Broads Authority

Planning Committee
Minutes of the meeting held on 26 May 2006

Present:

Dr J M Gray  – in the Chair

	Mrs E A Burrows

Mr C C Durrant

Mr S Dorrington 

Mr A Duce


	Mr A J Gunson

Mr D Thompson  

Mr M Wells


In Attendance:


Ms G Morgan – Director of Planning and Development 

Ms C Smith – Head of Development and Regeneration

Mr M Brown – Planning Officer

Mr M Rooke – Planning Officer, Broadland

Mr P Harris – Planning Officer, Broadland

Mr G Hancox  – Planning Officer, South Norfolk

Mr P Took – Planning Officer, North Norfolk 

Mr C Brown – for the Solicitor

Mr S Shortman – for the Solicitor (for Item 6(i))

Mr C Middleton – Waterways officer

Mrs S A Beckett – Administrative Officer

Members of the Public in Attendance who spoke:

	Mr A Jackson

Mr S Mitchell 

Ms L Webster 

Mr R Beazley


	· Mott Macdonald Design Engineer for Whitlingham Lane

· Objector South Norfolk 07/06/0979 – Whitlingham Lane, Trowse

· Representative for Kirby Bedon Parish Council, Whitlingham Residents

· Applicant Arminghall Trust


119
Apologies and Welcome


Apologies for absence were received from Mr M C Broom.

The Chairman welcomed as observers two new Authority staff - Mark Brown as Planning Officer, and Charlie Middleton, Waterways Officer.

He also welcomed Stuart Shortman (Solicitor to the Council, South Norfolk) who would be advising the Committee in relation to application Broadland 05/05/1649 Wherry Base for the Wherry Yacht Charter Trust.

120
Minutes 

The minutes of the meeting held on 28 April 2006 were confirmed as a correct record and signed by the Chairman.  

121
Declarations of Interest

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

122
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 05/05/1649 The Wherry Base, Barton House, Hartwell Road, Wroxham
Redevelopment of wherry base incorporating replacement storage/workshop buildings, new slipways, alterations to existing buildings, car parking area and temporary maintenance shed 


Applicant: The Trustees of the Wherry Yacht Charter Charitable Trust


(Mr C Brown (Solicitor) left for this item due to a conflict of interest.) Mr S Shortman in attendance for this item.

The Head of Development and Regeneration explained that the application had been reassessed and brought back to the Committee   in order to clarify the decision and provide certainty regarding the policy implications. At the previous meeting, the Committee had been supportive of the application, welcoming the proposed development and improved facilities, which would contribute significantly to the experience of the Broads. The Committee had recognised the concerns relating to any additional intensification of development on the site but by linking the permission to Barton House as recommended, had felt that this could prejudice the Trust in the future.  

Officers had originally assessed the application on the basis of the operation being in association with Barton House.  There was concern that by granting permission without some link to the house or personal condition there could, in future, be an intensification of use for a commercial boatyard in a predominantly residential area unsuitable for such a use.  Even the condition to restrict the use of the site to the storage, maintenance and sailing of historic craft would not prevent an alternative operator from intensifying the use.

Some members considered that the decision made at the previous meeting, with the restriction to historic craft, should be sufficient.

The Solicitor advised that the condition restricting activities to historic sailing craft would not necessarily protect residential amenity from any intensification of activity on the site carried out by another (as yet unknown) operator. To permit an unrestricted boatyard would conflict with Broads Local Plan policies. The imposition of a personal condition limited to use by the Wherry Yacht Charter Charitable Trust would be more likely to be capable of safeguarding the use of the site and thereby protect the residential amenity of the adjacent area. Any use by another operator would require a fresh planning application containing whatever proposals might be involved and would be assessed on its merits. 
The Chairman concluded that in the interests of the amenities of the other residents as well as the Authority’s policies for the area, the proposed additional condition would be appropriate.
RESOLVED
by 5 votes to 3

that the application be approved as set out in the recommendation schedule with the additional condition:

“that permission hereby granted shall enure  for the benefit of the Wherry Yacht Charter Trust and when the premises cease to be occupied by the Wherry Yacht Charter Trust, the use hereby permitted shall cease and all buildings, boats, materials and equipment brought onto the premises in connection with the use shall be removed.”

as the proposal represents an acceptable form of development which accords with policies EMP1, TR19, B11, TC8, INF1 and INF2 of the adopted Broads Local Plan 1997.

