Broads Authority

Planning Committee
Minutes of the meeting held on 31 March 2006

Present:

Dr J M Gray  – in the Chair

	Mrs E Burrows

Mr M Broom

Mr C C Durrant 


	A Duce 

Mr D W Thompson 

Mr M Wells




Also Present:
Mr M Cook – Chairman of Standards Committee

In Attendance:


Ms G Morgan – Director of Planning and Development

Ms C Smith – Head of Development and Regeneration

Mr B Hogg – Design and Conservation Officer

Ms H Ledger – Planning Policy Officer

Ms M Shelley – Planning Consultant  

Mr G Hancox  – Planning Officer, South Norfolk

Mr A Scales – Planning Consultant (NPS Consultants)

Mr P Took – Planning Officer, North Norfolk 

Ms P Carey – for the Solicitor

Mrs S A Beckett – Administrative Officer

Members of the Public in Attendance who spoke:

	Mr  J Bromley
	· Applicant – South Norfolk 07/05/2691 Newlands

	Mr S Mitchell
	· Landowner – South Norfolk 07/06/0469 Whitlingham Lane

	Mr J Halls
	· Applicant BESL } – Broadland Compartments 24 and 23 Flood

	Mr N Smith
	· Applicant BESL }    Defence

	Mr P Mitchelmore
	· Applicant (Environment Agency) – South Norfolk 07/06/0331 and 07/06/0139


97
Apologies and Welcome

Apologies for absence were received from Mr S Dorrington, Mr A J Gunson and Ms J Rooza.

The Chairman welcomed Mr M Cook, Chairman of Standards Committee who was attending as an observer.

He also welcomed Ms H Ledger who joined the Authority as the Planning Policy Officer on 6 March 2006 and Ms P Carey for the Solicitor.

98
Minutes 

The minutes of the meeting held on 3 March 2006 were confirmed as a correct record and signed by the Chairman.  

99
Points of Information Arising from the Minutes


Minute 91(4) Waveney W14948/1BA River Waveney, adjacent to Geldeston Lock, Shipmeadow

Replacement Footbridge


Applicant: Environment Agency


In answer to a member’s question, the Head of Development and Regeneration commented that the Authority had not yet had received assurances from the Environment Agency that it would undertake to make arrangements for the replacement of, or raising of, the bridge should the navigation area be extended.  


With regards to the imposition of planning conditions in relation to possible specific policies for the opening up of waterways, this issue could be examined as part of the Local Development Framework process.

100
Declarations of Interest

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

101
Chairman’s Announcements


(1)
Broads Design and Management Information Leaflet

The Chairman drew members’ attention to the new Broads Design and Management information leaflet on the Planning Committee, which had been tabled and was available for members of the public.


(2)
Planning Delivery Grant

The Authority had been informed that in addition to the £33,600 planning delivery grant it had been awarded for dealing with major applications, it would be receiving a further £52,500. As a quarter of the delivery grant had to be spent on capital, this would enable the Authority to invest in new computer services which would help it to deliver the in-house planning service. 

102
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)
South Norfolk 07/05/2691 Newlands Touring Caravan Park, Station Road/Ellingham Road, Geldeston
Erection of 6 waterside lodges, workshop, manager’s house, and shower block and use of land for camping
 


Applicant: James Bromley


In presenting the application, the Planning Consultant gave a detailed history of the site which had included enforcement action for tipping, applications for the excavation of a mooring basin and the standing of caravans, all of which had been refused with subsequent appeals being dismissed.

The Planning Consultant explained that the proposals also included the widening of the dyke for moorings and visitor day boats and canoes. The site was not an existing boatyard and, although it had been used as a Certified Caravan Club site for touring caravans, there were no specific facilities for that use. She emphasised that the site fell outside the development boundaries and within an area of open marsh landscape, which originally formed part of the River Waveney flood plain. She explained in detail, as set out in the report, that the uses on the land proposed did not accord with Authority’s policies in the Broads Local Plan. The application documents submitted indicated that the holiday chalets would be occupied for eleven months of the year and would be sold or let to owner occupiers as the market dictates. This could effectively result in six second homes. Justification for the use of a manager’s dwelling had not been received with the application. However, an email had been received from the applicant within the last 24 hours proposing to withdraw the manager’s dwelling from the application. 

