Broads Authority

Planning Committee 

Minutes of the meeting held on 22 May 2009
Present:

Ms C Sheridan – in the Chair

	Mr M C Broom

Mrs E A Burrows
Mr A Duce

Dr J M Gray

	Dr J S Johnson 

Mr A S Mallett

Mr J Sharpe




In Attendance:


Mrs S A Beckett – Administrative Officer 
Mr J Clements – Planning Policy Officer

Mr A Fillmore – Planning Officer
Miss M Hammond – Planning Assistant 

Mr B Hogg – Head of Cultural Heritage and Design

Ms S Jenkinson – Legal Services, Norfolk County Council

Mrs A Long – Director of Planning and Strategy

Ms C Smith – Head of Development and Regeneration

Miss K Wood – Planning Assistant

Members of the public in attendance who spoke:

	BA/2009/0096/FUL 3 Marsh Road, Tunstall 

Resubmission of BA/2008/0321/FUL Retrospective

	Mr B Iles
	Local District Ward Member for Halvergate and Tunstall on behalf of applicant, Mr Ramsden

	
	

	BA/2009/0058FUL Ferry Boatyard, Ferrygate Lane, Martham

	Mr Gill
	Applicant

	
	

	BA/2008/0265/FUL 26 Riverside, Martham

	Mr I Curtis
	Applicant

	Mr M Cater
	Agent for Applicant

	
	

	BA/2009./0092/FUL and  BA/2009./0093/FUL Green Valley Farm, Low Road, Mettingham, Bungay  

	Mr Raven
	The Applicant


9/1
Welcome and Apologies for Absence 
The Chairman welcomed everyone to the meeting and introduced members and officers.
Apologies for absence were received from Mr C Gould, Mr S Dorrington and Mr A J Gunson

9/2
To note whether any items have been proposed as matters of urgent business


No items of urgent business were proposed.
9/3
Declarations of Interest
Members expressed declarations of interest as set out in Appendix 1 to these minutes. 

9/4
Minutes 
The minutes of the meeting held on 1 May 2009 were confirmed as a correct record and signed by the Chairman. 

9/5
Points of Information arising from the Minutes


There were no points of information arising from the minutes.
9/6
Chairman’s Announcements and Introduction to Public Speaking

(1)  
Fire Regulations

The Chairman gave notice of the Fire Regulations.


(2)
Mr David Thompson and Mr Brian Morrey
The Chairman announced that Mr Thompson would no longer be a member of the Broads Authority having served on it for nine years. Members expressed appreciation for his contribution to the Planning Committee and agreed that a letter of thanks be forwarded to him.

The Chairman announced that Mr Morrey was no longer a member of the Broads Authority having found it difficult to attend meetings. 

(2) 
Public Speaking 
The Chairman reminded everyone that the scheme for public speaking was in operation for consideration of planning applications, in accordance with the Authority’s Code of Conduct for Members and Officers. 
9/7 
Requests to Defer Applications included in this Agenda
It was noted that no formal requests for a deferral had been received.
9/8
Applications for Planning Permission

The Committee considered applications submitted under the Town and Country Planning Act 1990 as amended, 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 further matters of information, or detailed matters of policy not already covered in the officers’ reports, and which were given additional attention.
(1)
BA/2009/ 0063/FUL Carousel, Broad Lane, Filby

Proposed extensions to dwelling and erection of new garage (resubmission of BA/2008/0385/FUL)

Applicant: Mr Michael Laxton
The Planning Officer explained that the application was before members as the local ward member had requested it be considered by the Committee.  He had since recommended that the application be approved. 
Members gave careful consideration to the application. It was noted that the extension would be large but that the plot on which the dwelling was located was also extensive. It was also noted that the stepping of the roof line reduced the impression of mass and the materials would be in keeping with the present dwelling. In conclusion members considered the proposed scheme to be an appropriate form and design.
RESOLVED unanimously

that the application be approved subject to conditions as the proposal is considered to be in accordance with saved Policies H11, B11 and C11 of the Broads Local Plan and Policy CS1 of the adopted Core Strategy as set out in the schedule to these Minutes at Appendix 2.


