Broads Authority

Planning Committee 

Minutes of the meeting held on 9 March 2007

Present:

Dr J M Gray – in the Chair

	Mr M C Broom

Mr S Dorrington

Mr A Duce


	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 M Brown – Planning Officer

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 J Fuller 

M P Boulter, Sport England
	Agenda Item 7 Re 07/06/2480 Maltings Meadow, Pirnhow Street, Ditchingham: Hours of use


90
Apologies and Welcome

Apologies for absence were received from Mrs E A Burrows and Mr C C Durrant. 

91
Minutes 

The minutes of the meeting held on 9 February 2007 were confirmed as a correct record and signed by the Chairman.
92
Points of Information Arising from the Minutes

(1)
Minute No 84(3) North Norfolk  01/07/011 Southgates Boatyard, Lower Street, Horning.  Erection of four dwellings and one apartment and replacement boatshed.

The Chairman reported that the Environment Agency’s objection had not yet been resolved and the Authority was still awaiting a response.  The Environment Agency wished to treat the whole of the site as being at high risk of flooding since the boatyard element fell within Zone 3.

This raised the general matter of Development and Flood Risk which was also a pertinent  issue with one of the applications on the agenda.

           (2) 

Development and Flood Risk (PPS25) Government Guidance 

The Director of Planning and Strategy stated that as a general principle, the Environment Agency‘s interpretation of Government guidance in PPS25 (Flood Risk and Development) was that there should be no residential development permitted within areas at high risk of flooding due to the increasing risk, particularly taking into account climate change. Members were concerned about the implications for the whole of the Broads economy and the bearing it had on the management of development and consideration of planning applications.  This raised a number of issues that required further significant detailed consideration. Officers were carrying out a Strategic Flood Risk Assessment and were in discussions with the Environment Agency. Members wished to have an opportunity to discuss the details further.  


It was suggested that the Environment Agency Planning Liaison staff be invited to give a presentation and briefing on Flood Risk and Development and the implications of PPS25 at one of the member training/ briefing sessions prior to a full Authority meeting. This should be considered as a priority.

93     Declarations of Interest

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

94
Chairman’s Announcements

Councillor Involvement in Planning Decisions

All members had received notification of the publication of the Final Report on Councillor Involvement in Planning Decisions produced by the Department of Communities and Local Government.  

Following advice from the Solicitor and discussion at the Standards Committee it had been agreed that a small member/officer working group be set up to review the recommendations contained in the report.  The aim would be to make recommendations to the Authority as to whether any change in practice was required.  Two members from the Standards Committee had been appointed and the nomination of two members from the Planning Committee was requested. 

RESOLVED

that Dr Gray and Mr Thompson be nominated to attend the working group to consider the report from the Department of Communities and Local Government  “Councillor Involvement in Planning Decisions” and possible recommendations to the full Authority.

95
Applications for Planning Permission

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 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)
North Norfolk 01/07/0030 The Willows, 23 Crabbetts Marsh, Bureside Estate


Erection of replacement dwelling

Applicant: Mr and Mrs Chisholm

The Head of Development and Regeneration explained that although no other objections had been received, the Environment Agency had objected to the application on the basis that it fell within Flood Risk Zone 3 where, in accordance with Government guidance PPS25, no dwellings should be permitted. This advice now included replacement dwellings. In all other respects the application was in accordance with Broads Local Plan policies since they allowed for replacement provided the scale and design was comparable to that which it was replacing.  

The Head of Development and Regeneration emphasised that the proposal was to be built to a high standard of environmental construction, which took into account principles that the Authority was encouraging within its Sustainable Design Guide. She explained that planning permission had been granted for a replacement dwelling in 2005 (01/05/0562) prior to the publication of PPS25, and that this was still valid and could be implemented. Although an acceptable scheme, it would not be built to such a high environmentally sustainable standard as the current application.  It was noted that the flood risk level on the site was 1.6m AOD. and the floor level would be 1.5m.  Although below the AOD, the scheme did maximise flood risk mitigation measures and would result in a decreased risk of flooding to people and property when compared to the previously submitted scheme. The recommendation of approval contrary to Environment Agency advice had not been taken lightly and therefore the Authority had been in discussions with the Environment Agency.  Their second response listed conditions which should be applied if consent be granted.  It was considered that the circumstances of the application were exceptional and would not set a precedent. 

