Broads Authority

Planning Committee 

Minutes of the meeting held on 7 March 2008

Present:

Mr A Duce – in the Chair

	Mr C Gould

Dr J S Johnson

Mr A S Mallett


	Mr J Sharpe

Ms C Sheridan

Mr D W Thompson




In Attendance:


Mrs S A Beckett – Administrative Officer  

Mr A Fillmore – Planning Officer

Mr B Hogg – Head of Cultural Heritage and Design
Mr M Jones – Legal Services, Norfolk County Council
Ms G Morgan – Director of Planning and Strategy
Mrs L Penn – Planning Assistant
Ms C Smith – Head of Development and Regeneration 

Members of the Public in Attendance who spoke: 

	Malcolm Dixon
Mark Elliott
	Agent for applicant Wellington Construction Ltd BA/2007/0313/FULL and Adj Broadacre, Thrigby Road, Filby
Applicant for BA/2007/0277/CU   Dunburgh House, Geldeston

	
	

	
	


69
Apologies and Welcome

Apologies for absence were received from Mr M C Broom, Mrs E A Burrows, Mr S Dorrington, Mr A J Gunson and Prof K. Turner.
70
Declarations of Interest
Members expressed declarations of interest as set out in Appendix 1 to these minutes. 

71
Minutes 

The minutes of the meeting held on 8 February 2008 were confirmed as a correct record and signed by the Chairman subject to an amendment to: 
(1) 
Minute 62(1) BA/2007/0293/FUL Acle to Great Yarmouth. Compartment 11. Flood defence improvements. Paragraph  2 after the first sentence insert:
“A member sought an assurance that the materials used to fill the gabions would be graded and that they would be filled to the maximum to prevent any subsequent distortion.”
(2)
Appendix 2 Declarations of Interest: Delete “Training” and Insert


“Sailing” to read “Frostbite Sailing Club”.
72
Chairman’s Announcements and Introduction to Public Speaking

The Chairman introduced members and officers and reminded everyone that the scheme for public speaking was in operation for consideration of planning applications, details of which were contained in the Code of Conduct for Members and Officers.  

73
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) 
BA/2007/0312FUL Trinity Barn, Thrigby Road, Filby
Erection of two storey residential dwelling with detached garage, storage and outbuilding and associated works.

Applicant: Mr and Mrs Shepherd
(Mr Thompson declared that he was the Chairman of the Parish Council which had considered this application.  He had, however, not voted on it at that time).

In presenting the report, the Planning Officer reminded members that the application had been considered at the previous meeting on 8 February when it had been deferred due to concerns over drainage and a request for further consultation with the Internal Drainage Board and the Environment Agency.  He referred to the responses received. The Environment Agency had no objections subject to conditions. The IDB had commented that there were no board maintained water courses adjacent to the site and that the applicants should be satisfied that they would not increase the flooding risk, since the IDB could not be held liable for any flooding. 
The main issues of concern, as expressed by the neighbouring properties, related to drainage and the potential loss of an historic drain as well as highways and access.

In relation to the access, the Highways Authority had no objection but had requested conditions to be imposed on any permission granted.  The Planning Officer assured members that there was sufficient parking space available and turning space for cars to enter and exit the site in forward gear. He emphasised that permission already existed for a dwelling on the plot, to which highways had not objected.  
With reference to design it was noted that the existing permission was for a larger more dominant dwelling than that proposed.

Mr Thompson commented that the Parish Council was concerned about the infilling of the dyke.

The Planning Officer explained that the applicants intended to use a water surface management system. They were aware that the infilling of the dyke on the south side of the plot would need to be the subject of a further application.

Members considered that the concerns that had been expressed over drainage had been addressed and they were satisfied that the IDB had been consulted.  They appreciated the highway concerns but did not feel that these could justify a refusal, particularly as the Highways Authority had not objected. The current proposal was definitely an improvement on that for which planning permission already existed and subject to the conditions suggested, the application was acceptable. Ms Sheridan proposed, seconded by Mr Mallet and it was accordingly
RESOLVED unanimously
that the application be approved subject to conditions as set out in 

Appendix 2 to these minutes, as the application is considered to comply with saved Policies H1 and B1 of the adopted Broads Local Plan and CS24 of the adopted Core Strategy DPD and saved Policy ENV14 of the Norfolk Structure Plan.

(2)
BA/2007/0313/FUL Land adjacent to Broadacre, Thrigby Road, Filby

Erection of two detached two storey dwellings with linked garages and one detached two storey dwelling with garage to rear.

