Broads Authority

Planning Committee
Minutes of the meeting held on 10 November 2006

Present:

Dr J M Gray – in the Chair

	Mrs E A Burrows

Mr A Duce

Mr C C Durrant 


	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 




Mrs M Shelley – Planning Officer

Mr D Minns – Planning Officer, Great Yarmouth

Mr M Brown – Planning Officer

Ms J Mills – Planning Officer (Compliance and 
Implementation) 

Mr C Brown  – for the Solicitor

Mrs S A Beckett – Administrative Officer

Also Present:
Mr S G Daniels – Broads Authority member

Members of the Public in Attendance who spoke:

	Sir Michael Harrison

Mr R Starling
	Application Great Yarmouth 06/06/0489 Staithe House Farm, West Somerton 

Chairman Somerton Parish Council



	Mr R Snowling/ Mr G Davies
	Application Norwich City 04/06/00908BA St Helen’s Wharf, River Wensum (Bidwells – agent for applicant)




44
Apologies and Welcome

Apologies for absence were received from Mr M C Broom. The Chairman welcomed Mr Daniels as an observer.

He also welcomed Ms Jenny Mills to her first Planning Committee meeting as the newly appointed Planning Officer (Compliance and Implementation). 

45
Minutes 

The minutes of the meeting held on 13 October 2006 were confirmed as a correct record and signed by the Chairman.

46
Points of Information Arising from the Minutes

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

47        Declarations of Interest

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

48
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)
Great Yarmouth 06/06/0489 Staithe House Farm, West Somerton,  Erection of six dwellings 


Applicant: Mrs L Thain


The Planning Officer explained that the application was reported back as a result of inaccuracies within the original Committee report of 21 July 2006 relating to the planning history and the application site in relation to the Conservation Area boundary.  


The Planning Officer explained that concerns had been raised by a local resident and the Parish Council that there were not substantial differences between the previous scheme which had been refused by officers under delegated powers (06/05/0786) (and not withdrawn as stated in the previous report) and the current application (06/06/0489) considered by the Committee on 21 July 2006. 

In addition, the report had stated that the application fell outside the Conservation Area boundary. The Planning Officer apologised for the inaccuracies and clarified that approximately a third of the application site fell within the Conservation Area as illustrated with aerial photographs and in Appendix 3 to the report. However, the current application had been and was being assessed in light of the impact the development would have on the Conservation Area. 

The Planning Officer explained that there was an extant planning permission on the site granted in 1993 for the erection of six dwellings as two groups of three terraced dwellings. Therefore the principle of some form of development had been established. One group would be within the Conservation Area.

She explained the main differences between the previous planning application and the current application, emphasising that insufficient details had been submitted in relation to the previous application to enable officers to assess fully the proposals.  Following that refusal, amended plans had been submitted which reduced the eaves and ridge heights. An integral part of the revised application was the extension of the mooring basin into the site, the open areas within the site and the opening up of the site to views from the river. Officers were satisfied that the new dwellings would not compromise the setting and character of the area or that of the Conservation Area and it was considered that the scheme negotiated enabled the objections to the 2005 application to be overcome. It was recommended that the approval of 21 July 2006 should be reaffirmed.

Sir Michael Harrison, a nearby resident, was given the opportunity to address the Committee.  He commented that he had serious concerns about the way in which the application had been handled and, as a result, the Committee had not be given important material facts on 21 July 2006. He referred to the officers’ appraisal of the previous application in an email of 29 November 2005. He considered that the objections to the application 06/05/0786 had not been overcome, that the proposal represented an overdevelopment of the site, the form of development was out of scale with the character of the village and would do harm to the Conservation Area.  He considered that there was no material difference in the two applications. There would be building within the Conservation Area and this would not enhance it.

Mr Richard Starling, Chairman of Somerton Parish Council was given the opportunity to address the Committee.  He commented that the Parish Council supported some form of development on the site but considered that the present proposal was out of scale with the character of the surrounding dwellings.  It was unfortunate that inaccurate references had been made. It was important to consider the aspect of the development from the river and it was considered that it did not have a “Broads” stamp on it.  He suggested that the Committee defer a decision on the application for a site visit in order to consider the design in perspective. The site was prominent and therefore a good quality design was required.  The Parish Council was of the view that the original design approved in 1993 would have provided local people with affordable housing and would have had less of an impact on the character of the area.