Members were fully supportive of the officers’ assessment and recommendation in this instance, considering that it was exceptional and that the replacement would be to a high standard. 

However, there was general concern about the interpretation of PPS25 and the implications for the whole of the Broads economy particularly given the characteristic importance of the area as a wetland, which in itself was an attraction. The Authority’s policies would be reviewed as part of the LDF process and the issues raised discussed with the Environment Agency and debated further as previously considered above at Minute 92(2).

The Committee noted that the applicant had received the letter from the Environment Agency dated 19 February 2007 concerning an informative.

Mr Broom proposed, seconded by Mr Duce and it was accordingly  

RESOLVED 

that the application be approved, given the planning status of the site and since it is in accordance with Policies ENV14 of the Norfolk Structure Plan and H6, B11, INF1 and INF7 of the adopted Broads Local Plan 1997, and it is considered would not prejudice achieving the objectives of PPS25, subject to conditions as set out in the schedule to these minutes together with an Informative as advised by the Environment Agency.

(2)
North Norfolk 01/07/0081 Hunsett Mill, Chapel Field, Stalham

Erection of two storey extensions

Applicant: Mr J Emery

The Planning Officer presented the plans and drew attention to the main issues to be considered namely the principle, design, landscaping and the impact on the listed building.  No objections/representations had been received but it had been brought to Committee due to the unusual nature of the application and the prominence and significance of the site. The proposal involved the removal of five existing extensions to the rear and side of the original cottage and replaced these with one new extension.  The cottage would be renovated and the extension would wrap around to the rear of the property in order to preserve the picturesque view from the River Ant. 

The Design and Conservation Officer explained the background to the application and how the design had reacted to the context of the site.  The Design and Access Statement submitted with the application had been very comprehensive. The aim had been to retain the prominence of the original buildings on the site, particularly the mill. The focus would be on the view of the mill from downstream and the mill would be used as a screen from upstream. The aim had been to use the contrast of material and contemporary details to ensure that the existing cottage was dominant.  In addition, the proposal also included a number of sustainability measures, which would result in the building achieving an eco-homes rating of “very good”.

Members considered that the proposal was innovative, imaginative and commendable. However, there were concerns about the materials to be used and the implications this would have on the perspective of the building, particularly on the views from upstream.  There was concern about the impact of the mass of dark materials to be used on the extension, particularly from the westward view from the river and the landward site.

Members wished to have further impressions of the views of the extension from the river and the landward side.  In addition, the question of materials needed further consideration.

RESOLVED

that the application be deferred for further information which shows views of the site from upstream, a possible montage of the proposed development from both the river and the land, as well as discussion on the materials to be used in order to modify the potential impact of the apparent mass of the extension. 

96
South Norfolk 07/06/2480 Maltings Meadow, Pirnhow Street, Ditchingham: Hours of use for Floodlighting

The Committee considered a report that outlined a request from the Bungay and District Sports Association to vary the planning condition relating to the use of floodlighting Monday to Friday, May to August to enable all year round floodlighting.  Sport England had confirmed that they would withdraw their funding unless the restriction of use between May and August was removed.

It was noted that a planning application would be required to vary the condition.

Mr Fuller, the applicant, was given the opportunity to speak in support of the request.  Mr Boulter from Sport England also spoke in support of the application explaining that the provision of funds for the floodlighting depended on the facilities being available for use for 84 hours a week, in order to maximise the use of facilities and ensure their sustainability.  The aim was to encourage more people to take up sport.  If this use could not be accommodated, Sport England would have to review their funding which could jeopardise the project.

In principle, members were supportive of the removal of the condition, subject to the appropriate correct procedures being adhered to including public consultation.

