Broads Authority

Planning Committee
Minutes of the meeting held on 4 November 2005

Present



 Mr C C Durrant – in the Chair

	Mrs E Burrows

Mr M Broom 

Mr S Dorrington


	Mr A Duce 

Ms J Rooza

Mr D Thompson


In Attendance


Ms G Morgan – Director of Planning and Development  

Mrs M Shelley – Planning Consultant for Broads Authority Coordination

Mr B Hogg – Design and Conservation Officer

Ms R Downes – Planning Officer (Compliance and Implementation) 

Mr M K Thirkettle– Planning Officer, Broadland District

Mr P Took  – Planning Officer, North Norfolk District

Mr T Woolley – Planning Officer, Waveney District

Mr C Brown– for the Solicitor

Mrs S A Beckett – Administrative Officer

38
Apologies 

Apologies for absence were received from Dr J M Gray, Prof R K Turner and Mr M Wells.  

39
Minutes 

The minutes of the meeting held on 7 October 2005 were confirmed as a correct record and signed by the Chairman.  

40
Points of Information Arising from the Minutes

(1)
Minute 30: Planning Committee Future Membership and Working Arrangements - Recruitment of Staff

The Director of Planning and Development reported that Mrs Ruth Downes had accepted the post of Planning Officer (Compliance and Implementation) and was present at the meeting today to observe proceedings. Mr Mark King had accepted the post of Planning Support Services Officer.  

41
Declarations of Interest

Members expressed declarations of interest as set out in Appendix 1 to these minutes.  
42
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 on the blue pages.   Acting under its delegated powers the Committee authorised the immediate implementation of the decisions.   


The Chairman introduced members and officers and reminded everyone that the scheme for public speaking was in operation, details of which were contained in the Code of Conduct for Members and Officers.   The following minutes relate to those applications where further matters of information, or detailed matters of policy not already covered in the officers’ reports, were given additional attention:

(1)
Broadland 05/05/1096 Brundall Station Boats, Riverside Estate, Brundall

Retention of building for purposes incidental to mooring


Applicant: Roy Richard James Spalding


The District Planning Officer explained that the area had been characterised by a mix of boatyards and moorings. With the diminishing of the small hire fleets, many of the moorings had changed over to being used for private craft.  It was emphasised that this change did not require planning permission.


There was concern, however, that this proposal could be an undesirable precedent, by introducing a change of use from mooring plots to leisure plots which would change the whole character of the area. The scale, size and design of the building was considered to go beyond just being a storage locker and was therefore an inappropriate form of development, contrary to Policy BRU3 of the Broads Local Plan.


Members supported the officers’ recommendation.


As a general point, members noted the trend in the change from the nature of moorings for use by hire craft to that of private use. This was a matter that would be examined through the Local Development Framework.

RESOLVED

(i)
that the application be refused as the building, by virtue of its size and design, is more than just a storage locker and its use would be similar to that of a summerhouse or small chalet.  It is therefore considered to be an unacceptable form of development which, if repeated, could have a significant detrimental impact upon the character and appearance of the Broads landscape and is contrary to Policy BRU3 of the Broads Local Plan;

(ii)
that enforcement action be authorised to secure the removal of the unauthorised building:

· the applicant to be given six months in which to remove the building voluntarily;

· if the building has not been removed within this time period, that authorisation be granted to serve an Enforcement Notice under Section 172 of the Town and Country Planning Act 1990 requiring the building to be removed from the site within three months of the  effective date of the Notice; and 

· in the event of con-compliance with the Notice, criminal proceedings be commenced pursuant to Section 179 of the same Act.

(2)
North Norfolk 01/2005/1261 Broadshaven, Horning Reach Horning
Construction of boardwalk


Applicant:  N J Murrells


Members noted the objection received.  Members considered, given the particular circumstances of the application, that the development would not be significantly detrimental to the landscape or the aims of Policy HOR2, the personal circumstances of the applicant and that there was photographic evidence of a previous boardwalk, as well as the fact that the site was already quayheaded, the proposal was acceptable.


A personal condition was not considered appropriate as the balance of argument was within policy.