(2)
BA/2009/0096/FUL 3 Marsh Road, Tunstall 

Resubmission of BA/2008/0321/FUL Retrospective application for the construction of a dormer window in rear roof line




Applicant:  Mr D Phillips

The Planning Officer reminded members that following erroneous advice from Broadland District Council due to a misunderstanding over the boundary of the LPA, the applicant had constructed a dormer window without planning permission.  Subsequently the Authority’s Planning Committee had refused a planning application in December 2008 and requested that officers work with the applicant to achieve an appropriate solution.  The resulting amended proposal following negotiations, included alterations to reduce the size and take the dormer window below the ridge line thus addressing the issues of mass and bulk and concerns regarding design and the impact on the character of the dwelling, row of terrace cottages and wider Conservation Area. 
Since writing the report, a further letter of objection had been received citing similar objections to those documented in the report in that the development was unsympathetic and out of keeping with the dwelling and the area.
Mr Iles, the District Ward Member, was given the opportunity to address the Committee explaining that he was providing a statement on behalf of the applicants. The applicants had insisted that they had acted in good faith on the advice received initially from Broadland District Council. They had adopted a compliance based approach to create additional space that took account of insulation, fire safety, sustainability, would have environmental benefits and with a design that would be sympathetic to the surrounding area. In response to the objectors’ claim that the alterations had caused structural damage, this was refuted and the applicants stated they had complied with and been monitored by building regulation officers. The building was not listed and they had made considerable efforts to cooperate with all the authorities and in particular the Broads Authority.
Members considered that the proposed amendment to the dormer window was an improvement and the applicants’ efforts to address the concerns of the Authority regarding design and the impact on the character of the dwelling, row of neighbouring cottages and Conservation Area were acknowledged. It was considered that the impact on the Conservation Area in general would be neutral. It was also considered that the question of overlooking was not sufficiently significant as to warrant a refusal.  On balance it was considered that the amended design was acceptable.
RESOLVED unanimously
that the application be approved as the dormer window is of an acceptable design and form which does not detract from the character of the dwelling, group of properties and Conservation Area and is considered to conform to the saved adopted Broads Local Plan policies B9, B11, H11 as well as adopted Core Strategy DPD Policies CS1 and CS5.

(3)
BA/2009/0058FUL Ferry Boatyard, Ferrygate Lane, Martham
Proposed workshop and three holiday apartments and private treatment plant

Applicant: Martham Ferry Partnership

The Planning Officer explained that the proposed scheme was identical to that of an unimplemented scheme granted permission in 2004 due to expire in October 2009, in terms of footprint, siting and mass. The notable differences related to design, the details of which were explained. Since the report had been written comments had been received from the Broads Society, circulated at the meeting, objecting to the application on the grounds that a two storey structure would be an intrusion on the wide, open landscape of the Upper Thurne Valley.  They also referred to special circumstances of the previous application and provision for disabled. However, the Planning Officer confirmed that there was no requirement to have disabled facilities on site with the 2004 application or permission.
The Planning Officer also referred to the most notable objections from the Environment Agency in terms of flood risk, given that the area fell within Flood Risk Zones 3a and 3b, and contamination. He emphasised that a number of consents already existed but that this application would provide an opportunity to impose a number of conditions to alleviate these concerns. In the light of outstanding consultations, it was recommended that officers be delegated to approve the application subject to receipt of comments and possible inclusion of conditions from the Highways Authority in particular.
Mr Gill, the applicant, was given the opportunity to address the Committee explaining that on acquiring the site with the existing permissions they had wished to improve on the design, particularly for operational reasons. They had worked with the Authority to achieve this. He emphasised that the intention was for the units to be used for holiday lets. In order to progress the business, it was important to have a decision as to the permission on which to proceed.
The Planning Officer confirmed that the Environment Agency was aware of the history of the application. The Head of Development and Regeneration emphasised that officers were very mindful of the importance of the Environment Agency‘s role and advice and were not recommending approval contrary to their objection lightly. The Authority also had to take account of other circumstances. Buildings had existed on the site. She confirmed that the proposal was in accordance with the Authority’s Supplementary Planning Document on Development and Flood Risk adopted in September 2008.  It was considered that the recommendation was sound.
In general members considered that the design was an improvement on that for which planning permission had been permitted, particularly for a working boatyard.  It was therefore considered acceptable subject to conditions.
RESOLVED by 6 votes with one abstention 
that authority be delegated to officers to approve the application subject to outstanding consultations being received particularly from the Highways Authority and subject to conditions including further conditions suggested by the Highways Authority, as set out in the schedule at Appendix 2 to these minutes, as on balance it was considered to be an acceptable form of development in accordance with the Authority’s adopted Policies  B11, EMP5 and INF1 of the Broads Local Plan and Policies CS1, CS7 and CS9 of the adopted Core Strategy DPD as well as Planning Policy Statement 25 and the adopted Broads SPD: Development and Flood Risk.


