Broads Authority

Planning Committee
Minutes of the meeting held on 12 January 2007

Present:

Dr J M Gray – in the Chair

	Mrs E A Burrows

Mr D W Thompson  
	Prof K Turner




In Attendance:


Ms G Morgan – Director of Planning and Strategy 

Ms C Smith – Head of Development and Regeneration

Mr M Brown – Planning Officer

Mr G Hancox – Planning Officer, South Norfolk

Mr T Woolley – Planning Officer, Waveney District

Mr B Hogg – Design and Conservation Officer 




Ms S Jenkinson – for the Solicitor

Mrs S A Beckett – Administrative Officer

Members of the Public in Attendance who spoke:

	Mr R Fuller 
	Application South Norfolk, 07/06/2480 Maltings Meadow, Pirnhow Street, Ditchingham. Applicant  - Bungay and District Sports Association

	Mr I Northover Smith

Mr E Gilder
	Design Brief Pegasus and Hampton’s Boatyard Site, Oulton Broad. 

Resident

Land and Planning Manager for Badger Building Ltd


66
Apologies and Welcome

Apologies for absence were received from Mr M C Broom, Mr A Duce, Mr C C Durrant, Mr S Dorrington, and Mr A J Gunson.

67
Minutes 

The minutes of the meeting held on 8 December 2006 were confirmed as a correct record and signed by the Chairman.

68
Points of Information Arising from the Minutes

The Chairman drew attention to Minute 60(4) concerning Broadland 05/06/1641 Town House Hotel, 18-22 Yarmouth Road, replacement of illuminated signage where, following the meeting, he had agreed to a change in the resolution “to approve the application for advertisement consent” as stated. 

There were no further points of information arising from the minutes.

69       Declarations of Interest

There were no declarations of interest. 

70
Chairman’s Announcements

(1)
Deal Ground and Utilities Site: Joint Member Briefing on 30 January 6.00pm at Blackfriars Hall


A member representative from the Broads Authority was invited to attend. As no one present was able to attend, the invitation would be extended to other members of the Authority.

(2)
Norwich Growth Partnership meeting: 9 February 2007

Mr Durrant represented the Authority at this meeting.  In view of Mr Durrant not being well, it was agreed that the Chairman would be available as the reserve member.
71
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 1 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)
South Norfolk 07/2006/2203 Farmyard adjacent to 1 & 2 Manor Farm Cottages, The Street, Claxton
Proposed new cattle shed with lean-to canopy and proposed new entrance/exit road


Applicant: Mr N Allhusen

The Planning Officer explained that the application was in accordance with Policy C16 for new agricultural buildings in that the proposed development would be sited adjacent to the existing farm buildings and would be of an appropriate scale form and character to the surrounding built environment. The proposals would also be sufficiently well screened on all sides when viewed from the surrounding Broads Authority area and therefore would not have an adverse impact on the landscape.

The main issue to consider related to the creation of the access and the loss of part of a significant hedgerow.  Since the report had been written further information had been received and an assessment of the hedgerow against criteria of Hedgerow Regulations 1997 had been made.  The District Landscape Officer had concluded that the hedgerow was not significant enough to warrant refusal. He considered that subject to the replacement of the hedge behind the visibility splays the proposals would be acceptable.

With reference to the concerns expressed regarding the impact on residential amenities, the Environmental Health Officer had raised no objection.  The Highways Authority had no objections.

Members were in favour of the proposals since, as a working farm, it was recognised that facilities needed to be improved. The proposed development was adjacent to the existing farmyard and in accordance with policy.  It was considered that the colours and materials proposed for the building were appropriate and acceptable.


RESOLVED

that the application be approved as it was in accordance with Policy C16 of the Broads Local Plan 1997, subject to conditions with the addition of the replacement of hedge behind the access visibility splays, as set out in the Appendix 1 appended to these minutes.