(2)
Broadland  05/06/0317/62 Riverside, Reedham


Erection of Replacement Dwelling

Applicant: Nethergate Developments Ltd

The Planning Officer explained that the application was before the Committee due to concerns and objections received from the Parish Council and a neighbour.  A previous application for two dwellings had been withdrawn.  The design of the one replacement dwelling was a contemporary approach, which picked up the vernacular of properties within the area. Negotiations had been undertaken with the Design and Conservation Officer and amendments had been made accordingly.

Although concerns had been expressed about insufficient car parking and turning space, the Highways Authority did not wish to object as the proposal would not be an increase in activity from the property.

Members expressed concerns about the stability of the banks to the immediate rear of the property adjoining the neighbours and the strength of the retaining walls. A condition concerning structural details had been included.  It was recognised that this would be a matter for Building Regulations and members wished to ensure that this would be covered.

Members considered that this was an important site within Reedham and, although different in style from the existing property, would be an enhancement and attractive addition to the area.

RESOLVED

that the application be approved subject to conditions (as set out in the schedule attached to these minutes) subject to the Building Control Officer being made aware of the Committee’s concerns,  as the proposals represent an acceptable form of development, which accords with policies H1, C11, B11 and TC8 of the adopted Broads Local Plan 1997.
(3) 
Broadland 05/2206/0315 10 Norwich Road Wroxham


Demolition and Erection of Replacement Laundrette and Betting Shop

Applicant: A Bunney

The Planning Officer explained that the proposal in its amended form involved the replacement of two buildings with one on the same footprint. The proposed design and use of materials were now acceptable and would help to tidy up this area. Light weight materials had been suggested due to the nature of the site, the details of which would be finalised by officers. The proposal was not considered to be a detriment to the amenities of local residents.

The application had been brought before Committee due to the concerns raised about the limited number of parking spaces to be provided as they were considered to be insufficient to serve two business uses. However, the Highways Authority was only prepared to allow three spaces as there was concern that too many could cause a traffic hazard adjacent to a primary route. The use of the car park on the opposite side of the road was to be encouraged.  

Members expressed concerns about parking being un-restricted in the vicinity and suggested that the double yellow lines should be extended on the corner.

The Committee expressed concerns about signs to advertise the facilities and that there should not be a proliferation of unnecessary signs within Wroxham.  It was considered that signage should be appropriate to a national park and in accordance with Broads Local Plan Policy WH4.  An additional condition relating to signage was requested.

The proposals in their amended form represented an acceptable form of development in accordance with policies B11, TC4, TC8, INF1, INF2 and INF8 of the Broads Local Plan 1997.

RESOLVED

that the proposals in their amended form be approved subject to conditions, with an additional condition relating to signage and a request to the Highways Authority that the parking restrictions be extended, as set out in the schedule attached to the minutes.

(4) 
North Norfolk 01/2006/0384 Dyke End, Mill Road, Stalham

Erection of holiday chalet 

Applicant: Mr A Cook

The Planning Officer explained that the application for the holiday chalet was on the same footprint as the floor slab and foundations of the boatshed building for which planning permission had been granted. The application was in accordance with the policies of the Local Plan, the design being an improvement on that of the boatshed and appropriate to the Stalham Staithe Conservation Area.

The Planning Officer reported that two further letters of objection had been received relating to concerns about an increase in traffic and an intensification of the use of the site due to the increased activity. This 

needed to be balanced against the encouragement of tourism and maintaining the character of the area. There were also concerns about sewage but these had been addressed.

The prime concern related to the Flood Risk Assessment.  Additional information had been submitted to the Environment Agency, although an official response was awaited.