(4)
BA/2008/0265/FUL 26 Riverside, Martham
Replacement of 6 Houseboats with 5 Holiday Cottages
Applicant: Martham Boatbuilding Company
The Planning Officer reminded members that the application had originally been considered at the Planning Committee meeting in October 2008 when delegated approval had been given subject to any outstanding issues and the completion of a Section 106 Legal Agreement to achieve the removal of the houseboats from the mooring plots once the development took place. Negotiations had taken place with the relevant parties and design changes made. However, there were complications regarding the Legal Agreement as the Environment Agency as freehold landowner was not prepared to sign the agreement, given their stance opposing the principle of the development, although it was prepared to grant landowner consent for the development to take place. Following legal advice as documented in the report, it was recommended that appropriate conditions be imposed to achieve the same outcome. 

It was confirmed that the application had been tested against the Authority’s policies within the Supplementary Planning Document on flood defence approved by the Authority in September 2008.

The Planning Officer explained that since the original application was submitted, a further houseboat had been discovered on the site.  The number of holiday cottages to replace the six would remain as five. 
Mr Cater, agent for the applicant, was given the opportunity to address the Committee. He assured the Authority that the applicant wished to remove the houseboats, would ensure that each was removed at each stage of the development and was prepared to comply with a suitable condition. He confirmed that once removed from the site the houseboats would be destroyed.
Members considered that the application slightly amended would improve the general appearance and facilities offered within the Broads area providing a more attractive enhanced perspective. It was noted that in effect some of the objections were irrelevant since the Committee had in principle accepted and approved the scheme. It was recognised that they were being requested to authorise the implementation of a previous decision by an alternative method. The Committee supported the scheme provided the Section 106 Agreement could be translated into enforceable conditions. 
A member expressed some concern that although it was important to improve the outlook of the area, the Environment Agency was obliged to consider its remit for flood defence.

RESOLVED by 6 votes with one abstention
that the application be approved subject to conditions with a possible rewording to ensure the removal of the houseboats before the replacement with the holiday residential holiday units, as set out in the schedule at Appendix 2 to these minutes as the proposal is considered to conform to saved Broads Local Plan Policies B11and INF1 and adopted Broads Core Strategy Policies CS1, CS9, CS12 and CS20.