(2)
South Norfolk 07/06/2480 Maltings Meadow, Pirnhow Street, Ditchingham

Change of use of size of multi use games area and hours of use for related floodlighting


Applicant: Bungay and District Sports Association

The Planning Officer presented the plans and gave an update on responses received:

· Environmental Services – concerns over lighting impact on nocturnal species and crepuscular species such as bats and barn owls.  It was recommended that an ecological survey of the area be carried out to consider the effects and possible mitigation necessary.

· Leisure Services –  increase in quality and quantity of accessible amenity space with significant provision for active play to be welcomed, especially in this area of South Norfolk, a predominantly rural and relatively isolated area. 

Mr Fuller on behalf of Bungay and District Sports Association was given the opportunity to address the Committee in support of the application.  He explained that the increase in the size related to new requirements and in order to accommodate other sports.   He explained that in view of the nature of modern lights and the resulting light spill, local residents would not suffer from having light impact directly upon them although they would be able to see it on the games area. He emphasised that the area had been used as a sports field for 50 years.  The aim of the proposal was to encourage people to play more sport, as well as not to restrict it to cricket and football.   

He commented that “landscaping” directly around the multi-use games area would restrict the playing of sport.  However, landscaping along the road frontage would be acceptable.

With reference to the floodlighting hours, Mr Fuller explained that guidelines from Sport England and the Football Foundation, from where funds for the project were being sought, required demonstration of community use for 80 hours a week (12 hours per day) 52 weeks of the year.  He commented that there may be need for floodlighting in August or April.

Members were in favour of the proposal particularly as it would provide much needed sporting facilities in a rural area and benefit the local communities.  There was concern that there should not be a significant negative impact on the amenities of local residents or the landscape.  It was clarified that the light spill would stop short of the Ditchingham Maltings as well as other residents, although lighting would be visible in the landscape. Members considered that on balance, with the restrictions suggested, the amenities of the neighbouring properties would not be significantly harmed. It was suggested that there be some flexibility built into the conditions to allow the occasional use beyond the restricted times for exceptional purposes.  In addition, it was considered that the use of floodlighting and its restrictions should be extended to include April.

RESOLVED

that the application be approved with conditions as set out in Appendix 1 to these minutes, including additional conditions relating to an extension of the use of floodlighting and its restrictions, and an ecological survey,  as it is in accordance with Broads Local Plan Policies INF12 and B11 of the adopted Broads Local Plan.

72
Oulton Broad: Design Brief for former Pegasus Boatyard Site

The Head of Development and Regeneration presented the report which introduced the draft Design Brief for the Pegasus Boatyard and Hamptons Boatyards site in Oulton Broad, explaining its context and purpose. The Design Brief had been prepared as a consultation document and members were requested to approve it for such purposes between 29 January and 9 March 2007. The aim would be for the results of the consultation and any proposed amendments to the brief as a consequence of the process to be reported to the Planning Committee at its 27 April 2007 meeting for approval following consideration by the Broads Forum and Navigation Committee.  The Brief would be a material consideration in determining any development on the site.

In presenting the Brief the Head of Development and Regeneration drew attention to the following points:

· Riparian ownership extended into Oulton Broad.

· Any development of the site should accord with the Authority’s boatyard policies which involved retaining some boatyard use – the retention of boatyard facilities is of overriding importance to maintain the cultural and economic vitality of the area.

· The site was in an area at risk from flooding, situated within Zones 1, 2 and 3 of the Flood Zone Maps produced by the Environment Agency, where there was normally a presumption against development in Zone 3.

· The limited road network and access to the site.

· The document was being produced as interim guidance pending the completion of the Local Development Framework.

· Although a planning application had been submitted and withdrawn, the Brief had not been prepared on the basis of the specific planning application.

· It was not considered appropriate to provide zones for particular uses on the site.

Members welcomed the Development Brief. There were some concerns that with any development there was a need to be realistic and pragmatic and it might not be possible to retain as much boatyard use as was desirable.  However, it was considered essential that moorings were retained and provided at the site and that the emphasis should be on water orientated development.  The potential for tourism and reference to the Authority’s tourism strategy would be useful.  In addition reference to PPS22 Climate Change in relation to flooding was also considered appropriate. It was hoped that maps showing the flood zones would be included in the appendices.