RESOLVED


that the application be approved, as the development is not significantly detrimental to the landscape or the aims of Policy HOR2 and taking into account the personal circumstances of the applicant and the principle of equal accessibility as material considerations that justify granting planning permission, subject to the imposition of a condition requiring the use of non-toxic wood preservation chemicals and a landscaping condition.

(3)
North Norfolk 01/05/1568 Kingswood, Upper Street, Horning


Use of land for outdoor adventure and education park


Applicant: Hoveton Fruit Farms

This was a major application and in view of the scale of the proposal and the considerable public interest which had arisen, it was suggested that members have the opportunity to visit the site prior to determining the application. 

It was emphasised that site visits were purely fact finding exercises for members of the Authority.  Those with an interest in the application and/or who wished members to examine the application from certain vantage points or consider particular issues were invited to contact the District Planning Officer, and notify him of these, preferably in writing.

RESOLVED

that members visit the site on 18 November 2005 prior to considering a detailed report to the Planning Committee likely to be planned on 2 December 2005 or 6 January 2005.  When visiting the site, the Committee would consider the following issues:

· policy and sustainability assessment of the proposal;

· highway safety and traffic impact;

· visual and landscape impact of the proposed development;

· ecological impact – flora and fauna; and

· residential amenities of dwellings in the vicinity.

(4)
North Norfolk 01/05/1516 1 Crabbetts Cottages, Horning Road, Hoveton 

Conversion of garage to one unit of holiday accommodation


Applicant  Mrs V Fairhurst


The District Planning Officer referred to the objections received from the Parish Council and local residents on the grounds of overdevelopment and no vehicular turning space.  Members gave careful consideration to these matters. On the evidence provided and given that there were no objections from the Highways Authority, that there was sufficient parking space and turning area and the application was for holiday accommodation only, it was considered that the proposal was acceptable subject to conditions.


RESOLVED


that the application be approved as it is in accordance with Policies H7 and B11 of the adopted Broads Local Plan 1997 and subject to the imposition of conditions to include:

· the removal of permitted development rights;

· restricting occupancy to holiday use only and not to be sold away from the existing dwelling; and 

· the retention of the parking and turning area for use by either dwelling.

(5)
Waveney District W6307/10BA Broadland Residential Care Home, Borrow Road, Lowestoft  

Extension to form 7 bedroom EMI/Special Care Unit


Applicant: Greensleeves Homes Trust

Mr Dorrington declared a personal interest and refrained from discussion on the item. 


The District Planning Officer referred to the concerns from the neighbours in Borrow Road about the extra accommodation being provided creating additional parking requirements and there being inadequate provision for this.  It was considered that there would be adequate parking, and if extra was required for special functions, this could be accommodated on the road and possibly within the site.  

However, the use of the area nearer the broad for parking on a regular basis should be discouraged. 

The concern that the proposed design of the special care unit would be out of keeping with the character of the development was not accepted as the design fitted into the pattern of the old building.

Members concurred with the officer’s assessment.

RESOLVED

that the application be approved as the proposal is in accordance with Policies H11 (Extensions and Annexes), B9 (Alterations in Conservation Areas) and B11 (Design) of the Broads Local Plan and subject to a condition requiring details of materials to be supplied and approved prior to commencement and landscaping conditions.

Informative: to inform the applicant that any use of the overspill car parking area on a regular basis would require separate consent.

(6)
Waveney W18988/2BA Dairy Farm Barn, Queen’s Highway, Oulton 



Conversion of outbuildings to 3 holiday units accommodation



Applicant: Mr J Overy

The District Planning Officer explained that the application involved the conversion of the remaining outbuildings of a barn complex for holiday let use, the main barn already having consent for conversion to a dwelling. Further details required amendment and the applicant had indicated his willingness to provide these.  Details for the internal flood risk mitigation measures/wet proofing had now been received.

Members gave careful consideration to the objections relating to the wildlife interest as well as the highway.  It was considered that there would be no further adverse impacts on wildlife interest.  The development for which permission had already been granted was currently taking place. The Highways Authority had confirmed their view that the additional vehicular traffic to the three small holiday lets would be insignificant in relation to the existing usage of the roads in the area. 

