Broads Authority

Planning Committee 
Minutes of the meeting held on 9 February 2007

Present:

Dr J M Gray – in the Chair

	Mrs E A Burrows

Mr S Dorrington


	Mr A Duce

Mr A J Gunson




In Attendance:


Ms G Morgan – Director of Planning and Strategy 

Ms C Smith – Head of Development and Regeneration

Mr P Harris – Planning Officer, Broadland District

Mr A Scales – Planning Consultant, NPS 

Mr A Clarke – Broads Project Co-ordinator 

Mr R Savage – Rivers Engineer

Mr B Hogg – Design and Conservation Officer 




Mr C Brown – for the Head of Law, Norfolk County Council

Mrs S A Beckett – Administrative Officer

Members of the Public in Attendance who spoke:

	Mr P Mitchelmore, Environment Agency}

Mr N Smith, Mr  J     }  Hall BESL            
	Application Broadland 05/06/1746 Cantley Marshes, Left Bank of River Yare. Flood defence works.

	Mr A Knights (agent)   }

Mr C Faltham              }

Mr S Wheatman          }


	Applications North Norfolk Southgates Boatyard, Lower Street, Horning. 

01/07/0011 Erection of four dwellings, one apartment and boatshed/ 

01/07/ 0012 Conservation Area Consent for demolition of boatshed.


79
Apologies and Welcome

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

80
Minutes 

The minutes of the meeting held on 12 January 2007 were confirmed as a correct record and signed by the Chairman subject to an amendment to Minute 72 last paragraph to delete “Topcroft” and replace with “Topcraft”.

81
Points of Information Arising from the Minutes

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

82     Declarations of Interest

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

83
Chairman’s Announcements

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.  

84
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 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 05/2006/1831 4 Hill Piece, Belaugh


Single storey side extension

Applicant: Mr and Mrs C Rose

The Planning Officer pointed out the differences in land levels in relation to the adjacent sites as well as the existing screening. He drew attention to the consultations and the concerns expressed by the Belaugh Parish Meeting and local residents about the design and particularly the limited access to the site for construction purposes. It was considered that the latter constraint would be for the developer.

It was noted that although this was a Wherry Housing Association property they had not raised an objection.  

Members gave careful consideration to the concerns expressed particularly in relation to the main issues. These were the impact which the application would have on the character of the area, the impact on the amenity and privacy of the neighbouring properties and the impact on the Conservation Area.

A member commented that it was unusual for a tenant of a housing association to be making an application since it appeared to be out of keeping with the spirit and ethos of the objectives of a housing association, as it might affect the property’s future affordability. 

It was recognised that the lack of direct access to the property had the potential to cause some disturbance to neighbouring residents for the construction of the proposed extension.  However it was considered that although material planning considerations, they would be temporary and not sufficient to warrant a refusal. 

In relation to the long term impact of the development itself, it was considered that the proposed extension related suitably to the existing dwelling house in design terms, would be well screened from the neighbour to the immediate south and was sufficient distance away from other neighbouring properties as not to have a significant impact on the amenity or privacy of those neighbouring properties, or the character and appearance of the Conservation Area.

RESOLVED by 4 votes to 0

that the application be approved as it was in accordance with Policies ENV14 of the Norfolk Structure Plan and H11, B7 and B11 of the Broads Local Plan 1997, subject to conditions as set out in the schedule to these minutes.

(2)
Broadland 05/06/1746 Cantley Marshes left of bank of the River Yare


Compartment 14

Flood Defence Works including maintenance, strengthening and rollback of floodbanks and installation of piling and erosion protection. Temporary site compound and associated engineering works


Applicant: Environment Agency

The Planning Officer presented the plans and drew attention to the main issues to be considered namely the impact on:

· wildlife and habitat;

· walking and fishing interests;

· boating and navigation interests, particularly in relation to piling and moorings; and

· highways.