In view of the RNLI using the Hampton’s site for the lifeboat, it was considered that this should be taken into account in the Development Brief.

Mr Gilder from Badger Building Ltd, which had an option for development of the site, requested the opportunity to clarify some points. The Solicitor emphasised that the report did not relate to a specific application and therefore public speaking would not normally be available since there would be future opportunities for the public to express their views.  The opportunity to speak was at the Chairman’s discretion.

At the Chairman’s discretion, Mr Gilder from Badger Building Ltd and a local resident, both with interests in the site, were given the opportunity to speak. 

Mr Northover Smith commented on the planning application that had been withdrawn being a wholly inappropriate development for the site, totally out of character with the area and extending into the broad. He welcomed the production of the Development Brief with the restricted development of the site for housing at a lower level.

Mr Gilder commented that Topcraft, situated on the west of the Pegasus site, was continuing to trade. The landowners of the Pegasus site had no legal or financial interest in Topcroft.  He commented that the boatyard operation on the site represented only 13% of the total use of the site and that Pegasus only had temporary use of the site.  The landowners were having discussions with the Environment Agency with regard to flood risk, noting that Zone 3 Flood Risk areas would accept development of boatyards.  He commented that with regard to the potential use of the site to include restaurant facilities, there was a covenant on the land that prevented the retail of alcohol. Further legal advice was being sought on this. His company would be making responses to the Brief when it was formally produced.

RESOLVED

that the report be approved for consultation  for a period of 6 weeks from 29 January 2007,  to include consideration at the Authority’s Navigation Committee and the Broads Forum, and a report be brought back to the Planning Committee on the responses received.

73
Development and Flood Risk

The Director of Planning and Strategy presented the report on Planning Policy Statement 25: Development and Flood Risk (PPS25) that had been published to help provide clarity for regional and local planners and other stakeholders on preventing and managing flood risk in new developments. This replaced Planning Policy Guidance Note 25, published in 2001. The report briefly outlined the main provisions of PPS25 and made recommendations on an appropriate response by the Authority. Copies of the PPS25 would be circulated to members.

It was now important for the Authority to match government policy with the Authority’s own local policies.  

In particular the Director of Planning and Strategy drew attention to and reported further on:

Response to Consultation Draft PPS25 para 3

· para 3.4 where PPS 25 appeared to reflect the Authority’s response made to government in relation to the effect on small businesses.   With reference to para 3.4.5, it was essential that flood risk was managed and the sequential approach taken.  Flood risk had to be acknowledged and addressed.

Response by the Authority para 4 

· para 4.1.2 Determination of planning applications.  A meeting with the Environment Agency Development Control Team and the Authority’s Head of Development and Regeneration would take place in the week beginning 15 January 2007 to clarify short term methods of working (pending policy development) and to establish longer term working practices from 1 April 2007.

· para 4.2.1 Strategic Flood Risk Assessment as required for PPS25. Following a second round of tenders to carry out the project, negotiations had taken place with a contractor and it was expected that a draft report would be available by May/June. This had financial implications re:

· para 5.1. The Broads element of the SFRA was now estimated to cost in the region of £11,000 -  £12,000 and would be set against the 2007/08 budget.

· para 4.5.2 Policy Working Group to guide the process of the Development Control Policies in areas of flood risk and investigate innovative flood mitigation/management techniques.  The terms of reference for this were appended to the report and member representation was agreed as Messrs Broom and Knight.  Professor Turner, Chairman of the Authority, was prepared to take a watching brief on the group.

RESOLVED

that an appropriate response on the provision of the PPS25 be made taking account of the following points:

(i)
Liaison with the Environment Agency (EA) Development Control Team to establish working practices including the setting up of a working group. 

(ii)
Review the joint Strategic Flood Risk Assessment (SFRA) brief to ensure it meets the current requirements outlined in PPS 25 Annex E and jointly commission a study.