The Planning Consultant drew members’ attention to the booklet supplied by the applicant which had been circulated. In addition a letter from the local District Council member in support of the application had been circulated.

Mr Bromley, the applicant, was given the opportunity to address the Committee. He explained that he had had a number of pre application discussions with officers which had appeared to be favourable and referred to a letter within the document circulated. Although the Environment Agency had recommended refusal, further measures could be introduced which could overcome this objection. He considered that the scheme would help to increase the flood protection in the area. He would wish to take out the manager’s dwelling from the application.  He considered that there were a number of policies that would support the application, such as TR1 (Temporary Moorings for Visitors), TR6 (Development for Waterside Recreation, TR8 (Extending the Waterspace), TR12 (Holiday Occupancy) and TR15 (Upgrading Existing Holiday Accommodation and Holiday Sites).  It was intended that the lodges would be available to rent on a weekly basis and not be sold off.  

Mr Bromley referred to the letter from Hoseasons in support of the application.  He considered that all of the objections could be overcome and that the proposals would be an asset to the area.

Although some members had some sympathy with the applicant for wishing to provide improved facilities on the site, it was considered that the proposals as submitted were clearly contrary to policy outside the development boundaries.  It was recognised that the present use of the site was transient with no permanent structures, which could have an impact on the landscape character.

RESOLVED
by 5 votes to 0

that the application be refused as the proposal is contrary to the adopted Broads Local Plan Policies TR11, EMP2, H9, C5, C7, C14, C21,INF1, INF2, INF3, Supplementary Planning Guidance SPG “Development and Flood Risk in the Broads” and PPG25 and the principles of PPS25. (See Schedule).

(2) 
South Norfolk 07/06/0334 Aston Boats (Beccles) Ltd Bridge Wharf, Gillingham Dam, Gillingham

Proposed Erection of 5 holiday flats

Applicant: Aston Boats (Beccles) Ltd

The Planning Officer explained that the scheme had been designed in consultation with the Design and Conservation Officer and was in accordance with policies relating to appropriate design. Parking would be in garages beneath the first floor accommodation.

He updated members on consultations:

(i) Broads Society  - no objection.

(ii) County Highways – no objections. 

(iii) Environment Agency – initially no objections subject to suitable alleviation measures. However, further comments had been received. The buildings, the subject of the proposals, were part of the flood defences and the period before replacement would be of concern. There would be a need to apply the byelaw at this stage.

(iv) Two additional letters in support of the application.

(v) Two further letters of objection, one from the house on the marsh on the grounds of overlooking and overshadowing.

The Planning Officer explained that the scale and mass proposed were not significantly different from the existing buildings. He confirmed that the Highways Authority was satisfied with the access and parking. The recommendation was for approval.

Members welcomed the application and endorsed the officer’s  recommendation.


RESOLVED

that the application be approved subject to the conditions set out below, as the application is in accordance with the relevant Broads Local Plan policies, in particular Policies TR11 (New Holiday Accommodation Outside the Development Boundaries) and H8 (Development at Boatyard Sites). There would be no significant impact on the amenities of neighbouring properties and the design of the development is considered appropriate to its setting.
· standard 3 year time limit;

· submission of materials;

· holiday occupation only and to exclude use as second homes;

· use and retention of obscure glazing to bedroom windows;

· surface and foul water drainage scheme to be submitted prior to commencement of any development on site;

· garage restriction to ground floor; and

· removal of permitted development rights.

(3)
South Norfolk 07/06/0469 Whitlingham Lane, Trowse

Repair and upgrade of Whitlingham Lane including traffic calming and a new 20mph zone

Applicant: Trustees of the Arminghall Settlement

The Planning Officer explained that this was a resubmission of an application in 2001 designed to reduce the speed of traffic in association with the development of Whitlingham Country Park.  Following consultation, the scheme now had a reduced number of 7 road humps from an original 21.  The scheme would also include resurfacing of the road, additional passing bays and the formation of a 20 mph zone and the closure of Old Whitlingham Lane for use by pedestrians and cyclists only.

He updated members on consultations:

(i) Trowse with Newton Parish Council – approval.