Applicant: Wellington Construction Ltd

In presenting the report, the Planning Officer referred to the previous application submitted in November, which had subsequently been refused solely on the grounds that the proposals would have a significant adverse effect on the adjacent trees at the boundary. Members had been satisfied with the principle of the three dwellings on the site and the design was acceptable. The present application had revised the layout of the proposed dwellings taking into account the impact on the adjacent trees and allowing their safe protection. The dwellings were all set back from the road and the density and linear siting was considered to be in keeping with the character of the surrounding area. He reminded members that planning permission already existed for two dwellings on the plot, although these were larger than the dwellings proposed and the design was considered to have a negative impact on the landscape.

Mr Malcolm Dixon, agent on behalf of the applicant, was given the opportunity to address the Committee. He thanked the Broads Authority officers for assisting and advising on the progress of the application and commented that the design and layout afforded protection to the trees and the density reflected the character of the area. He hoped that the scheme could now be approved, since the concerns in relation to the previous proposal had been addressed.


It was confirmed that there would be three dwellings within 0.25 hectare (the standard being 12 dwellings per hectare) and that there was 2.5 metres between plots 2 and 3.  It was suggested that since the windows on plot 3 next to plot 2 were for a bathroom and en suite, these should be obscure glazed.


A member commented that the Parish Council had expressed concerns about the dyke running alongside plot 3 and that the drain should be protected. It had also objected to the application as it was considered that the current proposal constituted overdevelopment and there should only be two dwellings on the site.

It was confirmed that a condition would be imposed requiring details to be submitted of the vehicular crossing over the ditch prior to construction.

In general, members considered that the density was appropriate for a village settlement and there was sufficient amenity space and landscaping for each of the dwellings. It was confirmed that there was space for off street parking within each plot and the Highways Authority had no objections subject to conditions. A member commented that the developer had taken account of the Committee’s request and on balance members were satisfied that the proposal conformed to policy.
RESOLVED by 5 votes with one abstention
that the application be approved subject to conditions including an additional condition on the use of obscured glazing for those windows for the property on plot 3  as set out in the schedule at Appendix 2 to these minutes, as the proposal is an appropriate form of development which is considered to be in accordance with Policy ENV14 of the adopted Norfolk Structure Plan, Policies H1, C11, B11, INF1, INF2 and TC8 of the adopted Broads Local Plan and Policies CS1, CS18, CS20 and CS24 of the adopted Broads Core Strategy DPD.
(3)
BA/2007/0277/CU Dunburgh House, Dunburgh Road, Geldeston, Beccles. Conversion of existing garage outbuildings to two offices including change of use of land for car parking in connection with new offices.



Applicant:  Mr M Elliot

In presenting the application, the Head of Development and Regeneration  emphasised that the main issues to consider were those of the principle  of development, design and access.  Mindful of the fact that it was within a rural area, officers were satisfied that the modest proposal met the criteria of the Local Plan policies. The design was considered acceptable. 

The Head of Development and Regeneration explained that there had been a number of objections from local residents, particularly relating to the access.  Since the report had been written, a response had been received from Geldeston Parish Council which was read out in full.  The Parish Council had requested that various comments be taken into account relating to:

· the additional traffic that would be created on a single track road when the works were being undertaken, which would disturb an otherwise peaceful area;

· concerns that extra traffic movements on the driveway would make accessing and exiting Dunburgh Cottage difficult at times;

· leaving the hedging intact would be beneficial so that vehicles could not be seen from the road;

· would the traffic generated by building works be constant during the day and would the work be carried out on weekends and public holidays as this would cause disturbance to the area?
· provisions for drainage of the underground springs;

· were two toilets necessary? Would it be possible to have one larger toilet?

The Head of Development and Regeneration indicated that the access for the proposed offices was shared with the adjacent properties of Flint House and Dunburgh Cottage.  Dunburgh House had the benefit of another access.  The proposed area of land for car parking would accommodate eight vehicles for the users of the proposed offices and visitors to them.  A meeting had been held with the residents. The Highways Authority had not raised any objections but had suggested conditions. Therefore, it was considered that it would be difficult to justify a refusal on highway grounds. 
Mark Elliott, the applicant confirmed that the aim was for the offices to be occupied by two or three professional people as the accommodation would be very modest and as he was the landlord, he confirmed that the tenants would be carefully vetted. He confirmed that the conversion and building works would only take place during the week and that the new accommodation would only be used for five days during the week. 

Members noted the concerns of local residents.  However, they considered that some of the issues which had been raised were not planning matters and would require resolution by the parties concerned. On balance, it was considered that the proposal was to be supported and welcomed since it would provide the opportunity for employment within a rural area. It was recommended that the applicant considers means of discouraging parking at the entrance to the access.
RESOLVED unanimously

that the application be approved subject to conditions as set out in the schedule attached at Appendix 2 to these minutes, as the proposal  is considered to comply with saved Policies EMP4, B11 and TC8 of the adopted Broads Local Plan and CS1, CS4, CS7 and CS20 of the adopted Core Strategy DPD and saved Policy ENV14 of the Norfolk Structure Plan.