Members considered that the proposal would help to tidy up the site but also felt that there should be a landscaping condition in order to safeguard the nature of the site.   



RESOLVED

that the application be conditionally approved subject to the removal of the Environment Agency objection, (as set out in the schedule to these minutes)/ with the addition of a landscaping condition as it was considered that the proposal was in accordance with Broads Local Plan 1997 policies, and in particular met the requirements of  TRA11, B7 and B11.


(5)
South Norfolk 07/2006/0979/F Whitlingham Lane, Trowse

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



Applicant: Trustees of the Arminghall Settlement 

Mr Gunson, having declared an interest in this item as a member of the Whitlingham Charitable Trust took no part in the discussion or decision on this item.

The Planning Officer explained that when the application had been considered on 31 March 2006, members had been concerned about  the lack of information and the width of the lane.  It was clarified that there was no intention to reduce the width of the lane.  There were verges on either side of the lane that had been used by traffic as parking areas and for passing which might have given the impression that the existing width of the lane was greater than that proposed. The proposed improvements would include passing bays and there would be a speed restriction along the whole of the lane of 20mph. In addition, the original part of the lane to the western end, past the remains of Trowse Newton Hall, would be closed to cars other than disabled visitors accessing the outdoor centre, and would be specifically for pedestrians and cycles. The improvements conformed to traffic safety standards.

The Engineer from Mott Macdonald, on behalf of the applicant, explained the details of the scheme emphasising that the verges would be reinstated by raising with earth and grassing. The details had been discussed at length with the safety audit team. The basis of the design was to enhance the use of the lane and minimise car parking along it.  The Emergency Services had also been consulted and were satisfied.

Mr Mitchell was given the opportunity to address the Committee, having circulated a letter reaffirming his previous concerns and setting out additional grounds of objection.  In particular he was concerned about the reduction in the useable width of the lane and the possible safety hazard.  He was concerned that the design did not consider local businesses at the far end of the lane, local residents and specialist groups such as cyclists and therefore the wider public interest other than the Country Park. He was concerned that the proposal would be contrary to Broads Policies TC6 and TC7.

Ms Webster was given the opportunity to address the Committee on behalf of Kirby Bedon Parish Council and the local residents. It was not considered that the width was being reduced. The local residents were particularly concerned about the dilapidated state of the existing lane with its potholes, which not only caused a safety hazard but also imposed wear and tear on the vehicles using the lane.  It was a beautiful area not just for local residents but visitors to the Country Park and an improved safe access with the speed restrictions was of importance and to be welcomed.  She urged the Committee to approve the application.

Mr Beazley spoke in support of the application on behalf of the applicant. He apologised that there had been insufficient information for members with the previous application but hoped that matters had now been clarified.  He explained that the aim of the Whitlingham Charitable Trust was to provide safe access within the park for the 200,000 visitors and local residents and to encourage people to park in the car park and not use the smaller lane.  The width of the lane was 3.5 m. It was not intended to reduce this although there may be stretches that had been widened informally due to parking on the verges. The Highways Authority had been involved in preparing the scheme.

He emphasised that this was a voluntary application by the Arminghall Trust and Lafarge was funding the scheme. Most local people were supportive.   Once the improvements were completed, the lane would be adopted by the Highways Authority, and with its help, it was hoped that the Whitlingham Charitable Trust would be able to resolve the car parking issues.

It was noted that when there were special events, other parking facilities were made available.

The Planning Officer gave an update of the consultation responses to the current application: 

· 6 letters of objection; 

· 11 letters in support from local residents; 

· no response from District members.

Although there were still some concerns relating to cyclists, it was considered that the revised proposal had generally taken on board the comments of local residents in the area who, along with the visitors to the Country Park and visitor centre, would benefit from a much safer   improved road surface with reduced traffic speeds.   It would improve the enjoyment of the area by all users and would not harm the amenities of the neighbouring properties.

