Broads Authority

Planning Committee 

Minutes of the meeting held on 25 May 2007

Present:

	Mr A Duce
Mr C Gould

Mr A J Gunson
	Mr A S Mallett

Mr D W Thompson

Prof R 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 A Fillmore – Planning Assistant

Ms H Ledger – Planning Policy Officer

Mrs J Mills – Planning Officer (Compliance and Implementation)




Mr C Brown  – Legal Services, Norfolk County Council

Mrs S A Beckett – Administrative Officer

Members of the Public in Attendance who spoke: 

	Mr Graham Bligh
	Application 05/2007/0023 Meadow Sweet, 58 Anchor Street, Coltishall


128
Appointment of Acting Chairman


The Solicitor called for nominations for an acting Chairman for the meeting.


RESOLVED


that Professor Turner be appointed as Acting Chairman for this and the June meeting.

Professor Turner in the Chair.

129
Apologies and Welcome

Apologies for absence were received from Mrs E A Burrows, Mr M C Broom, Mr S Dorrington, Dr J S Johnson, Mr J Sharpe and Dr A K Stapleton. 

The Chairman welcomed Mr Gould nominated by South Norfolk Council to his first meeting as a member of the Authority and to Mr Mallett to his first meeting as a member of the Planning Committee.

The Chairman paid tribute to Dr Murray Gray, the previous Chairman, who was now no longer a member of the Authority.  On behalf of the Committee he wished to record his thanks for the time and effort that Dr Gray had given to the Planning Committee.

130
Minutes 

The minutes of the meeting held on 27 April 2007 were confirmed as a correct record and signed by the Chairman.
131     Declarations of Interest

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

132
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)
2007/0023 Meadowsweet, 58 Anchor Street, Coltishall 

Proposed alterations and extensions to include new boathouses and works to quay heading

Applicant: Mr and Mrs M Gander

The Planning Officer, in presenting the application, explained that the first floor extension would be above the existing single storey side extension and the single storey rear extension would be replacing the sheds that currently existed on the site. The construction materials would be rendered and painted pink to match the existing. 

He updated the Committee on consultations received since the report had been written:

· Coltishall Parish Council – no objection

· Broads Society – no objection

In addition objections had been received from the neighbour at No 56, Swallows Nest to the rear of the property on the grounds of loss of light, impact on amenity and view of river.

Mr Mallett as Ward Member spoke to the Committee on the application.  He did not take part in the discussion or vote on the application. He supported the objection from the neighbours. He considered that the height of the single storey extension would prejudice the light to their property and necessitate the use of artificial light during the daytime, particularly in the winter months.  From his research, he explained the degrees of light that would be experienced at various times throughout the year. He suggested that, in the interests of neighbourly relations, a decision on the application be deferred to enable agreement to be reached with neighbours on a commendable scheme.

Mr Bligh, on behalf of the applicant, was given the opportunity to speak.  He explained that the design of the proposal was weighted to the ground floor to provide for his clients’ retirement.  In terms of height he commented that the neighbouring property was elevated behind the applicant’s.  He explained the detailed measurements between his clients’ property and proposed extension and that of the neighbours.  He did not consider that the proposal was an overdevelopment of the site but was of the view that it was well within the necessary guidelines and therefore it would not have a significant effect upon the amenity of the neighbour.

In answer to a member’s question, the Planning Officer commented that there would be a limited effect in relation to light to the neighbouring property, but that this would not be significant.

Members gave careful consideration to the proposal and in particular the concerns of the neighbour in relation to the impact on the amenity of the proposed alterations and extensions.  The orientation of the windows and the inclusion of frosted glass in the window of the extension was welcomed. In conclusion, members concurred with the assessment that the extension would not significantly adversely affect the amenity of the adjoining occupiers.