(iii)
Ask the EA to reconsider their objections to the Core Strategy now the Exceptions Test has been reworded so that the consensus agreed with wider parties can be pursued in the Development Control Policies Development Plan Document. 

(iv)
In the light of the SFRA and PPS25, identify policy options for development control policies and consult through the Issues and Options report in May; aim to get small businesses to engage in the development of policy.

(v)
Prepare a draft Supplementary Planning Document (SPD) in September 2007.

(vi)
Establish a policy working group to draft detailed development control policies and to investigate innovative flood mitigation/ management techniques with Messrs Broom and Knight as members representing the Authority.

    (vii)
Fund the Broads element of the SFRA from the Authority’s Planning Delivery Grant (PDG) and the core LDF budget.
    (viii)

Prepare a full briefing to Broads Authority on completion of the SFRA and an assessment of the policy implications of PPS25.
74
Local Development Framework Submission of Core Strategy DPD: Representations Statement (Regulation 31 Statement)


The Committee received a report from the Director of Planning and Strategy on the representations received by the Authority to the Core Strategy Development Plan Document (DPD) submission document. It was noted that there would be resource issues.


It was also noted that Mr Philip Goodman had been appointed as the Planning Inspector for the examination of the LDF Core Strategy.  This was planned to take place in public over six days  in April 2007.


RESOLVED


that the responses made to the Submission Core Strategy be noted.

75
Decisions made by Officers under Delegated Powers

The Committee received a schedule of decisions made by officers under delegated powers from 27 November 2006 to 21 December 2006.


RESOLVED


that the report be noted.  

76
Appeals to the Secretary of State: Update

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

 RESOLVED

that the report be noted.

77
Enforcement Update


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

RESOLVED

that the report be noted. 

78
Date of Next Meeting


It was noted that the next meeting of the Planning Committee would be held on Friday 9 February  2007 at 10.00am at County Hall, Norwich.

The meeting concluded at 11.45am

CHAIRMAN








APPENDIX 1

Decisions on Planning Applications considered by the Planning Committee

on 12 January 2007

	District / Ref No /

Parish


	Situation
	Applicant
	Proposal

	SOUTH NORFOLK

07/06/2203

CLAXTON
	Farmyard adjacent to 1 & 2 Manor Farm Cotages, The Street
	Mr N Allhusen
	Proposed new cattle shed with lean-to canopy and proposed new entrance/exit road

	Decision

Approved  subject to the following conditions:

- 
Standard time limit.

- 
New access - with submitted amendments.

- 
New access – construction.

-
Details of existing surface water drainage system.

- 
External materials to be agreed.

- 
Full details of external lighting.

- 
No outside storage.

- 
Scheme detailing measures for protection of Oak Tree to south east side of the site during development. 

· The replacement of the hedgerow behind the visibility splays of the new access.

Reason for approval

The proposal is considered to accord with Policy C16 of the Broads Local Plan 1997, as the development is located close to existing buildings and has been designed to  minimise its visual impact. It is also considered to satisfy the criteria of the Hedgerow Regulations 1997, subject to the conditions to be imposed.




	District / Ref No /

Parish


	Situation
	Applicant
	Proposal

	SOUTH NORFOLK

07/06/2480

DITCHINGHAM
	Maltings Meadow, Pirnhow Street
	Bungay and District Sports Association
	Change of use of size of multi use games area and hours of use for related floodlighting

	Decision

Approved subject to the following conditions:

- 
Standard time limit condition.

- 
Floodlighting only to be used between the months of September and April inclusive and between the hours of 15.00 and 21.30 Monday to Friday and between 15.00 and 17.30 on Saturdays and Sundays, unless otherwise agreed in writing by the Local Planning Authority.

- 
Highway conditions.

- 
Landscaping conditions.

· Ecological survey.

Reasons for Approval

The proposal is considered to be an appropriate form of development for this location and in accordance with Policies INF12 and B11 of the adopted Broads Local Plan.
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