(ii) Kirby Bedon Parish Council – approval.

(iii) County Highways Authority – no objection having been involved in negotiations and the design.

(iv) Norfolk Landscape Archaeology – no comments.

(v) Broads Society – No objection.

(vi) Norwich Cycling Campaign – concerns that road humps will cause problems for cyclists and their needs should be taken into account. 

(vii) Two letters of objection from local residents which questioned the need for the road humps and the need to close off the Old Whitlingham Lane, as well as certain access issues arising from that closure to traffic.

Mr Mitchell was given the opportunity to address the Committee based on the points in a letter sent to the Chairman and Vice-Chairman. He referred to a Department of Transport decision letter of February 1993; concerns over the speed humps which were designed to extend across the width of the road not allowing any gap for cyclists and invalid carriages; the lane being a private road shared by a number of landowners and having easement and property rights; concerns over raised verges and drainage channels; concerns over the reduction in width from 4m to 3.5m and compliance with Department of Transport requirements for lorries and cycles to pass. He referred to Policy TC6 (Local Highway Network) of the Broads Local Plan relating to highway safety, the route’s capacity and amenity and access of any adjoining occupiers.  He requested that the application be deferred to take account of this policy and for a Traffic Impact Assessment.

The Planning Officer explained that Policy TC6 was not relevant in this instance since the improvements and traffic-calming measures were for an existing road which would subsequently be adopted, not for a new road serving new development. He also explained that all properties within the vicinity had been consulted on the proposals.

Members were generally in support of the principles of the 

improvements to Whitlingham Lane. However, concerns were

expressed about the possible reduction in width of the lane to 

ensure servicing of the properties at the end of the lane, and the 

design of the road humps. Given that it was a SUSTRANS route, it

was hoped that the humps could be as user friendly as possible. 

There was concern that there could be conflict between cyclists and

vehicles as well as pedestrians.
There was concern that further details were required on any signage or furniture associated with the proposal as well as precise materials in the surfacing of the road and the speed humps.

It was noted that the route would have to be developed to a high standard to be acceptable to the Highways Authority prior to it being adopted.

Following discussion, it was 

RESOLVED

that the application be refused on the following grounds:

(i)  
that there was insufficient information on the scheme generally;

(ii)
there was insufficient information to demonstrate that there would not be a conflict between cyclists, pedestrians and cars; and

(iii)
the inadequacy of the engineering structure of speed humps to take into account use by cycles;
in order for the proposal to demonstrate that it could be in accordance with Broads Local Plan policies TC7 and TROW1. 

(4)
South Norfolk 07/06/0139/F Left Bank of River Waveney, Long Dam Level, Aldeby (Compartment 24)


Strengthening and roll back of floodbanks, installation of erosion protection, temporary site compound and associated engineering works


Applicant: Environment Agency


The Planning Consultant explained that the main issues to consider were that of the impact on habitat, walking and angling, navigation and boating and highway and amenity considerations. 

Further to the publication of the report a response had been received from the Highways Authority. It had no objection in principle but would require a Section 59 Agreement under the Highways Act to require the applicant to pay for any abnormal wear and tear on the road, and a survey of the existing roads to demonstrate the current condition and therefore assess future wear and tear.

Members were in support of the application as it was considered to represent an appropriate design of development associated with flood defence work in this location.


RESOLVED

that the application be approved subject to no substantive representations/ comments being raised from any remaining outstanding consultees, and subject to conditions (reproduced in full in Appendix 3) addressing the issues set out below: 

· standard time limit condition; 

· amended plans (regarding the position of the site compound / the use of the landfill haul road / regarding of slope of part of permissive footpath);

· permitted development rights removed – piling;

· landscaping/planting;

· timing and signage of the permissive footpath closure;

· archaeological investigation;

· access/delivery routes;

· marking of navigation hazards;

· restoration of site compound after use;

· restoration works/mitigation measures;

· hours of working;

· timing / phasing of works adjacent to (and temporary closure of) mooring;

· details of erosion protection; 

· highway conditions to include the imposition of an agreement under Section 59 of the Highways Act for abnormal wear and tear, and a survey of the existing roads to demonstrate the current condition and assessment of future wear and tear; 

· wheel washing; and

· use of specific routes to access the site.