The Solicitor advised that the main issue related to the Conservation Area (CA). The test was whether the development would preserve or enhance it.  The plans involved building in an open part of the CA.  As these involved a change to its character, they would not be preserving it.  Therefore it was important to assess whether the development would enhance the Conservation Area. In addition there was already an extant planning permission with a footprint within it which could be relevant as a comparator. 

The Design and Conservation Officer commented that it had been recognised within the Local Plan that the existing farm buildings were dilapidated and their appearance was detracting from the Conservation Area.  The proposal involved their demolition and would result in the site being opened up.  Although there would be more buildings within the area, their alignment would open up more views of the CA. He considered that the amended scheme represented improvements and enhancements to the Conservation Area.

A member commented that it was also important not only to look at the “build” on the site but also the curtilages and the change from natural grassland to garden, as well as the possible associated activities including sheds.


Members sought detailed clarification on a number of points and noted the objections and the concerns expressed.  Mr Dorrington proposed, seconded by Mr Gunson and it was duly

RESOLVED


that the application be deferred for a site visit on Friday 1 December 2006 at 10.00am in order to assess fully the site and view the proposals in the context of the previous decision of refusal on application 06/05/0786, the Broads Local Plan policies and in particular the impact on the Conservation Area.

(2)
Waveney W12450/17BA, W12450/18BA; W1245019BA


Trumans Boatyard, Caldecott Road, Oulton Broad

17BA – Full application for demolition of existing boatshed and erection of a dwelling on Plot A

18BA – Conversion of former maltings to 3 dwellings and garages

19BA – Full application for the erection of a dwelling on Plot C


Applicant: Mr A D Truman 

Some members had had the opportunity of a site visit on 1 September 2006, a note of which was attached to the report.  The Planning Officer explained that, following the visit, negotiations with the applicant had resulted in the submission of amended plans which she explained in detail.

Members considered that the proposed amendments to the design for Plot A would overcome the neighbours’ concerns, would represent an improvement and would enhance the character and appearance of the Conservation Area.

With regard to application W1245018BA for the conversion of the remainder of the maltings building to three dwellings, members were disappointed that the rush matting business could not continue. However, the principle of the loss of the boatyard use had been previously established. It was recognised that the rush matting business was not economically viable and that retention of the building for other commercial purposes could result in conditions detrimental to the amenities of the neighbouring properties. The design was considered to be acceptable.

In considering the application W12450/19BA for the erection of a dwelling on Plot C, the Committee concurred with the officers’ appraisal that the space was critical to the character of the Conservation Area. They appreciated the concerns expressed by residents, particularly those of Somermead Court, and considered that the site would adversely impact on the residential amenities of the adjoining dwellings.  They also took into account the objections from the Environment Agency. 

RESOLVED

(i)
that applications W1245017BA for the erection of a dwelling on Plot A and W1245018BA for the conversion of the remainder of the maltings to three dwellings on Plot B be approved subject to conditions as set out in Appendix 2 to these minutes, as the proposals are in accordance with Broads Local Plan Policies H1, H8, B11and B7 of the Broads Local Plan.

and  unanimously by 7 votes to 0

(ii)
that application W12450/19BA for the erection of a dwelling on Plot C be refused for the reasons as set out in Appendix 2 to these minutes as it is considered to be contrary to Policies H1, B7, B11 and INF1 of the Broads Local Plan 1997.

(3)
Great Yarmouth 06/06/0747/BF Dawn-Dew, Main Road, Filby

Proposed replacement store and shed



Applicant: Mr D E Ward

Having declared an interest in the application, Mr Thompson left the meeting for the discussion.

In presenting the proposal, the Planning Officer further reported that the Environment Agency had no objections, provided that the floor levels were no lower than the existing.

Members gave careful consideration to the concerns expressed but were of the view that the proposal would have minimal impact outside the property, would not be readily visible in the Broads landscape and would not represent overdevelopment of the garden. They therefore considered that there were insufficient grounds to warrant refusing planning permission. They were satisfied that any concerns of the building being used for accommodation or for business use could be controlled by condition.

RESOLVED

that the application be approved as it is in accordance with Broads Local Plan Policies B11 and H11 subject to conditions as set out in Appendix 2 to these minutes.

(4)
Norwich 04/06/00908BA  St Helen’s Wharf, River Wensum, Norwich

New pedestrian/cycle bridge over River Wensum at St Helen’s Wharf (outline)


Applicant:  Norwich City Council 


In presenting the report, the Head of Development and Regeneration  emphasised that the proposed pedestrian and cyclist bridge was important in the context of the redevelopment of the former Jarrold site (reference Minute 37 04/04/00724). It was in outline form at present but was likely to be a single span bridge. The exact location was not yet determined. The bridge itself over the river was to be determined by the Authority. The structures to support the bridge would form part of the wider redevelopment of the Jarrold site and would be determined by Norwich City Council.  