74
Decisions Made by Officers under Delegated Powers

The Committee received a schedule of decisions made by officers under delegated powers from 28 January 2008 to 26 February 2008.

RESOLVED


that the report be noted. 

75
Appeals to the Secretary of State: Update

The Committee received a table showing the position regarding appeals against the Authority since August 2007. The Director of Planning and Strategy reported that three decisions had been received within the last week relating to:

Loines:  Pallet Yard, Ellingham, Portacabin        Dismissed.
Armes:  Old Road, Acle, Dwelling                       Allowed.
Page:  North End, Thurlton: Agricultural Barn     Dismissed.

Reports on these would be submitted to the next meeting, particularly relating to the appeal at Old Road, Acle since this appeared to be contrary to national and highways policy.

The Administrative Officer reported that since April 2007 to date, decisions had been received from the Secretary of State on nine appeals with seven having been dismissed in favour of the Authority and two allowed in the applicants’ favour.  Most of the appeals related to applications which had been dealt with by officers under delegated powers.
RESOLVED

that the report be noted.

76.
Decision on Appeal to the Secretary of State: Site at Heathacre, The Common, Chedgrave (Mr Younger) 


The Committee received a report on the decision made by the Secretary of State on an appeal by Mr D Younger for the restoration of a dwelling to its original two dwelling form at Heathacre, The Common, Chedgrave.


The Inspector had dismissed the appeal.

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 4 April 2008 at 10.00am at County Hall, Norwich.  

The meeting concluded at 11.10am
CHAIRMAN








APPENDIX 1

	Code of Conduct for Members

	

	Declaration of Interests

	

	Committee:  Planning Committee        

	

	Date: 7 March   2008

	

	

	Name

Please Print
	Agenda Item No(s)
	Nature of Interest

(Please describe the nature 

of the interest)
	Please tick here if the interest is a Prejudicial

interest

(

	A S Mallett
	13.5
	Member of Norwich Frostbite Sailing Club (If there was to be a debate on this item will leave the room)
	(

	C Sheridan
	  6
	Application BA/2007/0312
Member of IDB

	

	D W Thompson
	7 (Minute72 (1) and (2 ))
	Applications BA/2007/0312 and 0313/FUL 

 Personal
	


APPENDIX 2

Decisions on Planning Applications considered by the Planning Committee on 7 March 2008

	District / Ref No /

Parish


	Situation
	Applicant
	Proposal

	BA/2007/0312/FUL

Filby


	Trinity Barn, Thrigby Road, Filby
	Mr and Mrs Shepherd
	Erection of two storey dwelling with garage, storage and outbuilding and associated works.

	Decision (unanimous)
Application approved subject to conditions as follows:

· standard three year time limit;

· in accordance with amended plans;

· details of the garage to be agreed in writing;

· samples of all external material including joinery to be agreed in writing;

· removal of permitted development rights;

· prior to the commencement of development a schedule of tree works detailing the necessary tree surgery works shall be submitted and agreed to in writing by the Local Planning Authority;

· prior to the commencement of development a method statement for the construction of the garage detailing the foundations/pad construction shall be submitted to and agreed in writing by the Local Planning Authority;

· prior to the first occupation of the dwelling hereby approved any access gates shall be hung to open inwards and shall be set back a minimum distance of 5 metres from the near edge of the adjoining highway carriageway. Any sidewalls adjacent to the access shall be splayed at an angle of 45 degrees from each of the gateposts to the front of the boundary of the site;

· prior to the first occupation of the dwelling hereby approved the proposed vehicular access shall be constructed in accordance with NCC residential access construction specification for the first 5 metres into the site as measured back from the near edge of the adjacent carriageway;

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

· prior to the first occupation of the dwelling hereby approved a 2.4 metre wide parallel visibility splay shall thereafter be maintained free from any obstruction exceeding 0.6 metres above the level of the adjacent carriageway;

· the development shall be constructed with a minimum finished floor level of 1.6m AODN;

· 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 carried out in its entirety before the development is first occupied and constructed and completed in accordance with the approved plans and in line with the Department for Communities and Local Government publication ‘Improving the Flood Performance of New Buildings (Flood Resilient Construction)’; and

· prior to the commencement of development, a scheme for the provision and implementation of surface water drainage including the position of soakaways and services shall be submitted and agreed, in writing, with the Local Planning Authority.  The scheme shall be constructed and completed before occupancy of any part of the proposed development.

