: Environment Agency 

The Head of Planning and Regeneration explained that the reason for submitting this application at this stage was to ensure the re-establishment of the vegetation around the new soke dyke prior to the submission of the application for the further detailed flood defence scheme for the whole of the Clayrack Marshes (Compartment 4), which would involve the infilling of the existing soke dyke.  The establishment would ensure that plant communities were not lost in such a sensitive area of conservation and ecological interest.  English Nature (Natural England) had encouraged such an approach and would be monitoring the situation to ensure the relevant protected features.

The RSPB had advocated an additional condition relating to the phasing of the works in order that they took place outside the nesting season.

The Head of Planning and Regeneration assured members that the How Hill Education Trust had been kept closely informed of the proposals.

RESOLVED

that the application be approved as it is in accordance with Broads Local Plan Policy C2 subject to conditions including the additional condition relating to phasing as set out in the schedule to these minutes.

(4)
Great Yarmouth 06/06/0709/BF Plots 22 and 23 Riverside Park Moorings, Priory Road St Olaves

To repair and replace walkways, piling in dock 3, new boarding and replace car park fence


Applicant:  Mr G Roberts


In presenting the report, the Planning Officer explained that the application had been submitted due to the fact that the walkways in particular had been raised higher than the originals, which had sunk into the ground, and the amount of new build.  He confirmed that comments had since been received from the Environment Agency who were satisfied with the works now proposed.


Mr Roberts was given the opportunity to address the Committee and explained that he had originally been advised that the works were permitted development and he did not need planning permission. However, he had since stopped carrying out works pending the outcome of this application. He had received a number of comments congratulating him on the works.


The Committee gave careful consideration to the concerns expressed by the neighbour.  However, in light of the comments from the Environment Agency and taking account of the relative heights of the ground levels, the Committee did not consider that these were so significant as to warrant refusal of the application.

RESOLVED


that the application be approved subject to conditions as set out in the schedule to these minutes, in order to comply with Policies B11 and INF1 of the Broads Local Plan.

(5)
Great Yarmouth 06060489 Staithe House Farm, West Somerton


Erection of six dwellings


Applicant Mrs L Thain


The application was withdrawn from this agenda to be considered at the meeting on 10 November 2006.

37
Ditchingham Maltings (Update)
Members of the Committee had had the benefit of a site visit to Ditchingham Maltings on 6 October 2006, a note of which was circulated. The purpose of this had been to consider the context of the site and the contribution of the buildings in the landscape, to assess the condition of the buildings and consider how matters should proceed.  The Chairman had forwarded his comments and these were also circulated.  The Planning Officer presented the report concerning the former Ditchingham Maltings site and the current position regarding its potential redevelopment.   He emphasised the relevant policies particularly Policy H7 concerning conversion of rural buildings to residential or holiday accommodation, the possibilities of seeking to negotiate some form of affordable housing and the need to identify the optimum viable use that would be compatible with the fabric, interior and setting of the building.

The Design and Conservation Officer emphasised that the site was significant from a cultural heritage and landmark value. Policy B11 relating to design would be pertinent and therefore there was the need for an appropriate design  to take account of the following issues and options: the possibility of replicating what existed, to preserve and add to the existing with a more contemporary design and the need to reflect the character of the area.

Members gave consideration to the three possible scenarios set out in the report particularly relating to the Maltings complex.

It was noted that the new owners had indicated that they would be keen to convert the Silk Mill element of the site in accordance with the approved planning permission granted in February 2003, although it was recognised that this would require more extensive works than originally considered due to subsequent deterioration. It was agreed that the silk building should be reinstated/reroofed and converted in line with the previous approval.

The Committee then considered the options.

Members considered that the possibility of Scenario 3 of doing nothing should be ruled out; it was important that the site was redeveloped and not left to deteriorate further, and therefore it was emphasised that any other option should be viable in order not to lead to Scenario 3. 

Members were advised that Scenario 1, involving the total demolition of the Malthouse building and replacing with new build of a similar scale to the original building, would be contrary to the objectives of Policy H7 and would need to be advertised as a departure from the development plan and referred to Go East. Altough recognising this, members considered that it might not be appropriate to totally rule this option out and indicated their support in principle for a high degree of new build. Members identified that it was important for a viable option to be adopted and that account was taken of the economic trade off between reconstruction and rebuild. 

Regarding Scenario 2, members indicated that in the case of a conversion they were not averse to a contemporary design solution.  They indicated that it was important to focus on the best parts of the Maltings building. The silos and concrete block silo should be demolished. If possible the two ends of the complex should be retained, and the middle part, which was in the poorest condition, be redeveloped.

In addition to the above, the following factors were raised which should  be taken into account when considering redevelopment of the site:

· Any design should reflect the character of the area and be integrated with the surroundings of the grazing marshes and Ditchingham and Bungay, as well as have considerable regard to the special nature and status of the Broads area as being equivalent to a national park.