RESOLVED unanimously

that delegated authority be given to officers to approve the application as it is considered to be in accordance with Policies TC7 (Road Management) and TROW1 (Whitlingham Country Park) of the Broads Local Plan 1997 subject to no planning objections raising new objections being received before the expiration of the consultation period (as set out in the schedule to these minutes).

123
     Development Control: Proposed Delegation to Norwich City Council

Pedestrian Bridge over the River Wensum linking to Riverside Walk from  Fye Bridge to Prince of Wales Road.

The Committee received a report on the proposals for redevelopment of the former Jarrolds site off Barrack Street and the request to delegate to Norwich City Council determination of an application for a new pedestrian bridge over the River Wensum.  The bridge would link the development with the Riverside Walk, running from Fye Bridge to the Prince of Wales Road, close to Cow Tower.  It was proposed that the application be delegated subject to the Authority being consulted on the design and construction details to ensure that it met the requirements of navigation and visual acceptability.
The Head of Development and Regeneration explained that the application had not yet been submitted.  The developer hoped that all the proposals could be dealt with in one comprehensive application.  The precise location of the bridge would depend on the other aspects of the redevelopment proposals. The decision of the Committee would determine the nature of the applications.

Members were reluctant to delegate the determination of the application, particularly at this stage when no application had been submitted.  On the basis of past experience, the Committee was concerned that the Authority’s interests would not be taken into account or given the weight thought appropriate.

RESOLVED

(i)
that the Authority retain control of determination over an application for the design and construction details of the bridge over the River Wensum linking development of the Barrack Street site with the Riverside Walk; and

(ii)
that the developer and Norwich City Council be informed accordingly.

124
Conservation Area Designation and Appraisal of Existing Areas Update:


Stokesby with Herringby and Belaugh Conservation Areas.

The Committee received a report on the progress concerning the detailed assessment of the suitability for designation of Stokesby with Herringby and the appraisal of the existing Conservation Area at Belaugh.  The Director of Planning and Development suggested that prior to a report coming back to Committee on the consultation, the Committee should have the opportunity to visit the sites of both proposed Conservation Areas.

Members welcomed the report.

RESOLVED

(i) 
that there be a public consultation on the designation of the Stokesby with Herringby Conservation Area designation and the Belaugh Conservation Area appraisal;
(ii) 
that the detailed assessment work is noted and that a further report summarising the comments from the public consultation exercise be brought before members and a decision made regarding the formal designation of a new Conservation Area, boundary and management proposals at Stokesby with Herringby and the publication of an appraisal, revised boundary and management proposals for the Belaugh Conservation Area;
(iii)
identification of potential new designations and re-appraisal of existing Conservation Areas be continued; and

(iv)
that members be given the opportunity to have a site inspection following the consultation period and prior to consideration of the formal designation of the new Conservation areas at Stokesby with Herringby and Belaugh.
125
Decisions made by Officers under Delegated Powers

The Committee received a schedule of decisions made by officers under delegated powers from 11 April 2006 to 11 May 2006.


RESOLVED


that the report be noted.  

126
Comments on Appeal Decision by Planning Inspectorate: Mr and Mrs P Sabberton, Manor Barn, Dunburgh Road, Geldeston

The Committee received a report on the response from the Planning Inspectorate relating to the Authority‘s disappointment on the appeal decision for a dormer window and rooflights in an existing carport/garage at Manor Barn, Geldeston.

Members noted that the response had been brief and disappointing.

Although the specialist character of the area was emphasised when appeal statements were submitted, it was considered that in future, officers may need to be more explicit.

A member commented that at a previous RTPI Planning School conference, delegates had been given to understand that there was a team of Inspectors who would be dealing specifically with national park appeals.  The Director of Planning and Development commented that at a meeting of the Heads of Planning of the national park authorities with the Planning Inspectorate in 2005, there had been an understanding that planning inspectors would be given training on the specialist nature of national parks.

RESOLVED 

that the report be noted and that clarification be sought from the Planning Inspectorate as to whether planning inspectors had specialist training for appeals which fell within a national park area.