A letter from the Chairman of the Navigation Committee was circulated.  This expressed considerable concerns about the potential long term loss of valuable moorings at Cantley in view of the fact that the piling in front of the moorings would cease to be part of the defence scheme.  The letter drew attention to the Memorandum of Understanding between the Broads Authority and the Environment Agency dated 25 April 2003 referring to para. 3.3 “ The Agency will use its best endeavours to ensure that the BFAP (Broads Flood Alleviation Project)  will not result in a reduction in the extent and quality of established public moorings or lawful public access to them by land and water”.

It was clarified that the scheme involved roll back of the flood bank behind the piling and would not require the existing steel piling to be retained for flood defence purposes. The piling would be retained in its current condition rather than continue to be maintained or replaced as part of the application.  Officers’ assessment was that the roll back of the flood bank would mean that there should be less weight on that piling and therefore the scheme should extend its residual length of life.  Therefore the application would not harm the current condition or function of the steel piling. It would therefore be difficult to insist on a condition to require the existing piling to be maintained or replaced. The works would be identical to the proposals in Compartment 1 at Upton Dyke.  Should any repairs be required within the life of the project, this would be for BESL to undertake. Beyond the life of the project, this would be a matter for debate.  The RSPB had made no representation relating to the moorings. The piling was leased from the RSPB and there was no guarantee that the moorings would be maintained as public moorings. Provision of public moorings depended on negotiations with landowners. The role of the Planning Committee was to consider the application as submitted and to take a balanced view in protecting interests.

Mr Smith, BESL, confirmed that the construction works for the project would be from the marshes to the rear of the present flood bank. Only when the flood bank was sufficiently completed would there be any draw back. There would then be less pressure on the front piling. He confirmed that if there was any damage to that front piling as a result of the works, it would be replaced by BESL to its present standard.

Mr Halls, BESL, emphasised that he felt that officers from BESL and the Broads Authority were working in a way that was wholly consistent with the Authority’s objectives and the Memorandum of Understanding. BESL had worked closely with the Authority in shaping the Moorings Strategy to the extent that many more moorings would now be retained. 

In response to a member’s question it was the officers’ views that there was no breach of the Memorandum of Understanding in respect of this application as the piling  would have a residual life of at least 20 years and there would not be a loss of moorings as a result of the proposed flood defence works.

 In answer to a member’s query concerning the possible adverse impact of the defence scheme on Brundall further up river, Mr Halls endorsed the Broads Project Coordinator’s comment that this would not be the case.  He explained that all the potential works were the subject of detailed hydraulic modelling. All these had demonstrated that there would be no significant changes as a result of the works.  In addition, a considerable amount of work had been carried out at Brundall riverside to protect the boatyards.


On balance members considered that the application was in accordance with the policies of the Local Plan and that the benefits of enhanced flood protection from the scheme outweighed any objection. Although the concerns about the impact on the long term maintenance of the moorings was appreciated, it was considered that the scheme would not reduce the amount of moorings in this instance. Given the sensitivity of the issue, it was suggested that a further condition be included which required the Environment Agency to carry out any repairs to the piling should this be damaged as a result of the works. 

Members considered that it appeared that there were differences in the interpretation of the Strategic Environmental Assessment and/or the Memorandum of Understanding, with regard to the issue of maintenance/replacement of piling at moorings throughout the Broads, and that these were matters for the full Authority to consider in association with the Environment Agency and BESL.  

It was noted that a general update on the BFAP schemes would be considered by the Navigation Committee at its next meeting.

RESOLVED

(i)
that subject to no substantive representation/comments being  raised from any remaining outstanding consultees, the application be approved subject to conditions, including an additional one relating to damage to piling,  as set out in the schedule to these minutes, together with an informative.  The application is considered to be in accordance with Broads Local Plan policies, in particular INF5 and represents an appropriate design associated with flood defence work in this location;

(ii)
that the issue of the apparent differences in interpretation  of the Memorandum of Understanding/Strategic Environmental Assessment, particularly concerning the maintenance/ replacement of piling at 24 hour Broads Authority moorings throughout the Broads, be brought to the Authority’s attention for resolution with the Environment Agency and BESL.