RESOLVED

that an application to vary the condition be invited and that officers be given delegated authority to approve the application subject to no objections being received.

97
Development Control: Proposed Delegation to Norwich City Council: Cremorne Lane, Norwich

The Head of Development and Regeneration presented the report relating to the application for an improved access road to housing off Cremorne Lane, Norwich. As the larger part of the application site fell within the Norwich City Council area and the City Council was also the Highway Authority for this site under an Agency agreement with Norfolk County Council, it was suggested that the Authority delegate determination of the application 04/07/00085 to the City Council.  The Authority would still be consulted on the application for the improved road.


RESOLVED

(i)
that the Authority is consulted on the application and has an input into the construction and landscaping details of the road to ensure that it is visually acceptable;

(ii)
that the Authority delegates responsibility for determination of the application to Norwich City Council.

98
Decisions made by Officers under Delegated Powers

The Committee received a schedule of decisions made by officers under delegated powers from 23 January 2007 to 26 February 2007.


RESOLVED


that the report be noted.  

99
Appeals to the Secretary of State: Update

The Committee received a table showing the position regarding appeals against the Authority since October 2007.  

 RESOLVED

that the report be noted.

100
Enforcement Update


The Committee received an updated report on enforcement matters already referred to Committee.  The Head of Development and Regeneration and Solicitor reported further on:

(i)
Wayford Mill, Wayford Bridge: Unauthorised link between dwelling and Mill: and Conservatory.

Compliance had not yet been achieved.  A planning agent had approached the Authority on behalf of Mr Rogers and would be discussing matters with officers.


(ii)
Land adjacent to North End, Thurlton
The landowner had appeared in court on 1 March 2007 and pleaded not guilty. A request for further time to provide evidence had been granted and a date for a hearing would be arranged.

RESOLVED

that the report be noted. 

101
Circular 28/83: Publication by Local Authorities of Information about the Handling of Planning Applications


The Committee received the report which set out the development control statistics for the quarter ending 31 December 2006.  It was noted that during the transitional period prior to taking the service in-house, national targets had been met in two categories and were underachieved by only one application in the minor applications category.


The Chairman congratulated all those involved on the improvement.


RESOLVED


that the report be noted.

102
Date of Next Meeting


It was noted that the next meeting of the Planning Committee would be held on Friday 30 March 2007 at 10.00am at County Hall, Norwich.

The meeting concluded at 12 noon.

CHAIRMAN








APPENDIX 1

	Code of Conduct for Members

	

	Declaration of Interests

	

	Committee:  Planning Committee        

	

	Date             9 March 2007

	

	

	Name
	Agenda Item No(s)
	Nature of Interest
	Prejudicial

(

	S Dorrington 
	
	Toll payer


	

	M C Broom 
	
	Toll payer


	


APPENDIX 2

Decisions on Planning Applications considered by the Planning Committee

on 9 March 2007

	District / Ref No /

Parish


	Situation
	Applicant
	Proposal

	NORTH NORFOLK 

01/07/0030

HORNING
	The Willows, 23 Crabbetts Marsh, Bureside Estate
	Mr & Mrs Chisholm
	Erection of replacement dwelling

	Decision

Approved subject to the following conditions:

1.
The development to which this permission relates must be begun not later than the expiration of three years beginning with the date on which this permission is granted.

2.
The development hereby permitted shall be carried out in accordance with the application form and plans (drawing numbers 1055.3 Rev D and 1055.4 Rev A) received by the Local Planning Authority on 05 January 2007, unless otherwise first agreed in writing by the Local Planning Authority.

3.
Prior to the commencement of development hereby approved a 1:20 scaled drawing of the windows, including a section through the joinery, shall be submitted and approved in writing by the Local Planning Authority.  The windows shall then be constructed and retained in full accordance with the approved details in perpetuity.

4.
No development shall be commenced until precise details of the colour and materials to be used in the construction of the external joinery of the building hereby permitted, have been submitted to and approved by the Local Planning Authority in writing. The development shall then be constructed and retained in full accordance with the approved details in perpetuity.