The following informative be specified on the decision notice   on the planning application:

(i) The permission shall be linked to the Memorandum of Understanding between the Broads Authority and the Environment Agency signed on 25 April 2003.  

The application is considered to meet the requirements of 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 of development associated with flood defence work in this location.

(5) 
South Norfolk 07/06/0331/F Left Bank of River Waveney, Short Dam Level Burgh St Peter/ Aldeby (Compartment 23)

Strengthening and rollback of floodbanks, installation of erosion protection, temporary site compound and associated engineering works

Applicant: Environment Agency

The Planning Consultant explained that similar techniques would be used to those for Compartment 24.  He explained that a large stretch of the riverbank involved was comprised of piling which was in a dilapidated state.  There would not be a loss of moorings but the area where piling was used for informal mooring would be retained. 

He updated members on consultations:

(i)
South Norfolk (Environmental Services Officers) – no objection.

(ii)
Environment Agency – no objection.

(iii)
Highways Authority – no objection  but requested a Section 59 Agreement under the 1980 Highways requiring a survey of the conditions of the roads, all traffic to use the tracks across the site as indicated on the plans.

Members concurred with the officer’s assessment and considered that the proposal represented an appropriate design of development associated with flood defence work in this location.

RESOLVED

that, subject to no substantive representations/comments being received from any outstanding consultees, the planning application is approved, as it is considered to meet the requirements of the Broads Local Plan policies, in particular Policy INF 5 (Broadland Flood Alleviation Strategy) and would not materially conflict with other policies in the plan.  The application would represent an appropriate design of development associated with flood defence work in this location subject to conditions addressing the following:

· standard time limit condition;

· amended plans (resiting site compound);

· permitted development rights – pile removal;

· landscaping/planting;

· archaeological investigation;

· access/delivery routes;

· restoration of site compound after use;

· marking of navigation hazards;

· restoration works/mitigation measures;

· hours of working;

· details of erosion protection; 

· highway requirements including an agreement under Section 59 of the Highways Act 1980 to include a survey of the condition of the road, and all traffic to use the tracks across the site as indicated on the plans; and 

· wheel washing

The following information be specified on the decision notice on the planning permission.

(i)
The permission shall be linked to the Memorandum of Understanding between the Broads Authority and the Environment Agency signed on 25 April 2005.


(6)
North Norfolk 01/06/0139 12 Crabbetts Marsh, Horning


Erection of replacement dwelling


Applicant Mr M Dibben

The Planning Officer explained that the application for a replacement dwelling had a moderately larger footprint than the existing timber thatched chalet. As such it did reflect the character of the area and was in keeping with policy. It was currently used for holiday purposes without any seasonal occupancy restriction. 

Negotiations had taken place to amend the design to incorporate a small reduction in the eaves height.

The Planning Officer further reported that the Environment Agency had agreed to the revised details of the Flood Risk Assessment submitted with the application but this had not yet been confirmed in writing.

It was noted that the Broads Society had expressed concern that the application was not in harmony with the surrounding dwellings and that it could set a precedent.

The Design and Conservation Officer commented that the form and mass of the existing property and that of the proposal were similar.  The proposal would be situated within a large plot. The height had been raised in order to deal with the flood risk issue. There were still parts of the proposal which required further negotiation in relation to the eaves height facing the river as well the materials to be used.  It was suggested that the roofing materials be cedar/natural shingle or thatch or a combination of the two. It was not considered that the application would set a precedent. It was considered that it would be in keeping with the character of the area.

Members were in agreement with the proposal in principle but considered that there should be further negotiations on the design and in particular the roofing materials to be used.

RESOLVED by 5 votes to 1

that delegated authority be given to officers to negotiate further on the design of the eastern elevation and, subject to the Environment Agency formally withdrawing their objection, the application be approved as the proposal would then comply with policies B11, HOR1, H6, INF1 and INF2 of the Broads Local Plan, subject to the imposition of conditions to include:

· restricting occupancy to holiday occupancy only;

· approval of materials, particularly for the roof to be natural shingle or thatch or a combination of both;

· removal of PD rights for extensions, roof lights, curtilage buildings, fences, boardwalk etc.;

· minimum floor levels; and  

· raising the quay heading by no more than 200mm. 