Reason for Approval

The proposal is considered to comply with saved Policies H1 and B1 of the adopted

 Broads Local Plan and CS24 of the adopted Core Strategy DPD and saved Policy
 ENV14 of the Norfolk Structure Plan.



	District / Ref No /

Parish


	Situation
	Applicant
	Proposal

	BA/2007/0313/FUL
Filby
	Land Adj Broadacre, Thrigby Road, Filby
	Wellington

Construction

Ltd.
	Erection of two

detached two storey

dwellings with linked 

garages and one 

detached two storey 

dwelling with garage to

rear.

	Decision by 5 votes with 1 abstention
That the application be approved subject to the following conditions and those

recommended by the Environment Agency: 

· time limited;

· in accordance with plans submitted;

· samples of materials to the walls and roof;

· timber joinery;

· obscure glazing in the first floor master bedroom en-suite to plot 1;
· obscure glazing on the first floor bedroom ensuite and bathroom to plot 3;
· hard and soft landscaping conditions;

· in accordance with arboricultural assessment;

· during the construction of the dwelling on plot 3 the work shall be monitored by a suitably qualified arboricultural consultant to the satisfaction of the Local Planning Authority;
· prior to the first occupation of the dwelling hereby permitted any access gates shall be hung open inwards and shall be set back a minimum distance of 5 metres from the near edge of the adjoining highway carriageway. Any sidewalls adjacent to the access shall be splayed at an angle of 45 degrees from each of the gateposts to the front boundary of the site;
· prior to the first occupation of the dwelling hereby permitted the proposed vehicular access shall be constructed in accordance with N.C.C residential access construction specification for the first 5 metres into the site as measured from the near edge of the carriageway;
· prior to the first occupation of the dwellings hereby permitted the proposed on-site car parking and turning area shall be laid out, demarcated, levelled, surfaced and drained in accordance with the approved plan and retained thereafter available for that specific use;
· prior to the first occupation of the dwellings hereby permitted 2.4 metre x site extremity visibility splays shall be provided at each access where it meets the highway and such splays which shall be maintained free of all planting/obstructions exceeding 600mm above the level of the adjacent highway;
· prior to the first commencement of the works hereby permitted details of the required 1.8m wide footway to be constructed to Norfolk County Council approved footway specification and positioned along the complete road frontage of the site shall be submitted and approved by the local Planning Authority. Such a footway shall be designed and constructed to accord with Norfolk County Council approved footway specification under Small Highway Works Permit between the applicant and the Highways Authority;
· prior to the first occupation of the dwellings hereby permitted a vehicular crossing over the ditch shall be constructed in accordance with a detailed scheme to be agreed in writing with the Local Planning Authority, in consultation with the Highways Authority.

Informative Note

The development involves works within the public highway that may be carried

out by Norfolk County Council as Highways Authority. A quotation for the works
to be carried out within the highways can be sent to you in due course. It is an 
offence to carry out works within the public highways, which includes a public
 right of way, without the permission of the Highways Authority. 

Reasons for Approval

The proposal is an appropriate form of development in this area which is 

considered to be in accordance with Policy ENV 14 of the adopted Norfolk 
Structure Plan, Policies H1, C11, B11, INF1, INF2 and TC8 of the adopted 
Broads Local Plan and Policies CS1, CS18, CS20 and CS24 of the adopted 
Broads Core Strategy DPD.


 


	District / Ref No /

Parish


	Situation
	Applicant
	Proposal

	BA/2007/0277/CU
Geldeston, Beccles
	Dunburgh House,Dunburgh Road, Geldeston Beccles
	Mr M Elliott
	Conversion of existing garage outbuildings to two offices including change of land for car parking in connection with new offices.

	Decision (unanimous)
Approved subject to the following conditions:
· the garage/carport shall only be used by the owners/occupiers of Dunburgh House;
· details of all external changes including materials of garage/car port to be agreed in writing prior to commencement of development;
· operating hours of business hereby approved to be restricted from 08.00 -18.00 Monday to Friday and shall not operate on weekends or bank holidays;
· the business shall be used solely for uses permitted under class A2 (Financial and professional services);
· removal of permitted development rights;
· details of timber joinery of converted barn to be submitted prior to commencement of development;
· prior to the first occupation of the development hereby permitted, access/on site parking/turning/waiting area shall be laid out, demarcated, levelled, surfaced and drained in accordance with the approved plan and retained thereafter available for that specific use.


Reason for Approval

The proposal is considered to comply with saved Policies EMP4, B11 and TC8 of the 
adopted Broads Local Plan and CS1, CS4, CS7 and CS20 of the adopted Core 

Strategy DPD and saved Policy ENV14 of the Norfolk Structure Plan.
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