(5)
BA/2009./0092/FUL Green Valley Farm, Low Road, Mettingham, Bungay

Demolish existing milking parlour and erect cattle shed

(6)
BA/2009./0093/FUL Green Valley Farm, Low Road, Mettingham, Bungay  

Demolish existing buildings and erect storage building


Applicant: Raven Brothers
In presenting the two applications for the same site, the Planning Assistant referred to the two additional letters circulated from the neighbour at White House Farm, Low Road, Mettingham expressing concerns about the detrimental effect that the new buildings would have on the area.  She explained that the plans had been amended.
Mr Raven was given the opportunity to address the Committee explaining that as the third generation on the farm, it was now hoped to move forward and progress the business. The aim was to replace the existing buildings, now damaged beyond repair, to bring them up to date and in keeping with government regulations as well as try and alleviate the noise and impact on the neighbours. The aim was to move the main operation to the back of the farm and to have direct access to the ESA grazing marsh. Alternative locations had been examined but that which was proposed was the most appropriate and did not interfere with the floodplain. He confirmed that a landscaping scheme would be provided.
Members considered that, as a working farm, the proposals would help to improve the farm operations and the safety of the highway as well as reduce the visual and noise disturbance to the neighbour. With regard to the impact on the Grade 2 listed building, the farming operation had already been established and the impact of the new buildings would be no greater than the existing since it was a replacement.  Members therefore considered that the proposals would not significantly adversely affect the neighbouring amenity nor the character of the area. 
RESOLVED unanimously


that the applications be approved subject to conditions as set out in the schedule at Appendix 2 to these minutes as the proposals are in accordance with adopted Policies C16 and B11 of the Broads Local Plan.
9/9
Local Development Framework Update: Development Policies Development Plan Document (DPD)

The Committee received a report setting out the latest situation concerning the progress of the Development Policies Development Plan Document and Proposals Map as part of the Local Development Framework (LDF). It was noted that during 2008 the Government had produced new regulations and revised national policy changing the requirements and expectations of the LDF preparation including changes in consultation requirements and to the Tests of Soundness to be applied when the Development Policies DPD was submitted for examination in public. As a result of this, it was noted that there was still a significant amount of work to be done prior to the documentation being submitted to the Secretary of State and therefore the original timetable for submission of April 2009 had not been possible. 
Members concurred that the aim was to provide a set of development control policies that will be founded on robust and credible evidence, be practical and fit for the Authority’s development control team and Planning Committee to use and implement and appropriately manage development within the Broads, as well as be considered sound by the Planning Inspectorate. 

RESOLVED unanimously 

that the report be noted and the revised timetable agreed.
9/10
Consultation by Broadland District Council on Proposed Development Plan Documents (DPD)


The Committee received a report on the proposed consultation response relating to the documents prepared by Broadland District Council on its proposed Development Plan Documents (DPDs) relating to: (i) major development expansion north and east of Norwich (The Growth Triangle Area Action Plan); (ii) a range of potential development sites across the District (The Site Allocations Development Plan Document); together with (iii) a sustainability appraisal framework scoping report relating to the first two documents (The Sustainability Appraisal Scoping Report).  The comments proposed for the Thorpe area referring to the Authority’s boundary were also noted.

It was noted that this was the first stage in the consultation process by Broadland District Council and that the Authority would be consulted again once the District had firmed up on details and policies.


The Committee endorsed the responses proposed including those relating to Thorpe. In particular members commented that:
· there was a need for the boundary of areas to be properly demarcated in order to reflect the planning system and the relevant Local Planning Authorities, and specifically the Broads Authority’s area and the boundaries of the Halvergate as well as other Conservation areas;
· reference should be made to the impact of any development on biodiversity;
· reference should be made to the impact and pressure of any possible development on water quality and drainage systems and SUDS (Sustainable Urban Drainage Systems);
· there would be an impact on the Water Quality and reference should be made to the wetland nature of the Broads in general;
· there would be an impact of any development on social issues i.e. vehicle movements, infrastructure, services and transport network and public transport provision and these needed to be taken into account.
Comments in relation to sustainability of the locations would need to be reworded to reflect the responsibility of the District to consider this aspect. 