RESOLVED 

that delegated authority be given to officers to approve the application since it is in accordance with policies B11 and H11 of the adopted Broads Local Plan 1997, subject to no further planning issues being raised by the deadline date for consultations and subject to conditions and obscured glazing, the standard three year time limit, and in accordance with plans submitted covering the points as set out in Appendix 2 to these minutes.

(2)
Great Yarmouth 06/07/0241 Methodist Chapel, Mill Road, Stokesby
Alterations and extensions to previous permission 06/04/0007 to include two solar panels, three conservation roof lights, retention of single storey rear extension and increasing its size with doors opening into garden area at rear of property, glazed link and two windows either side of chimney
Applicant: Mr Russell Wright

The Planning Officer, in presenting the plans, explained that planning permission had already been granted for conversion of the chapel to residential in 2004.  The present application was for alterations and extensions to a previous permission.  He explained that the velux windows in the roof would now be grouped and these together with the glazed links would provide for more light as well as retain the existing fabric of the building.

Members were concerned about the highway issues and the limited space for parking at the front of the property.  They considered these in association with the Parish Council’s request that the front area be not fenced.  

It was explained that the Highways Authority had objected to the original application, but permission had since been granted and therefore they had no further comments to make other than a request that the condition on application 06/05/0289 relating to alterations be retained.  The officers’ view was that the proposed alterations and extensions, although providing a third bedroom/study space, would not lead to an increase in vehicular movements and therefore there was insufficient grounds to refuse permission on this basis.  If the Committee acceded to the request from the Parish Council this could cause a problem for the Highways Authority particularly in relation to the condition that they had already requested and wished to retain.

Members considered that the improvements were to be welcomed and subject to retention of condition 4 from the previous planning permission were satisfied that the parking issues had been taken into account.

RESOLVED

that the application be approved as it is considered to be an appropriate form of development which is in accordance with Policies H11 and B11 of the adopted Broads Local Plan, subject to conditions including the retention of condition 4 of 06/05/0289 requested by the Highways Authority as set out in Appendix 2 to these minutes.

(3)
BA/2007/0001/CU South Norfolk Whitlingham Flint Barn, Whitlingham Lane, Trowse

Change of Condition 6 on planning permission 2003/0734 to extend hours of opening to 11pm
Applicant: Whitlingham Charitable Trust

Mr Gunson, having declared a prejudicial interest, took no part in the consideration of the application. 

It was noted that a previous application to extend the hours of opening had been withdrawn due to the concerns of the Parish Council.  Since then discussions had been held with the Parish Council in order to allay these concerns.  The local residents were in favour of enhancing the facilities being provided in the country park but were concerned about the impact of traffic and were keen that the traffic calming measures and improvements to Whitlingham Lane should be implemented. 

The Planning Officer explained that the barn had been operational since 2006 and the applicants were in the business of promoting the ethos of the country park for quiet recreation.

Members were in favour of improving the facilities available to those using the country park. However, it was felt that it would be useful to gain a greater insight as to whether there would be an impact on the amenities of local residents.  It was agreed that a one year temporary permission would be more appropriate than the six months suggested by the Parish Council.  Since the operators of the Flint Barn wished to promote quiet recreation, it was considered that there should be no need for the Authority to give even one-off written consent for  loudspeakers or amplified sound to be used. 

RESOLVED 

that temporary approval be granted for a period of a year in order to assess fully the possible impact of the development on the amenities of the nearby residents, subject to conditions and an informative as set out in Appendix 2 to these minutes.

.

(4)
2007/0002 Rustygate Farm, Hardley Street, Hardley 


Barn conversion, formation of garage, store and car shed bay outbuilding


Applicant: Mr Steven Pipe


The Planning Officer presented the application for conversion of the barn to residential use and replacement of the detached outbuilding with a garage.  The footprint of the barn conversion would be smaller and the car shed of a similar size to the piggeries it would replace.  