· There should be some form of affordable housing, although it was necessary to recognise that the site was isolated and therefore there should be appropriate transport/bus services available.

· High density and high build on part of the site would be appropriate.

· Elements of sustainability should be incorporated into the development.

· Access to the complex to be by Pirnhow Street in line with Highways Authority policy.

The Highways Officer commented that there had been considerable concern relating to the highways network when the original application had been submitted. There had been some changes since then as Suffolk County Council had introduced a one-way system making it no longer possible to drive into Bungay along Ditchingham Dam. This had taken some of the traffic burden off Ditchingham Dam. In addition the intention was to reduce the speed limits through to the roundabout area.  There were also dedicated cycle routes into Bungay.

RESOLVED

(i)
that the report be noted; and

(ii)
that the views expressed be taken into account when providing guidance for the development of the site.

38
Application Referred to the Authority for Consultation (to be determined by Norwich City Council) Norwich City 04/06/00724 Former Jarrolds Site, Barrack Street, Norwich 

Redevelopment comprising of 25,000 square metres B1 office gross floor area, 200 residential units, 115 bed hotel and conference facilities, A1 and A3 units, 907 car parking spaces, riverside walk and footbridge, associated accesses and ground works

Applicant: Jarrold and Sons Ltd.

The Head of Development and Regeneration presented the report on the redevelopment proposals for the former Jarrolds site. The City Council would be determining the application in November/December 2006.   It was noted that Defra and the Broads Authority might in due course occupy premises in the new development. The Chairman sought advice from the Solicitor who confirmed that this did not preclude discussion of the matter.

Since the report had been written the outline application had been amended as a consequence of earlier consultations and in particular an objection from the Highways Authority relating to parking spaces.  The six storey building to the east of the site to provide hotel and conference facilities was to be removed from the application site.  The plans for the housing element were to be revised and a smaller 60 bedroom hotel would be accommodated in the north western part of the site.  The total floor space for offices would also be reduced by 5,000 square metres to 20,000 square metres.  

The Head of Development and Regeneration explained that the full application included the erection of two office buildings (Plot D) of three storeys and four storeys in height with basement and surface car parking.

The remit of the Authority was to examine the impact on the Broads area.  It was considered that an opportunity had been missed to provide a development in keeping with a riverside location, although the setting back from the river of the buildings was to be welcomed.

Members concurred with and endorsed the comments set out in the report, particularly relating to the suggestion for moorings.

RESOLVED

that the City Council be advised that the Broads Authority:

(a) welcomes the mixed uses proposed in the redevelopment of the site;

(b) welcomes the inclusion of a riverside walk and the provision of a footbridge to link the north and south banks of the River Wensum here;

(c) raises no objection in principle to the layout of the site;

(d) raises no objection to the landfalls for the bridge;

(e) is concerned that there is no provision for mooring as part of the scheme and would welcome amendments which addressed this; and

(f) is disappointed with the detailed design and massing of the building proposed on Plot D.

39
Deal Ground and Utilities Site: Consultation on Regeneration and Development


The Committee received the introductory report from the Director of Planning and Strategy on the consultation exercise for the Deal Ground and Utilities site, situated between the Rivers Wensum and Yare between Norwich City Centre and the Broads.


Stephanie Kerr, from the consultants commissioned to develop a comprehensive viable Masterplan to guide the development of the site, provided a detailed presentation.  A hard copy of the presentation was circulated to members. Stephanie Kerr drew attention to the Cary’s Meadow site, which was owned by the Broads Authority and was managed for its conservation and recreation value. One of the main issues to consider was that of access, particularly across this site.


In view of the shortage of time, members were requested to provide comments on the access options and proposals.


RESOLVED


(i)  
that the report be noted; 

(ii)
that any comments on the proposals be forwarded via the Authority for consideration.

40
Decisions made by Officers under Delegated Powers

The Committee received a schedule of decisions made by officers under delegated powers from to 31 August 2006 to 27 September 2006. 


RESOLVED


that the report be noted.  

41
Appeals to the Secretary of State: Update

The Committee received a table showing the position regarding appeals against the Authority since April 2006.  

RESOLVED

that the report be noted.

42
Enforcement Update


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


RESOLVED

that the report be noted. 

43
Date of Next Meeting


It was noted that the next meeting of the Planning Committee would be held on Friday 10 November 2006 at 10.00am at County Hall, Norwich.

The meeting concluded at 12.45pm.