RESOLVED


that the responses to the consultation documents from Broadland District Council as set out in Appendix 1 to the report be endorsed and approved subject to the inclusion of further points raised by the Committee and minor amendments to some of the wording for forwarding to Broadland District Council. 
9/11
Any Other Items of Business

There were no items of urgent business to be discussed.
9/12
Decisions Made by Officers under Delegated Powers
The Committee received a schedule of decisions made by officers under delegated powers from 20 April 2009 to 12 May 2009.
RESOLVED


that the report be noted. 

9/13
Appeals to the Secretary of State: Update

The Committee received a table showing the position regarding appeals against the Authority since January 2009 as set out in Appendix 1 to the report. It was further reported that the appeal relating to a proposal for a new mooring by Mr and Mrs Storey, on land adjacent to Station Cottages, Haddiscoe had been dismissed. A full report would be submitted to the next meeting.
RESOLVED

that the report be noted.
9/14
Enforcement Update


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

Members requested a report for information on the land at Cotman Meadow, Postwick. 


RESOLVED

that the report be noted. 

9/15
Consultation Documents Update
The Committee received a report together with a schedule of Consultation Documents received by the Authority since 1 March 2009. It indicated when the documents were received, the due response date, the level of the response, whether officer or committee, and when the response was sent. The Planning Policy Officer confirmed that in future the nature of the response would be included.
RESOLVED

that the report be noted.
 9/16
Date of Next Meeting


It was noted that the next meeting of the Planning Committee would be held on Friday 19 June 2009 at 10.00am at Dragonfly House, 2 Gilders Way, Norwich.  
The meeting concluded at 13.00 pm

CHAIRMAN








APPENDIX 1

	Code of Conduct for Members

	

	Declaration of Interests

	

	Committee:  
Planning Committee        

	

	Date: 

22 May  2009

	

	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

(

	M C Broom 
	9/10
	Landowner – Brundall 

	

	A S Mallett
	9/10
9/14
	General: Appointed by Broadland District Council Portfolio holder BDC will not speak or vote
Norwich Frostbite Sailing Club member will leave if item discussed
	(
(

	
	
	
	


APPENDIX 2
Decisions on Planning Applications considered by the Planning Committee on 22 May 2009
	District / Ref No /

Parish


	Situation
	Applicant
	Proposal

	BA/2009/0063//FUL
Filby
	Carousel, Broad Lane, Filby
	Mr Michael Laxton
	Proposed extension to dwelling and erection of new garage (resubmission of BA/2008/0385/FUL)

	Decision unanimous
Approve subject to conditions:

· Standard time limit.
· In accordance with submitted plans.
· Garage to be used only for purposes incidental to and in connection with use of Carousel as a dwellinghouse.
· The first floor shower room windows on the north elevation of the extension hereby permitted shall be installed with obscured glazing with a degree of obscurity equivalent to Pilkington level 5. The glazing shall thereafter be retained in accordance with this detail unless otherwise agreed in writing by the Local Planning Authority.

· Prior to the first commencement of the use hereby permitted an on-site car parking and turning area shall be laid out, demarcated, levelled, surfaced and drained and shall be retained thereafter available for that specific use.
· Prior to the commencement of development, protective fencing will be erected around the perimeter of the crown of the Oak tree, in line with BS5837:2005 Figure 2 and within this area no soil, fuel, chemicals or materials shall be stored, temporary buildings erected, plant or vehicles parked or fires lit.

· Removal of Permitted Development Rights under Schedule 2, Part 1, Classes A, B, C, D and E of the Town and Country Planning (General permitted Development) (Amendment) (No.2) (England) Order 2008.
Reason for Decision
The proposal is considered to be in accordance with saved Policies B11, H11 and
 C11 of the Broads Local Plan and Policy CS1 of the adopted Core Strategy. 




	BA/2009/0096/FUL Halvergate and Tunstall
	3 Marsh Road, Tunstall, Great Yarmouth,
	Mr D Phillips
	Resubmission of BA/2008/0321/FUL Retrospective application for the construction of  a dormer window in rear roof line

	Decision unanimous
Approval of planning permission on the grounds that the dormer window is of an 
acceptable design and form which does not detract from the character of the
dwelling, group of properties and Conservation Area.