The Head of Development and Regeneration further reported that the Environment Agency had submitted an objection. They were concerned that the bridge should not have an effect on the biodiversity of the site or increase the risk of flooding.  Much of this related to the abutments and structures used to support the bridge. The Agency wished to ensure that the bridge did not create a barrier to fluvial flooding and therefore was concerned about the height.  In order not to impede navigation, the bridge height needed to be at least the height of the adjacent bridge. Given that these concerns related to the wider application, the Authority was working closely with Norwich City Council, the Environment Agency and the applicants. 

Mr Davies on behalf of Bidwells, the agent for the applicant, gave a brief presentation explaining that the intention was for the bridge to be at the end of a boulevard which would open up the site with a view of the cathedral and link to the cycleway and riverside walk, thus bringing the whole development into the city centre.  He confirmed that the design of the bridge would be compatible with wheelchair access.

RESOLVED


that the principle of the proposal was acceptable and therefore delegated authority be given to officers to issue approval subject to:

· the outstanding issues raised by the Environment Agency being satisfactorily resolved; 

· navigation not being impeded;

· conditions as set out in Appendix 2 to these minutes; and 

· the detailed application to be brought back to the Committee 

as there would be no adverse impact on either navigation or landscape interests and the proposals are in accordance with Broads Local Plan Policies TR4 and TR5.

49
Conservation Area Designations and Appraisal Update
The Committee received a report which updated members on the progress of the appraisal work in relation to conservation areas generally since May 2006 and to give members the opportunity to comment on the detailed appraisal work on a proposed Halvergate and Tunstall Conservation Area prior to a public consultation exercise.

The Design and Conservation Officer made a correction to paragraph 5.1 in the report and it was noted that the draft appraisal of the Stokesby with Herringby Conservation Area and proposed boundary had now been agreed with Great Yarmouth Borough Council.  Confirmation from Broadland District Council relating to the Belaugh Conservation area was awaited. A further report would be submitted to the Authority. 
The Design and Conservation Officer confirmed that the identification of further potential conservation areas and the re-appraisal of existing conservation areas in line with Government Best Value Performance Indicators was a continuing process. The Government had produced guidelines as to the reappraisal of conservation areas.  The aim would be to target areas which had been appraised and to provide enhancement.

RESOLVED

(i)
that there be a public consultation on the proposed designation of the Halvergate and Tunstall Conservation Area; 
(ii)
that the detailed assessment work and proposed boundaries are noted and that a further report summarising the comments from the public consultation exercise be brought before members and a decision made regarding the formal designation of a new Conservation Area, boundary and management proposals at Halvergate and Tunstall; and 
(iii)
that the continuing identification of potential new designations and re-appraisal of existing conservation areas, specifically re-appraisals at Neatishead and Oulton Broad, be noted.
50
Development Control: Proposed Changes to the Delegation of Statutory Planning Functions 

The Committee received  the report on the changes required to the Scheme of Delegation as part of the process of taking the planning service in-house.

RESOLVED

that a revised Scheme of Delegation be drafted to allow:

· all new enforcement cases to be handled in-house from 1 January 2007;

· existing enforcement cases to be completed by District Council officers until 31 December 2007; and

· all other planning related functions including planning applications to be handled by the Broads Authority officers from 1 April 2007

and that an amended scheme of delegation be prepared for consideration by the Authority at its meeting on 24 November 2006.

51
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 2006.


Members welcomed the improvements made and congratulated and thanked the officers from the Districts as well as the Authority’s team on the achievement.


RESOLVED


that the report be noted.

52
Decisions made by Officers under Delegated Powers

The Committee received a schedule of decisions made by officers under delegated powers from 27 September 2006 to 30 October 2006. 


RESOLVED


that the report be noted.  

53
Appeals to the Secretary of State: Update

The Committee received a table showing the position regarding appeals against the Authority since April 2006.  It was further reported that the appeal by Mr Fuller, Birchwood, Horning had been dismissed.  A separate report would be submitted to the Committee at its next meeting.

RESOLVED

that the report be noted.

54
Enforcement Update


The Committee received an updated report on enforcement matters already referred to Committee.  It was noted that a full report on the Wayford Mill land raising issues would be submitted to the full Authority on 24 November 2006. 


RESOLVED

that the report be noted. 