(3)
North Norfolk 01/07/011 Southgates Boatyard, Lower Street, Horning Erection of four dwellings and one apartment and replacement boatshed


Applicant:  Norfolk Broads Yachting Co Ltd


The Head of Development and Regeneration presented the report and explained that the existing building on the site took up the whole of the area and was coming to the end of its useful life. The land rose substantially and the site was within three flood risk zones. It was noted that the access at present had restricted visibility. The proposal was for four dwellings, with an arch between with an apartment over and a replacement boatshed. The ridge heights of the existing property, and the proposed development in relation to neighbouring properties, were shown.  

The Head of Development and Regeneration updated members on consultations received since the report had been written.

· County Highways – no objections to the redevelopment of the site. Proposal will engender a reduction in vehicular movements particularly HGV and light goods vehicles. However, concern about the layout of the site and access visibility in the traffic direction is restricted. Request that the access is repositioned centrally along the frontage of the site.

· Letter from Peter Wheatman on behalf of Mr Mulready, owner of 89 Lower Street.  Concerned about overdevelopment of the site and failing to comply with criteria of Policies EMP5 and B11; limited access including restricted headroom of archway over the access road; proximity of building to road; loss of some sunlight to the existing dwellings on the opposite side of Lower Street and therefore a detrimental impact on the amenities of those local residents; concerns about engineering difficulties in developing site. (Engineering report provided by Colin Feltham).

Mr Wheatman (Planning Consultant (Chartered Town Planner)), on behalf of Mr Mulready (local resident), was given the opportunity to address the Committee setting out the concerns detailed in his letter and summarised above.  He was of the view that the proposal was an overdevelopment of the site, was in conflict with the criteria for Policies EMP5, C3  and in particular H8 criteria (c) and overall would not provide a degree of betterment.  He expressed concerns that the scheme aimed to maximise the number of houses at the expense of the boatyard viability and that it would not be successful in enabling commercial vehicles to come off the highway.

Mr Feltham (Chartered Institute of Structural Engineers) also addressed the Committee on Mr Mulready’s behalf, expressing concerns about the development in relation to the ground conditions, the necessity to install piling and the potential damage and significant risk to the neighbouring properties, particularly during construction. He was therefore of the view that the number of residential units should be reduced and set further back from the road. He suggested that should the Committee be minded to grant planning permission, that at the very minimum there should be a number of conditions imposed to include a comprehensive geotechnical site investigation, a detailed design and construction method statement, vibration limits, condition surveys, and a requirement of the applicant to request verification from owners of services that their apparatus is                                                                                        in a condition to withstand vibration and ground movement within the limits indicated by consulting engineers responsible for method statement.

Mr Knights, on behalf of the applicant, was given the opportunity to address the Committee in support of the application.  He explained that the proposal had been developed over a number of years with considerable trouble being taken to conform to policies. He emphasised that over 72% of the site would remain in boatyard use with a wet dock for the maintenance of two wherries. With reference to the Broads Society’s letter he could not agree that the proposed development would lead to an increase in traffic. The Business Plan for the operation indicated a reduction in the number in the hire fleet. The overall traffic movements would be reduced and there would be the additional benefit of vehicles being parked off the street.  The number of deliveries would be very small.

He assured the Committee that the drawings had been fully discussed with Building Regulations Officers and an application drawn up at the same time as the planning application. It was considered that the proposal would be achievable.  He explained that the proposal had been designed to retain part of the industrial character, to give it a vernacular feel and to link the residential units.  If the archway/access was moved this would impact on the balance of the properties.

The Head of Development and Regeneration concluded that the proposal conformed to the principles for the redevelopment of boatyard sites, namely Policies H8 and EMP5 and that the design, including the mass and scale, was acceptable.  She referred to the objection raised by the Environment Agency on the basis of the sequential test. However it was considered that the test could be met and this would be taken up with the Environment Agency.

The Committee gave careful consideration to the objections received. They considered whether it would be appropriate to impose an additional condition to require a geotechnical site investigation but concluded that this would not be necessary as part of the planning permission and would be covered under Building Regulations. A condition ensured construction in accordance with the approved, detailed plans showing no requirement for piling. Although having some sympathy relating to the highway concerns over access, it was considered that moving the access would cause more concerns for the property directly opposite.  It was considered that the development would provide an improvement.  Subject to the concerns of the Environment Agency, members considered the proposals to be acceptable.