The application is for a replacement dwelling which was currently used for holiday purposes without any season occupancy restriction. Its approval with a holiday only occupancy condition would not change the current land use. 

The scale, design and appearance of the proposed dwelling are acceptable and comply with the Broads design and replacement dwelling policies. 

  
(7) 
Waveney W19652/BA Fen Lane, Beccles Quay


Replacement Footbridge and access walls/path


Applicant:  Waveney District Council

Having declared an interest in the application, Mr Duce took no part in the discussion. 

The Head of Development and Regeneration explained that the drawings submitted with the application illustrated only the principle of the development but were sufficient to enable an assessment to be made for an ‘in principle’ decision equivalent to an outline permission.

In presenting the report she updated members on consultations:

(i)
Beccles Town Council – support. 

(ii)
Broads Society – no objections subject to clearance for navigation.

(iii)
Suffolk Wildlife Trust – no objections.

(iv)
Beccles Society – no comments received.

The Head of Development and Regeneration confirmed that the proposed replacement would preserve the draft and therefore have no adverse impact on navigation.


RESOLVED

that the application be approved as it is considered to meet the requirements of the relevant Adopted Broads Local Plan policies, in particular Policy TR5 (Design of New Bridges) and B11 (High Standard of Design) (the proposal would represent an improvement to the visual appearance and character of the area and the design is considered appropriate to its setting) subject to conditions, including:

· standard three year time limit;

· prior submission and agreement of written details of bridge height, construction; materials, treatment and maintenance;

· prior submission and agreement of details of a scheme and programme for the improvement of the approaches to the bridge; 

· prior submission and agreement of details of piling and ramps to the bridge; and

· timing of works.

103
Application Referred to the Broads Authority for Consultation

Norwich City Council 04/05/01180 Land at 131 – 133 King Street 

24 Apartments; residents fitness suite; retail units and bar/restaurant

Applicant: Ryan Developments

Members endorsed the comments made in the report and agreed that these be forwarded to the City Council as the Authority’s formal response.  

RESOLVED


that Norwich City Council be advised that the Broads Authority:

(i) welcomes the inclusion of a riverside walk and open area adjacent to the river frontage;

(ii) is concerned that the detailed planning submission does not include any assessment of the impact of the building on views of the site from the river and does not include any proposals for the river frontage;  

(iii) objects to the scale, height, massing and density of the development proposals which it is considered will result in a form of development which is out of character with the surrounding area and impacts adversely on views of Dragon Hall from the river; and

(iv) welcomes a scheme which incorporates a mixed-use redevelopment of this site.

104
Decisions made by Officers under Delegated Powers

The Committee received a schedule of decisions made by officers under delegated powers from 17 February 2006 to 16 March 2006.

A member commented that in relation to proposed development in Bungalow Lane, Thorpe, some form of investment opportunities might be welcomed.  However, it was recognised that access to the site with a poor junction on to the main network was very difficult and substantial objections had been received from Network Rail on safety grounds.


RESOLVED


that the report be noted.  

105
Appeals to the Secretary of State: Update

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

The Director of Planning and Development further reported that a decision had been received from the Planning Inspectorate on:

Appeal by Mr and Mrs Sabberton at South Norfolk 07/05/1156 Manor Farm, Dunburgh Road, Geldeston.  

This had been allowed.  A full report would be submitted to the next meeting.

RESOLVED

that the report be noted.  

106
Enforcement Update


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

RESOLVED

that the report be noted. 

107
Date of Next Meeting


It was noted that the next meeting of the Planning Committee would be held on Friday 28 April 2006 at 10.00am at County Hall, Martineau Lane, Norwich.  

The meeting concluded at 12.25pm.

CHAIRMAN











Appendix 1

	Code of Conduct for Members

	

	Declaration of Interests

	

	Committee:  Planning Committee        

	

	Date             31 March 2006

	

	

	Name
	Agenda Item No(s)
	Nature of Interest
	Prejudicial

(

	Mr A Duce
	6
	Waveney W19652BA Beccles Footbridge, adjacent to Fen Lane. (Personal) (Invited by Waveney District to attend site visit)
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