It was noted that the Parish Council had objected on the grounds that the development was unsuitable in a flood plain. In accordance with PPS 25 advice for development and flood risk, the Authority was of the view that the proposal met the criteria of the Exceptions test for Flood Risk Zone 3 and was sequentially appropriate development. Therefore the Environment Agency was satisfied that the proposed development was acceptable.  It was considered that the retention of the barn offered wider sustainability benefits that outweighed flood risk. 


RESOLVED


that the application be approved subject to conditions as set out in Appendix 2 to these minutes. The application is considered to comply with Policies B11 and H7 of the Broads Local Plan 1997.

133
Consultation on Design Brief for Pegasus and Hamptons Boatyard Site at Oulton Broad


The Head of Development and Regeneration presented a report concerning a Design Brief for the former Hamptons and Pegasus Boatyards site at Oulton Broad.  Consultation on the draft version took place during the period 29 January to 9 March 2007.  The report summarised the results of the consultation and recommended changes to the Brief as a result of the consultation.  Formal adoption of the amended brief would give it material weight in the determination of any applications on the site. 

The main substance of the brief was that it would include boatyard and boat related uses over the majority of the site and that housing and/or other leisure or commercial uses would be acceptable on the remainder of the site. In addition to these issues, other main issues related to flood risk, traffic and design.

There had been 31 responses, which had been generally supportive of the approach the Brief was taking. The Authority did not wish to be unduly prescriptive.  It was noted that over 13% of the site at present was comprised of boatyard related uses and there were ongoing discussions as to what proportion of the site had existing commercial consent. It was also noted that depending on the type of public access permitted on the site this could have a potential impact on the traffic.


Members welcomed the response received and were in support of the proposed amendments.

RESOLVED

(i) that the recommended changes to the draft Brief be approved; and

(ii) that the amended Brief be adopted as guidance on the redevelopment  of the Pegasus and Hamptons Boatyard site.

134
Decisions Made by Officers under Delegated Powers

The Committee received two schedules of decisions made by officers under delegated powers. The first related to decisions made from 13 April 2007 to 14 May 2007, the second being those decisions not already reported to Committee from 1 January 2007.  This included decisions that had not appeared on the previous delegation lists.

RESOLVED


that the reports be noted. 

135
Appeals to the Secretary of State: Update

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

RESOLVED

that the report be noted.

136
Decisions on Appeals by the Secretary of State on
(1) 
Mr M P Walker, Site at Private Road, Off Beech Road, Wroxham

Demolition of boatshed and erection of a two storey dwelling over and existing dock

(2)
Mr and Mrs Nichols, Site at Mill Road, Stokesby

    
Erection of single storey dwelling and detached double garage

The Committee received a report on the decisions by the Planning Inspectorate on two appeals against the Authority’s decision to refuse permission.  Both applications had been dealt with under delegated powers.  

In both cases the Inspectors dismissed the appeals and upheld the Authority’s decisions.

  
RESOLVED


that the report be noted.

137
Enforcement Update


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

RESOLVED

that the report be noted. 

138
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 31 March 2007.  In addition, the Authority had met the national performance target for the year 2006/07.


RESOLVED


that the report be welcomed and noted and that thanks be given to the staff.

139
Chairman’s Announcement: Legal Advice

(1)
Chris Brown

The Chairman announced that this would be Chris Brown’s last meeting as the Authority’s solicitor to this Planning Committee.  He thanked him for all the support he had given and a small presentation was made.

140
Date of Next Meeting


It was noted that the next meeting of the Planning Committee would be held on Friday 22 June 2007 at 10.00am at County Hall, Norwich. 
141
Local Development Framework: Development Control DPD Report on the Issues Consultation and Options Discussion.


The Planning Policy Officer presented the results of the issues identification consultation exercise for the Development Control – Development Plan Document (DPD).  Results of the leaflet consultation carried out from November 2006 to April 2007 were set out under headings covering the main issues raised.  Members had been asked to help develop a range of options, which could address the issues raised and facilitate discussion with stakeholders and the general public. Following from this it was intended to publish the issues and options for Development Control policies in June.