127
Appeals to the Secretary of State: Update

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

RESOLVED

that the report be noted.

128
Enforcement Update


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

.
A member referred to unauthorised development in the Great Yarmouth area relating to Cart Farm, Stokesby and Mautby Stables.  The Head of Development and Regeneration reported that complaints had been received and these had been duly investigated.  Planning applications had since been received and reports would be submitted to the Planning Committee for consideration and determination.

RESOLVED

that the report be noted. 

129
Circular 28/83: Publication by Local Authorities of Information about the Handling of Planning Applications: Statistics for the Quarter ending 31 March 2006


The Committee received a report which set out the development control statistics for the quarter ending 31 March 2006.

Members welcomed the improvements and thanked the officers concerned.


RESOLVED


that the report be noted.

130
Circular 28/83: Publication by Local Authorities of Information about the Handling of Planning Applications: Annual Statistics for the period April 2005 – March 2006


The Committee received a report which set out the development control statistics for the period April 2005 to March 2006.


RESOLVED


that the report be noted.

131
Date of Next Meeting


It was noted that the next meeting of the Planning Committee would be held on Friday 23 June  2006 at 10.00am at County Hall, Martineau Lane, Norwich.  

The meeting concluded at 12.20 pm.

CHAIRMAN











APPENDIX 1

	Code of Conduct for Members

	

	Declaration of Interests

	

	Committee:  Planning Committee

	

	Date             26 May 2006

	

	

	Name
	Agenda Item No(s)
	Nature of Interest
	Prejudicial

(

	Mr S Dorrington


	
	Toll payer


	

	Mr A J Gunson
	(6)
	Application South Norfolk 07/06/0979 Whitlingham Lane, Trowse. Trustee for Whitlingham Charitable Trust
	(









APPENDIX 2

Decisions on Planning Applications considered by the Planning Committee

on 26 May 2006

	District / Ref No /

Parish


	Situation
	Applicant
	Proposal

	BROADLAND

05/05/1649

WROXHAM
	The Wherry Base, Barton House, Hartwell Road
	The Trustees of the Wherry Yacht Charter Trust
	Redevelopment of Wherry Base Incorporating Replacement Storage/Workshop Buiildings, New Shipways, Alterations to Existing Buildings, Car Parking Area and Temporary Maintenance Shed

	Decision

Approved as the proposals represent an acceptable form of development which accords with Policies EMP1, TR19, B11, TC8, INF1 and INF2 of the adopted Broads Local Plan, subject to the following conditions:

· standard time limit;

· prior to the commencement of development details are to be submitted to and approved by the Local Planning Authority to show the line and construction details for footpaths/kerbs/bicycle stands etc;

· prior to the commencement of development all existing trees, shrubs and other natural features to be retained shall be fully safeguarded during the course of the site works in accordance with the requirements of BS5837:2005 Trees in relation to construction; 

· prior to the commencement of development a scheme for the provision and implementation of flood proofing measures up to a level of 1.4m AOD shall be submitted to and agreed in writing with the Local Planning Authority;

· a flood evacuation plan shall be submitted to and agreed in writing with the Local Planning Authority;

· flood warning notices shall be erected in numbers and positions and with wording to be agreed with the Local Planning Authority;

· hours of operation to be agreed with the Local Planning Authority;

· dates when the temporary structure is to be erected and installed in each calendar year to be agreed with the Local Planning Authority;

· the site is to be used for the storage, maintenance and sailing of historic sailing craft only;

· that permission hereby granted shall enure for the benefit of the Wherry Yacht Charter Trust and when the premises cease to be occupied by the Wherry Yacht Charter Trust, the use hereby permitted shall cease and all buildings, boats, materials and equipment brought onto the premises in connection with the use shall be removed; and

· the buildings hereby approved shall not be used for retail sales.