55
Date of Next Meeting


It was noted that the next meeting of the Planning Committee would be held on Friday 8 December 2006 at 10.00am at County Hall, Martineau Lane, Norwich.
The meeting concluded at 12.20pm.

CHAIRMAN








APPENDIX 1

	Code of Conduct for Members

	

	Declaration of Interests

	

	Committee:  Planning Committee        

	

	Date             10 November 2006

	

	

	Name
	Agenda Item No(s)
	Nature of Interest
	Prejudicial

(

	Mr D W Thompson 
	6 (3)
	Application Great Yarmouth 06/06/0747/BF Dawn-Dew, Main Road, Filby.  Chairman of Filby Parish Council 
	(


APPENDIX 2

Decisions on Planning Applications considered by the Planning Committee on 10 November 2006

	District / Ref No /

Parish


	Situation
	Applicant
	Proposal

	GREAT YARMOUTH

06/06/0489

WEST SOMERTON
	Staithe House Farm, Staithe Road
	Mrs L Thain
	Six dwellings

	Decision

Deferred for a site visit on Friday 1 December 2006 at 10.00am in order to fully assess the site and view the proposals in the context of the previous decision of refusal on application 06/05/0786 and in particular the impact on the Conservation Area.




	District / Ref No /

Parish


	Situation
	Applicant
	Proposal

	WAVENEY

W12450/17BA

OULTON BROAD
	Plot A, Former Trumans Boatyard, Caldecott Road
	Mr & Mrs A D Truman
	Erection of a house and garage

	Decision

Approved subject to the following conditions:

· the development hereby permitted shall be begun before the expiration of three years from the date of the permission;

· the dwelling shall be constructed in accordance with the amended plans;

· prior to the commencement of any work on the demolition of existing buildings or construction of the dwelling hereby permitted the details including samples of all materials to be used in the construction of the dwelling shall be submitted to and approved by the LPA. The dwelling shall be constructed in accordance with the approved materials;

· prior to the commencement of the dwelling a landscaping scheme for the whole site and in particular for the western area between the dwelling and the garage shall be submitted to and approved by the LPA. The scheme should provide for the protection of the tree on the western boundary of the site during demolition and construction work;

· prior to the first occupation of the dwelling a fence of a design to be approved by the LPA shall be constructed along the western boundary of the site; 



	· prior to the commencement of the dwelling a survey identifying the contaminants present on the site shall be submitted to and approved by the LPA. The scheme shall identify the mitigation measures proposed to deal with any contamination found on the site and the method proposed for the disposal of the materials generated from the demolition of the existing buildings, structure and other materials on the site;

· if during the development contamination not previously identified is found to be present at the site all works shall cease until a Method Statement is submitted to and approved in writing with the LPA in consultation with the Environment Agency. The statement shall detail how the newly identified contamination shall be managed;

· the development shall be constructed with a minimum floor level of 3.5mAOD;

· prior to the commencement of the development a scheme for the provision and implementation of flood proofing measures detailed in the FRA dated 12 December 2005 shall be submitted to and agreed in writing with the LPA. The details shall be incorporated into the development in its entirety before the dwelling is first occupied;

· the slipway and mooring facilities should be retained for use in association with the occupation of the dwelling; and

· removal of permitted development rights for insertion of windows, extensions, erection of buildings within the site curtilage, fences or walls.



	Reasons for Decision

This application has been considered against the development plan for the area being the Broads Local Plan. The erection of a dwelling on the site which lies within the Oulton Broad Development Boundary and where the principle of the loss of the boatyard use has been previously established accords with Policies H1 and H8 of the Local Plan. The design of the dwelling is considered to enhance the character and appearance of the Conservation Area and accords with Policies B11 and B7, and does not adversely impact upon the residential amenities of the neighbouring property.




	District / Ref No /

Parish


	Situation
	Applicant
	Proposal

	WAVENEY

W12450/18BA

OULTON BROAD
	Plot B, Former Trumans Boatyard, Caldecott Road
	Mr & Mrs A D Truman
	Conversion of former maltings into 3 dwellings and garages

	Decision

Approved subject to the following conditions:

· the development hereby permitted shall be begun before the expiration of the three years from the date of the permission;

· the development shall be carried out in accordance with the amended plans;

· prior to the commencement of any work hereby permitted the details including samples of all materials to be used in the conversion of the maltings and construction of the access road shall be submitted to and approved by the LPA. The conversion shall be carried out in accordance with the approved materials;