RESOLVED by 5 votes to 0

that delegated authority be given to officers to approve the application subject to no additional substantive representations being raised by third parties or consultees, satisfactory resolution of the Environment Agency objection and subject to conditions as set out in the schedule to these minutes.  Subject to these provisos, the proposal is in accordance with Norfolk Structure Plan policies and Broads Local Plan Policies H8, EMP5, B7, B11, TR1, INF1, TC8 and HOR3.

(4)
North Norfolk 01/07/012 Southgates Boatyard, Lower Street, Horning Demolition of boatyard 


Applicant:  Norfolk Broads Yachting Co Ltd


Following consideration of the application in association with 01/07/0011


RESOLVED


that delegated authority be given to officers to grant Conservation Area Consent subject to no additional substantive representations or issues being raised by third parties or consultees and subject to conditions as set out in the schedule to these minutes.  Subject to the above the proposal is considered to be in accordance with Norfolk Structure Plan policies and Broads Local Plan policies, in particular Policies ENV 13 and B8 respectively.

(5)
North Norfolk  01/06/1923 Site of Broads Hotel Annexe, Station Road, Hoveton


Erection of hotel apartment, holiday homes, retail shops and wine bar


Applicant: J R Herbert


It was noted that there were two applications for the Broads Hotel site in Hoveton, one of which was within North Norfolk District. The Authority was working closely with the District Council in order to treat the scheme in a comprehensive manner.


RESOLVED


that members visit the site on Friday 2 March  2007 prior to considering a detailed report to the Planning Committee in view of the fact that it is the site of a major application and to give members the opportunity to view its scale and context prior to determination.

85
Planning Committee Members Annual Site Visit

The Committee considered a report which set out the possible programme for a site visit in order to examine and review examples of development that have taken place over the last year or two within the Broads area. This would form part of the Authority’s Design Quality audit.

RESOLVED

(i)
that the draft programme be agreed in principle; and 

(ii)
that the Planning Committee  Members Annual Site Visit take place on Friday 8 June 2007.

86
Decisions made by Officers under Delegated Powers

The Committee received a schedule of decisions made by officers under delegated powers from 21 December 2006 to 23 January 2007.


RESOLVED


that the report be noted.  

87
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.

88
Enforcement Update


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

RESOLVED

that the report be noted. 

89
Date of Next Meeting


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

The meeting concluded at 12.20pm

CHAIRMAN








APPENDIX 1

	Code of Conduct for Members

	

	Declaration of Interests

	

	Committee:  Planning Committee        

	

	Date             9 February 2007

	

	

	Name
	Agenda Item No(s)
	Nature of Interest
	Prejudicial

(

	S Dorrington 
	
	Toll payer


	

	Mrs E Burrows
	6
	Contacted by Mr P Howe of Broads Society relating to applications Horning and Hoveton  (non-prejudicial)
	












APPENDIX 2

Decisions on Planning Applications considered by the Planning Committee

9 February 2007
	District / Ref No /

Parish


	Situation
	Applicant
	Proposal

	BROADLAND

05/06/1831

BELAUGH
	4 Hill Piece
	Mr & Mrs C Rose
	Single storey side extension

	Decision

Approved as the application is in accordance with  Policies ENV14 of the Norfolk Structure Plan and H11, B7 and B11 of the Broads Local Plan, subject to

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

· The building hereby permitted shall not be occupied at any time other than for the purposes ancillary to the residential use of the dwelling known as Hill Piece, Belaugh.

Reasons for Decision

The extension is well screened from the neighbour to the south and is a sufficient distance away from the other neighbouring properties to prevent any significant impact upon their residential amenity or privacy. In addition the extension is considered to relate suitably to the existing dwelling house in design terms and more widely has no significant detrimental impact upon the character and appearance of the surrounding Conservation Area as a whole.