 
The Planning Policy Officer had prepared a handout, which concentrated on those issues considered to be most significant and posed questions for discussion.  In particular members gave consideration to the form of controlling development, securing developer contributions through Section 106 Agreements, employment opportunities, dealing with climate change and accessibility. Working in partnership with the adjoining districts when considering policies within settlements was considered essential.


The following questions were given particular attention:


Controlling Development – How should the Authority control or encourage general development across the Broads? 

· should there be a line around established settlements in the form of a development boundary or

· should there be generic policies across the whole Broads?
· The “Broads landscape” should be given a considerable amount of weight as this – the environment, its character and the habitats - provide the basic starting point and resources for wildlife, recreation and tourism and from this stems the purposes and objectives of the Authority.

· Generic policies are probably more appropriate and more advantageous than development boundaries, but should not be too prescriptive as the aim should not be to turn the Broads into a “museum”. Generic policies on design/materials are supported but need to be careful of ‘balance’.

· Define a settlement but don’t be bound by rigid lines on the map. In the Broads it is necessary to be innovative since the Authority’s boundary itself crosses settlements.  There are no major settlements totally within the Broads area. 

Securement of Development Contributions and S106 monies/Mechanism

 for Housing contributions. Should these be written into policy?

Use of standards of adjoining districts?

· Some considered that it would be an ideal opportunity to set the Authority’s own standards and benefit from our own efforts. It was recognised that the Authority did not have many sites with potential for large housing schemes.  However, it would be useful to have guidelines in place to deal with them when the situation arose, eg at sites such as Ditchingham Maltings.   It would be helpful to have general ground rules and make use of Section 106 monies as there was a deficit in this area of the Authority’s policies at present.

Tourism, Economy and Sustainable Tourism

· Consider having generic employment policies for the area.

· Policies seem to be exclusively orientated around tourism, although there is a need to encourage and provide alternative opportunities of employment.  Encourage employment opportunities that benefit local residents. Provision of housing should not be the only option for development. Employment uses should be fully tested first before allowing housing.

· Sustainable employment is vital. 

· Need to be flexible to adapt. 

Climate change (flood alleviation, sea level rise)

· Advice and guidance on the implications and policies to cover these would be helpful.  

· There may need to be a different approach and or policies for sites in the heart of the Broads, eg at Hickling and those at the periphery.

Eg: Different approaches at Norwich and Great Yarmouth to those in other areas.

Accessibility.

· The area is water based and therefore land access is an issue. However, it is an issue for the whole of the region. Tourism is to be encouraged but provision needs to be made for access – footpath/cycle routes/ public transport/ car parking facilities.
Cooperation and Partnership

· It is essential that the Authority and the adjoining districts cooperate constructively in the formation of policies.

RESOLVED


(i)
that the responses of the consultation to date be noted.

(ii)
that consultation on the Issues and Options draft of the Development Control DPD in June 2007 be agreed for publication.

The meeting concluded at 12.30pm

CHAIRMAN








APPENDIX 1

	Code of Conduct for Members

	

	Declaration of Interests

	

	Committee:  Planning Committee        

	

	Date             25 May  2007

	

	

	Name
	Agenda Item No(s)
	Nature of Interest
	Prejudicial

(

	A J Gunson
	7(3)
	Trustee of Whitlingham Charitable Trust (applicants for BA/2007/0001)


	(

	A S Mallett
	7(1)
	Ward Member Coltishall  – will stand down for this item (2007/0023)


	

	C Gould   
	7(3)
	South Norfolk Council  - non-prejudicial interest


	

	D Thompson
	7(2)
	Ward Member 
	


APPENDIX 2

Decisions on Planning Applications considered by the Planning Committee

on 25 May 2007

	District / Ref No /

Parish


	Situation
	Applicant
	Proposal

	BROADLAND

05/2007/0023

COLTISHALL
	58 Anchor Street
	Mr and Mrs Gander
	Proposed alterations and extensions to include new boathouse and works to quay heading.