In answer to members’ request, the District Planning Officer explained that the Suffolk Wildlife Trust was keen to ensure that the wildlife interest was maintained, if possible, and would carry out a bat survey and provide advice on provision of bat boxes if necessary.

The issue of consistency on holiday accommodation conditions for applications within the Broads was raised. It was emphasised that the proposed condition for holiday occupancy in this instance was consistent with government advice. This would be considered in association with the LDF.

RESOLVED

that delegated authority be given to officers to approve the application as being in accordance with Policy H7( Conversion of rural buildings to residential or holiday accommodation),  Policy B9 (Alterations in Conservation Areas) and Policy B11(Design) subject to:

· the receipt of revised drawings for the rear elevation, the parking and garden spaces to the holiday units and details of flood mitigation measures;

· conditions requiring further details of materials, landscaping and boundary enclosure to be supplied and approved prior to commencement; and

· a condition making a restriction on occupation of the holiday lets to limit the occupation by any one individual or group to a period of occupation not exceeding one month should be applied, to ensure the continued use of these premises as holiday lets.

(7) 
Waveney W211/35BA Quayheading at Everitt Court, Swonnells Walk, Lowestoft 

Provision of floating pontoons


Applicant Mr N A Calver


The Committee was in support of the application.

RESOLVED

that the application be approved as being in accordance with Policies TR2 (Development impinging on the waterway),TR6 (Development for water recreation), and B7  (New Development in Conservation Areas) of the Broads Local Plan subject to the inclusion of a condition relating to the proposed materials to be used and a condition on the type of moorings with no houseboats and/or commercial useage.

43
Local Development Framework Annual Monitoring Report: Briefing Report 


The Director of Planning and Development presented the report which outlined the requirements for the Authority’s Annual Monitoring Report, suggested how the 2004/05 report might be compiled and the contents it would cover.  A Draft Annual Monitoring Report was circulated to members at the meeting.


One of the main areas of concern related to Chapter 2 on the question of performance indicators where many of them were not relevant to the Broads.

The Director of Planning and Development also referred to the timetable for the Local Development Scheme.  The Authority did not have the capacity to develop the Core Strategy and the development control policies at the same time and these would be need to be separated out.  A recommendation concerning this would need to be approved by the full Authority.


Members were asked to consider the key messages of the Annual Monitoring Report to be reported to full Authority prior to publication as outlined in Section 5 of the report.  The Annual Monitoring Report had to be submitted to the ODPM by December 2005.


RESOLVED


that the report be noted and that members provide the Director of Planning and Development with any comments to be incorporated into the Annual Monitoring Report prior to the full Authority meeting on 25 November 2005.

44 
Local Development Framework Core Strategy: Issues and Options Consultation Responses.


The Director of Planning and Development  presented the report on the development of the Core Strategy following the consultation on the issues to be addressed (consultation 2 May – 24 June) and the consultation responses on the Issues and Options report which was the subject of consultation from 5 September to 14 October. 

The Core Strategy would have statutory status and would underpin all subsequent documents. The Issues and Options Report would form the basis for the Preferred Options Report.  The Preferred Options Report would set out the headlines for policies and objectives.

The Director of Planning and Development referred in particular to the key issues which had arisen from the main consultation findings such as flooding and climate change, development at boatyards and their management taking into account differing characteristics of various locations, and the zone of visual influence, not just landscape but also flora and fauna. It was intended that the report would be submitted to the December meeting. Members’ views were sought. 

Members noted the main issues which had arisen from the consultation and discussed some of these in detail, particularly relating to meeting the needs of people who live and work in rural areas and the provision of affordable housing; redevelopment of boatyards and the need for clear guidance; improved access and suitable infrastructure and the need to consider alternative means of transport and sources of energy. It was considered that there was possibly a need to accept that there would be more development in rural areas. Potentially successful facilities might be located in a position where the road access proved to be a constraining factor.  This would require careful thought and sensitive management. 