· before the commencement of work on the conversion of the maltings the existing prefabricated garage in the north eastern corner of the site shall be demolished and materials removed from the site;

· prior to the commencement of the conversion work a landscaping scheme for the whole site and in particular for the eastern area between the maltings and the eastern boundary of the site shall be submitted to and approved by the LPA;

· prior to the commencement of work on the conversion of the maltings a survey identifying the contaminants present on the site shall be submitted to and approved by the LPA. The scheme shall identify the mitigation measures proposed to deal with any contamination found on the site and the method proposed for the disposal of the materials generated from the conversion of the existing buildings, structure and other materials on the site;

· if during the development contamination not previously identified is found to be present at the site all works shall cease until a Method Statement is submitted  to and approved in writing with the LPA in consultation with the Environment Agency. The statement shall detail how the newly identified contamination shall be managed;

· the development shall be constructed with a minimum floor level of 3.5mAOD;

· prior to the commencement of the development a scheme for the provision and implementation of flood proofing measures detailed in the FRA dated 12 December 2005 shall be submitted to and agreed in writing with the LPA. The details shall be incorporated into the development in its entirety before the dwelling is first occupied;

· the slipway and mooring facilities should be retained for use in association with the occupation of the dwellings; and

· removal of all permitted development rights for extensions, alterations to the external appearance of the maltings, insertion of windows, erection of walls, fences, or buildings within the curtilages of the dwellings.



	Reason for the Decision

This application has been considered against the development plan for the area being the Broads Local Plan 1997. The conversion of the maltings to three residential units on the site which lies within the Oulton Broad Development Boundary and where the principle of the loss of the boatyard use has been previously established, accords with Policies H1 and H7 of the Local Plan. The design of the conversion scheme is considered to enhance the character and appearance of the Conservation Area and accords with Policies B11 and B7.




	District / Ref No /

Parish


	Situation
	Applicant
	Proposal

	WAVENEY

W12450/19BA

OULTON BROAD
	Plot C, Former Trumans Boatyard, Caldecott Road
	Mr & Mrs A D Truman
	Erection of house and garage

	Decision

Refused unanimously by 7 votes to 0 for the following reasons:

(i)
The proposed erection of a dwelling on the site (Plot C) would result in the loss of an important open space within the Oulton Broad Conservation Area. The size, design and height of the dwelling proposed is also considered to be unacceptable and would be detrimental to the form and character of the Conservation Area and adversely impact on the setting of the existing maltings. 

(ii)
The proposal would therefore be contrary to Policies H1, B7 and B11 of the Broads Local Plan and detrimental to the form and character of the Conservation Area and the setting of the adjoining maltings building. The erection of a dwelling on the site would adversely impact on the residential amenities of adjoining dwellings.

(iii)
The application was accompanied by an insufficiently detailed flood risk assessment and the design and layout of the proposed dwelling includes living accommodation below the required minimum floor level.  The proposal is therefore contrary to Policy INF1 of the Broads Local Plan 1997.




	District/ Ref No /

Parish


	Situation
	Applicant
	Proposal

	GREAT YARMOUTH

06/06/0747

FILBY
	Dawn-Dew, Main Road
	Mr D E Ward
	Removal and replacement of sheds

	Decision

Approved subject to conditions:

· standard three year time limit;

· compliance with plans submitted;

· the proposed store and workshop to be utilised for the applicant's own personal use only and no commercial activities shall be undertaken from this site;

· the proposed store and workshop shall be used for private domestic storage use in connection with the dwelling to which it relates;

· it shall not be used for residential accommodation at any time; and  

· floor levels as requested by Environment Agency.

	Reasons for Approval

The proposal subject to the above conditions is considered to comply with Policies B11 and H11 of the Broads Local Plan 1997.




	District / Ref No 

Parish


	Situation
	Applicant
	Proposal

	NORWICH CITY

04/06/00908

NORWICH
	River Wensum adjacent to land south of Barrack Street
	Jarrold & Sons Ltd
	Outline application to determine span of footbridge within Broads Authority area

	Decision

The principle of the proposal was accepted.

Delegated authority to officers to issue approval subject to:

(i) 
the outstanding issues raised by the Environment Agency being satisfactorily resolved, 

(ii)
navigation not being impeded; and

(iii)
the following conditions:

· reserved matters application to be submitted within three years;

· reserved matters to relate to detailed siting of bridge and moorings, means of access, design, landscaping and external appearance.



	Reason for Decision

There would be no adverse impact on either navigation or landscape interest and it is in accordance with Broads Local Plan Policies TR4 and TR5.
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