	Decision

Delegate authority to officers to approve the application subject to no further significant planning issues being raised by the deadline date and subject to conditions as follows:

· standard three year time limit; and

· in accordance with plans submitted and including obscured glazing.

Reason for Approval

The proposal is considered to comply with Policies B11 and H11 of the Broads Local Plan (1997).


	District / Ref No /

Parish


	Situation
	Applicant
	Proposal

	GREAT YARMOUTH

06/07/0241

STOKESBY WITH HERRINGBY
	Methodist Chapel, Mill Road
	Mr Russell Wright
	Alterations and extensions to previous permission 06/04/0007, to include two solar panels to the west roof elevation, three conservation rooflights on both the east and west roof elevations, retention of the single storey rear extension and increasing its size to accommodate a bedroom or study with doors opening west into the garden area at rear of property, glazed link on east elevation connecting bedroom/study to the rest of the dwelling and two windows on the north elevation, either side of the chimney.

	Decision

Approved subject to the following conditions:

· standard three year time limit;

· in accordance with submitted plans;

· retention of frosted glass in the window on the northern elevation:

· details of all external materials and joinery to be submitted;

· details of solar panels to be submitted; and

· highway condition 4 of 06/05/0289 (the building shall not be occupied for residential purposes until the vehicle parking shown on the approved plans has been provided in accordance with the submitted details, thereafter the parking space shall remain available for use).

Reasons for Decision

The proposal is considered to be an appropriate form of development for this location and in accordance with Policies H11 and B11 of the adopted Broads Local Plan. The proposal therefore accords with the development plan and there are no material considerations which would lead to a refusal.



	District / Ref No /

Parish


	Situation
	Applicant
	Proposal

	SOUTH NORFOLK

BA2007/0001/CU

TROWSE
	Whitlingham Flint Barn Whitlingham Lane
	Whitlingham Charitable Trust
	Change of condition 6 on planning permission 07/2003/0734 to extend hours of opening to 11.00pm.

	Decision

Approved subject to the following conditions:

· 1 year temporary permission; and

· no loudspeaker or amplified sound system shall be used outside of the building.

Informative

The applicant is advised that the café facilities are ancillary to the visitor centre and that independent use from the visitor centre would constitute a material change of use for which permission would be required.

Reasons for Approval

It is considered that the proposal is generally in accordance with Policies TROW1 and TR20 of the adopted Broads Local Plan.  However, in order to make a full assessment of the possible impact of the development on the amenities of nearby  residents a temporary permission is considered to be appropriate in order for the extended hours to have a trial run and for a more informed decision to be made in due course.


	District / Ref No /

Parish


	Situation
	Applicant
	Proposal

	SOUTH NORFOLK

BA/2007/0002

HARDLEY
	Rustygate Farm, Hardley Street
	Mr Steven Pipe
	Barn conversion, formation of garage, store and car shed bay outbuilding’

	Decision

Approved subject to the following conditions:

· standard three year time limit;

· in accordance with plans submitted;

· prior to the first occupation of the development hereby permitted the proposed on-site parking/turning area shall be laid out, levelled, surfaced and drained in accordance with the approved plan and retained thereafter available for that specific use;

· notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995, (or any Order revoking, amending or re-enacting that Order) no enlargement of or other alteration to the barn or garage, store and cat shed hereby permitted shall take place unless planning permission has been first granted by the Local Planning Authority;

· no development shall be commenced until precise details of the materials to be used in the construction of the external materials of the building(s) 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; and
· no development shall be commenced until precise details of the joinery to be used in the conversion of the building 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.

Reason for Approval

The proposal is considered to comply with Policies B11 and H7 of the Broads Local Plan (1997).
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