CHAIRMAN








APPENDIX 1

	Code of Conduct for Members

	

	Declaration of Interests

	

	Committee:  Planning Committee        

	

	Date             13 October 2006

	

	

	Name
	Agenda Item No(s)
	Nature of Interest
	Prejudicial

(

	Mr E A Burrows
	6
	How Hill Trust


	

	Mr M C Broom
	
	Toll payer


	

	Mr S Dorrington
	
	Toll payer
	

	Mr A J Gunson
	9
	Trustee Whitlingham Charitable Trust


	


APPENDIX 2

Decisions on Planning Applications considered by the Planning Committee

on 13 October 2006

	District / Ref No /

Parish


	Situation
	Applicant
	Proposal

	BROADLAND

05/06/0594

WROXHAM
	JPC Powles Marina, Staitheway Road
	JPC Ltd
	Extension to boat workshop and additional portable office building

	

	Decision

Approve subject to the following conditions:

· The development hereby permitted shall be begun before the expiration of three years from the date of this decision.

· The proposed development shall not be constructed otherwise than in accordance with the agents letter and amended plans, reference number: PL 406/01A, received on the 12 June 2006.

· The oak tree to the east of the extension of the existing workshop shall be fully protected during the course of the site works and building operations, including the excavations to form the foundation in close proximity to the Root Protection Area in accordance with BS5837:2005.  No works shall commence on site until a plan is submitted detailing tree protection measures including protection along a line to be agreed with the Local Planning Authority with:

· 1.2m minimum height chestnut paling to BS1722 Part 4 securely mounted on 1.2m minimum height timber posts driven firmly into the ground; or

· 2.4m minimum height heavy duty hoarding securely mounted on scaffold    poles.

· The development shall then be constructed in accordance with the submitted plan and the fencing erected shall be maintained during the course of the works on site.  No unauthorised access or placement of goods, fuels or chemicals, soil or other materials shall take place inside the fenced area.

Reasons for the Decision

This application is in accordance with Policy ENV14 of the Norfolk Structure Plan and Policies B11, C10, EMP1, EMP5, INF2 and TC6 of the Broads Local Plan and represents an acceptable form of development.

Informatives

- 
Permission only relates to the workshop extension and erection of the new office building in connection with the existing lawful use of the site.  Any operation being undertaken that constitutes a material change of use will require the benefit of planning permission. 

-
If the development involves any work of a building or engineering nature, it is the applicant's responsibility to ensure that in additon to planning permission, any necessary consent under the Building Regulations is also obtained.



	District / Ref No /

Parish


	Situation
	Applicant
	Proposal

	WAVENEY

W19810BA

BARSHAM
	Right bank of the River Waveney Compartment 25B
	Environment Agency
	Flood defence improvements comprising floodbank strengthening, maintenance, crest piling, rollback, setback and soke dyke excavation. Temporary site compounds and associated engineering works



	Decision

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

-
Standard time limit condition.

-
Landscaping/planting details. 

-
Permitted development rights - piling. 

-
Site access/delivery routes. 

-
Navigation hazard marking.

-
Restoration//mitigation measures.

-
Hours of working.

-
Piling specification.

-
Erosion protection.

-
Details of design and siting of fishing platforms. 

-
Works to be phased in association with works on Compartment 25A (in vicinity of Dockney Wall).

(Timetabling of implementation of works in Compartment 25B to be linked into works in Compartment 25A).

The following information 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. 

-
The Highways Authority may recover the costs of any abnormal wear and tear on the public highway as a result of plant and machinery to be transported to the area under the provisions of Section 59 of the 1980 Highway Act.   

Reasons for Approval 

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



	District / Ref No /

Parish


	Situation
	Applicant
	Proposal

	NORTH NORFOLK 

01/06/1334

LUDHAM


	Clayrack Marshes, How Hill, left bank of River Ant
	Environment Agency
	Excavation of length of new soke dyke

	Decision

Approved as the application is in accordance with Broads Local Plan Policy C2 subject to conditions as follows:

-
Full permission time limit.

-
Works to be carried out as outlined in the application.

-
A programme of monitoring of the new dyke by English Nature.

-
No infilling of the existing soke dyke to be carried out until English Nature (Natural England) are satisfied that the replacement dyke has acquired the relevant protected features.

-
Phasing of works so as to take account of RSPB comments particularly concerning the nesting season.



	District / Ref No /

Parish


	Situation
	Applicant
	Proposal

	GREAT YARMOUTH

06/06/0709

ST OLAVES
	Plots 22 & 23 Riverside Park Moorings, Priory Road
	Mr G Roberts
	To repair and replace walkways, reface piling in dock 23, replace car park fence and put board between plots 23 & 24



	Decision

Approved subject to conditions:

-
Standard three year time limit (this will cover development not currently carried out).

-
All quay heading shall be constructed with timber piling, capping and wailing, and any preservatives shall be applied only by pressure treatment with non-toxic chemicals.

Reasons for Approval

The proposal subject to the stated conditions is in accordance with Policies B11 and INF1 of the Broads Local Plan 1997.
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