	District / Ref No /

Parish


	Situation
	Applicant
	Proposal

	BROADLAND

05/06/0317

REEDHAM
	62 Riverside
	Nethergate Developments Ltd
	Erection of replacement dwelling

	Decision

Approved, as the proposal represents an acceptable form of development in accordance with Policies H1, C11, B11 and TC8 of the adopted Broads Local Plan 1997 subject to the following conditions:

· standard time limit;

· plans as submitted and amended;

· details of the external materials to be submitted and agreed;

· material resulting from the demolition of the garage to be removed;

· tree protection measures to be installed during the construction period;

· removal of permitted development rights for further windows at first floor level/openings to the roof; 

· prior to the commencement of development details of the drainage runs, soakaways etc. and the retaining walls are to be submitted and agreed; and

· landscaping details including maintenance and replacement to be submitted and agreed prior to commencement.

Officers to ensure that the Building Control Officer covers details of retaining structure and land slippage through Building Regulations submission.


	District / Ref No /

Parish


	Situation
	Applicant
	Proposal

	BROADLAND

05/06/0315

WROXHAM
	10 Norwich Road
	Mr A Bunney
	Demolition and Erection of Replacement Launderette and Betting Shop

	Decision

Approved as the proposals in their amended form represent an acceptable form of development, which accord with Policies B11, TC4, TC8, INF1, INF2 and INF8 of the adopted Broads Local Plan 1997, subject to the following conditions:

· standard time limit;

· works to be undertaken in accordance with amended plan received 20 April 2006;

· materials and colour samples to be submitted and agreed with Local Planning Authority;

· existing buildings to be demolished and all debris removed;

· hard and soft landscaping details to be submitted and agreed;

· the development shall be constructed with a minimum finished floor level of 1.55mAOD;

· the development shall be constructed with a minimum underside floor level of 1.45mAOD;

· prior to the commencement of development a scheme for the provision and implementation of a method to prevent the void beneath the building being used for storage purposes or to trap debris which would impede the flow of flood waters;

· prior to the commencement of development a scheme for the provision and implementation of flood proofing measures to a minimum level of 1.6mAOD shall be submitted to and agreed by the Local Planning Authority;

· the details of a flood evacuation plan shall be submitted to and agreed by the Local Planning Authority;

· flood warning notices shall be erected in numbers, positions and with wording to be agreed by the Local Planning Authority; and

· prior to commencement of development, details of signage to be submitted and agreed, and the development to be undertaken in accordance with the approved details.

Officers to inform the Highways Authority that the Broads Authority is concerned about parking being restricted in the vicinity and requested that double yellow lines be extended on the corner.


	District / Ref No /

Parish


	Situation
	Applicant
	Proposal

	NORTH NORFOLK 

01/06/0384

STALHAM
	Dyke End, Mill Road
	Mr A Cook
	Erection of holiday chalet

	Decision

Subject to the removal of the Environment Agency objection, the application to be approved, as the proposal is in accordance with the relevant Broads Local Plan 1997 policies particularly the requirements of TRA11, B7 and B11, subject to the following conditions:

· standard time limit;

· works to be in accordance with plans as submitted;

· the chalet shall be occupied as holiday hire accommodation only;

· access and parking laid out prior to occupation;

· the removal of all permitted development rights;

· any conditions required by the Environment Agency; and

· removal of caravans and agreed outbulidings on the site prior to development;

· landscaping condition.



	District / Ref No /

Parish


	Situation
	Applicant
	Proposal

	SOUTH NORFOLK

07/06/0979

TROWSE
	Whitlingham Lane
	Trustees of the Arminghall Settlement
	Repair and upgrade of Whitlingham Lane including traffic calming and 20mph zone

	Decision

Delegated authority to officers to approve the application as it is considered to be in accordance with Policies TC7 (Road Management) and TROW1(Whitlingham Country Park) of the Broads Local Plan 1997, subject to no planning objections raising new issues being received from consultees before the expiration of the consultation period.

Reason for Decision

The revised proposal has taken on board the comments of local residents in the area who, along with visitors to the Country Park and visitors centre, will benefit from a much improved road surface and reduced traffic speeds. It will improve the enjoyment of the area by all users and will not harm the amenities of neighbouring properties.
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