	District / Ref No /

Parish


	Situation
	Applicant
	Proposal

	BROADLAND

05/06/1746

CANTLEY MARSHES LEFT BANK OF RIVER YARE
	
	Environment Agency
	Flood Defence Works including maintenance, strengthening and rollback of floodbanks and installation of piling and erosion protection. Temporary site compound and associated engineering works.

	Decision

Subject to no substantive representation / comment being raised from any remaining outstanding consultees, this planning application be approved, subject to the following conditions:

· Standard time limit condition;

· Amended plan - construction traffic routes / signs;

· Permitted development rights removed  - piling;

· Landscaping / planting;

· Temporary footpath closure and signage;

· Archaeological investigation;

· Site access / delivery route;

· Navigation hazard markers;

· Restoration of site compound after use;

· Restoration of working/mitigation measures;

· Hours of working; 

· Details of new repairs to piling;

· Phasing of works to flood banks/erosion protection;

· Specification for piling works to be agreed; 

· Erosion protection to accord with details submitted and agreed with Broads Authority;

· Should there be any damage to piling and subsequently the moorings as a result of the works, these to be repaired  (in accordance with the Memorandum of Understanding).

The following information be specified on the decision notice of the planning application:

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



	Reasons for Approval 

The application is considered to meet the requirements of the Broads Local Plan policies, in particular Policy INF5 (Broadland Flood Alleviation Strategy) and would not materially conflict with other policies in the plan.  The proposal is considered to represent an appropriate design associated with flood defence work in this location.

That the issue of the apparent differences in interpretation  of the Memorandum of Understanding/Strategic Environmental Assessment (SEA) particularly concerning the maintenance/replacement of piling at 24 hour Broads Authority moorings throughout the Broads be brought to the Authority’s attention for resolution with the Environment Agency and BESL.


	District / Ref No /

Parish


	Situation
	Applicant
	Proposal

	NORTH NORFOLK 

01/07/0011

HORNING
	Southgates Boatyard, Lower Street
	Norfolk Broads Yachting Co Ltd
	Erection of four dwellings and one apartment and replacement boatshed.

	Decision

Delegated authority to officers to approve the application subject to no additional substantive representations being raised by third parties or consultees, satisfactory resolution of the Environment Agency objection and the conditions as listed below:

· Standard three year time limit;

· Development to be carried out in accordance with the application forms, plans and design and access statement submitted; 

· Removal of permitted development rights;

· Precise details of the colour and materials to be used in the construction of the external joinery of the buildings to be submitted and approved in writing;

· All quay heading to be constructed with timber piling, capping and waling, and any preservatives to be applied only by pressure treatment with non-toxic chemicals; and

· Any further conditions as required by the Highway Authority and Environment Agency.

Subject to these provisos and conditions, the proposal is considered to be acceptable and in accordance with the Norfolk Structure Plan policies and in particular the Broads Local Plan Policies H8, EMP5, B7, B11, TR1, INF1, TC8 and HOR 3.


	District / Ref No /

Parish


	Situation
	Applicant
	Proposal

	NORTH NORFOLK 

01/07/0012

HORNING
	Southgates Boatyard, Lower Street
	Norfolk Broads Yachting Co Ltd
	Demolition of boatyard.

	Decision

Conservation Area Consent

Authority delegated to officers to approve subject to no additional substantive representations or issues being raised by third parties or consultees and subject to the conditions listed below:

· standard three year time limit;

· this consent shall not be implemented until a contract for the construction of the development approved under permission 01/2007/0011 has been let with a start date no later than 6 months from the implementation of this consent.

Subject to the above, the proposal is considered to be acceptable and in accordance with the Norfolk Structure Plan policies and Broads Local Plan policies, in particular Policies ENV13 and B8 respectively.


	District / Ref No /

Parish


	Situation
	Applicant
	Proposal

	NORTH NORFOLK 

01/06/1923

HOVETON
	Site of Broads Hotel Annexe, Station Road
	J R Herbert
	Erection of hotel apartments, holiday homes, retail shops and wine bar.

	Decision

That members visit the site on 2 March 2007 prior to considering a detailed report to the Planning Committee in view of the fact that it is a major application and to give members the opportunity to view its scale and context prior to determination.


SAB/JM/pc090207/1of15/050307