5.
Prior to the commencement of development hereby approved full details of the size and appearance of the proposed solar panels and solar hot water collectors shall be submitted to and approved in writing with the Local Planning Authority.  The development shall then be constructed and retained in full accordance with the approved details in perpetuity.

6.
Prior to the commencement of development full details of the sewage treatment plant shall be submitted to and approved in writing with the Local Planning Authority.  The development shall then proceed in full accordance with the approved details.

7.
All bedrooms shall be constructed at a first floor level with a minimum finished floor level of 4.0m AODN, in accordance with the submitted FRA prepared by Lucas Hickman Smith.




	8.
Prior to the commencement of development, a scheme for the provision and implementation of flood proofing measures shall be submitted to and agreed, in writing, with the Local Planning Authority.  The scheme shall be completed before the development is first occupied and constructed in accordance with the recommendations of par 5.4 of the submitted FRA, prepared by Lucas Hickman Smith and the ODPM publication 'Preparing For Floods'.

9. 
A flood evacuation plan shall be submitted to and agreed, in writing, with the Local Planning Authority before occupancy of any part of the proposed development.

10.
Prior to the commencement of development, a scheme for the provision and implementation of compensatory flood storage works shall be submitted to and agreed, in writing, with the Local Planning Authority, in consultation with the Environment Agency.  The scheme shall provide a net increase in the flood plain capacity as stated in par 5.2 of the submitted FRA, prepared by Lucas Hickman Smith.  The scheme shall be completed before the development is first occupied.

Reasons:

1.
The time limit condition is imposed in order to comply with the requirements of Section 91 of the Town and Country Planning Act 1990 as amended by Section 51 of the Planning and Compulsory Purchase Act 2005.

2. 
For the avoidance of doubt and to ensure the satisfactory development of the site in accordance with the specified approved plans.

3.
To ensure the windows are complementary to the appearance of the building, in accordance with Policy B11 of the adopted Broads Local Plan.

4.
To ensure the windows are complementary to the appearance of the building, in accordance with Policy B11 of the adopted Broads Local Plan.

5  
In order for the appearance of the approved development to merge satisfactorily with its surroundings, in accordance with Policy B11 of the adopted Broads Local Plan.

6 
To ensure that satisfactory drainage is provided for the development in accordance with Policy INF7 of the adopted Broads Local Plan.

7.
To ensure the appropriate protection to the development and occupants in accordance with Policies INF1 and INF2 of the adopted Broads Local Plan.

8.
To minimise the damage to the development in the event of flooding and enable a faster recovery once flood waters have subsided in accordance with Policy INF1 of the adopted Broads Local Plan.

9.
To minimise the risk to occupants in the event of flooding in accordance with Polices INF1 and INF2 of the adopted Broads Local Plan.

10.
To ensure that there will be no increased risk of flooding to other land/ properties due to impedance of flood flows and/or reduction of flood storage capacity in accordance with Policy INF1 of the adopted Broads Local Plan.

Informative

Under the terms of the Water Resources Act 1991 and the Land Drainage Byelaws, the prior written consent of the Environment Agency is required for any proposed works or structures in, under, over or within 9 metres of the top of the bank of the River Bure.




	Reasons for Recommendation

Given the position on the site, this is considered to be the most pragmatic and responsible approach to take, which achieves the most desirable solution.  It is not considered that the decision would prejudice achieving the objectives of PPS25.  The proposal is also considered to be in accordance with Policies H6, B11, INF1 and INF7 of the adopted Broads Local Plan.
 


	District / Ref No /

Parish


	Situation
	Applicant
	Proposal

	NORTH NORFOLK 

01/07/0081

STALHAM
	Hunsett Mill, Chapel Field
	Mr J Emery
	Erection of two storey extensions

	Decision

Defer for further information which shows views of the site from upstream, a possible montage of the proposed development from both the river and the land, as well as discusson on the materials to be used in order to modify the potential impact of the apparent mass of the extension.
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