The proposal is therefore considered to conform to saved adopted Broads Local 
Plan Policies B9, B11 and H11 as well as adopted Core Strategy Development Plan
 Document Policies CS1 and CS5.




	BA/2009/0058FUL 
Martham
	Ferry Boatyard, Ferrygate Lane, Martham
	Martham Ferry Partnership
	Proposed workshop and three holiday apartments and private treatment plant

	Decision by 6 votes with one abstention
Delegated authority to officers to approve the application subject to outstanding consultations being received particularly from the Highways Authority and subject to the following conditions as well as any further conditions suggested by the Highways Authority:

· Standard time limit.
· In accordance with approved plans.
· Details including colour of external materials.
· Six week occupation condition.
· Provision of a flood response plan including signing up to Environment Agency flood warning system and provision of flood warning notices.
· Setting of minimum finished floor levels.
· Provision of a desk top study into contamination and carrying out of mitigation measures as recommended.
· Provision of hard and soft landscaping scheme.
Reason for Decision
On balance the proposal is considered an acceptable form of development which is

accordance with the adopted Policies B11, EMP5 and INF1 of the adopted Broads

Local Plan, Polices CS1, CS7 and CS9 of the adopted Core Strategy Development

Plan Document, Planning Policy Statement 25: Development and Flood Risk and

the adopted Broads SPD: Development and Flood Risk. 


	BA/ BA/2008/0265/FUL
Martham
	26 Riverside, Martham
	Martham Boatbuilding Company
	Replacement of 6 Houseboats with 5 Holiday  Cottages

	Decision by 6 votes with one abstention 
Approve the application subject to the following conditions:

· Standard time limit. 

· In accordance with submitted plans.

· Prior to the commencement of the development hereby permitted a scheme for the removal of the 6 houseboats located in the areas edged red on the plan (Titled/Drawing number‘) received by the Local Planning Authority on 7 August 2008 and their replacement with 5 holiday residential holiday units shall be submitted to and approved in writing with the Local Planning Authority. This scheme shall as a minimum include the definition of the term houseboats. The development shall be constructed in accordance with the agreed scheme.   (Possible rewording of condition to ensure the removal of the houseboats  before the replacement with the holiday residential holiday units.)
· Prior to the commencement of the use hereby permitted the proposed on-site car and cycle parking, servicing and turning area shall be laid out, demarcated, levelled, surfaced and drained in accordance with the approved plan and thereafter available for that specific use.
· Minimum finished floor levels. 
· Provision of a flood evacuation plan including signing up to the Environment Agency flood warning system.
Reason for Decision
The proposal is considered to conform to saved Broads Local Plan Polices B11

(design) and INF1 (Development and Flood Risk) and adopted Broads Core

Strategy Polices CS1, CS9, CS12 and CS20.




	BA/2009/0092/FUL Mettingham, Bungay
	Green Valley Farm, Low Road, Mettingham, Bungay
	Raven Brothers
	Demolish Existing Milking Parlour and Erect Cattle Shed

	Decision unanimous
Approve subject to the following conditions:

· Standard time limit.
· Development in accordance with the submitted plans. 

· Landscaping scheme to be submitted.
Reason for Decision

The proposal is considered an acceptable form of development in accordance with adopted policies C16 and B11 of the Broads Local Plan.




	BA/2009/0092/FUL Mettingham, Bungay
	Green Valley Farm, Low Road, Mettingham, Bungay
	Raven Brothers
	Demolish Existing Buildings and Erect Storage building

	Decision unanimous
Approve subject to the following conditions:

· Standard time limit.
· Development in accordance with the submitted plans.
Reason for Decision

The proposal is considered an acceptable form of development in accordance with adopted Policies C16 and B11 of the Broads Local Plan.
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