Members agreed that an important consideration was that of policy monitoring and quality development. It was important to have a mechanism for monitoring and to examine the result of planning permissions being granted and the visual impact these had on the landscape. Members had found the site visit organised principally for Navigation Committee members on 27 October 2005 exceedingly useful. It was hoped that future site visits would be as inclusive of membership in order to examine the results of the decisions of the Authority as a whole.

RESOLVED

(i)
that the Issues and Options consultation responses be noted and that these, together with members views be taken into account in preparing  the Preferred Options Report; and

(ii)
that when each of the chapters of the Core Strategy Report is drafted it be emailed to members for their views in order to speed up the process of preparation for submission to the Secretary of State.

45
Decisions made by Officers under Delegated Powers

The Committee received a schedule of decisions made by officers under delegated powers since 2 September 2005.  



RESOLVED


that the report be noted.  

46
Appeals to the Secretary of State: Update

The Committee received a table showing the position regarding appeals against the Authority since October 2004.   

RESOLVED

that the report be noted.  

47
Decisions on Appeal by the Secretary of State

The Committee received a report on appeals against refusal of planning permission by the Authority:

(1) 
Mr D Broad Plots 28, 29 and 30 Ropes Hill Dyke, Horning 01/04/0533/PF for alterations to quayheading layout, resiting and redesign of two storey non-residential wet boathouse previously approved under 01/02/0338.

The Inspector considered that the building would be unduly prominent and would harm the landscape of the waterside area, and would result in an unacceptable increase in the scale of built development already permitted on the site, contrary to Structure Plan Policy ENV1 and Broads Local Plan Policies HOR1 and B11.

(2)
Mr A Brooks, Site at OS276 adjacent Willowbrook, Back Lane, Burgh Castle, Great Yarmouth 06/04/1172/BO for the erection of a detached bungalow and garage.


The Inspector considered that the development would not protect the countryside for its own sake and would have an adverse effect on its character and appearance. In addition the Inspector concluded that the proposal would unacceptably affect highway safety and free flow of traffic. The application would therefore be contrary to Structure Plan Policy H8 and Broads Local Plan Policy H2.  

(3)
Mr D E Ward Site at Dawn-Dew, Main Road, Filby, Great Yarmouth


06/05/0285/BF for the removal of existing sheds and the construction of a motorcycle store/workshop.


The Inspector concluded that the proposed shed/workshop would seriously affect the living conditions of the residents of Topping by reason of loss of outlook contrary to Broads Local Plan Policy H1.

All three appeals were dismissed and the Authority’s decisions and policies were upheld.

RESOLVED

that the report be noted.  

48
Enforcement Update


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


Wayford Mill, Wayford Bridge, Smallburgh

The Solicitor reported that, following investigations, it was understood that a standing order had been set up by the landowner to pay the necessary fine to the Magistrates’ Court . There were various options open to the Magistrates Court if there was a default on payment.  The Solicitor undertook to review and check the situation on an annual basis.

Members recommended that the check be made on a more frequent basis than annually.

Members were keen that the action which had been authorised be followed through and the land restored as soon as possible.  The Solicitor reported that the aim was to tie in the restoration of the land with the mill and it was hoped to progress matters following a meeting with the landowner. 

RESOLVED

that the report be noted.  

49
Date of Next Meeting


It was noted that the next meeting of the Planning Committee would be held on Friday 2 December 2005 at 10.00am at County Hall, Martineau Lane Norwich.  

The meeting concluded at 11.52am.

CHAIRMAN

	Code of Conduct for Members

	

	Declaration of Interests

	

	Committee:  Planning Committee        

	

	Date             4 November 2005

	

	

	Name
	Agenda Item No(s)
	Nature of Interest
	Prejudicial

(

	
	
	
	

	Mrs E Burrows
	
	Trustee of How Hill Trust


	

	Mr S Dorrington 
	
	Non- prejudicial interest as a toll payer

Personal interest re application Waveney W6307/10BA


	

	Mr D Thompson
	
	Non-prejudicial interest as a member of Great Yarmouth Borough Council
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