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Mr and Mrs Storey, Land North of Station Cottages, Haddiscoe
Report by Head of Development and Regeneration

	Summary:
This report relates to the decision on an appeal made to the Secretary of State concerning the Authority’s decision to refuse permission for the use of a site as a mooring on land north of Station Cottages, Haddiscoe, next to the old signal box. The appeal was dismissed.

Recommendation:   That the report be noted.                                 


1
Introduction

1.1
This report relates to the decision made by the Secretary of State concerning an appeal made by Peter and Rosemary Storey against the Authority’s decision to refuse planning permission BA/2008/014/CU. The proposal was for the development of a new mooring on land north of Station Cottages, Haddiscoe, next to the old signal box.
1.2
The application was refused under delegated powers on 15 August 2008.
2
Nature of Appeal
2.1
The application was refused as it was considered that: 
· the creation of a mooring plot would intensify the use of the site, although it is poorly accessible with no public right of way. Land access is through the curtilage of neighbouring properties and it was considered that an increased use would have an adverse impact on neighbouring amenity.  Given the poor accessibility the proposal was considered contrary to the adopted Core Strategy policy CS1 and the saved policy TC8 of the Broads Local Plan;
· the proposal sought to create a mooring plot on a site which was currently undeveloped. The proposed change would fail to protect the rural character and tranquillity of the area, and be an inappropriate site for mooring, as well as necessary ancillary structures and intensification. The proposal would result in an adverse impact on the character, tranquillity and appearance of the site, and was therefore considered to be contrary to policies CS1 and CS18 of the adopted Core Strategy.

3
The Issue 
3.1
The Inspector, Mr M Moore (BA (Hons) MRTPI, MCIT, MIHT, considered the main issues to be the effects of the proposed development on (i) the character and appearance of the area, (ii) on the living conditions of nearby residents in terms of possible noise and disturbance and (iii) on car parking provision in the locality.
4
The Decision
4.1
The Inspector noted that the appeal site was a rectangular plot, mainly overgrown adjacent to the River Waveney where there was a riverside flood bank with an area of reed rhond at the waters edge. He noted that the proposal was to form a mooring along the river frontage. 

4.2 
He also noted that the site was close to 2 rows of terraced cottages adjacent to the platforms of Haddiscoe railway station.  Although the A143 flyover could be seen upstream and there were commercial uses, mooring and boatyards in the village of St Olaves, these were separated from the site by an area of grazing marsh with an extensive are of reed rhond on the opposite bank. He noted that  the site was in a mainly rural setting.

4.3
The Inspector noted the appellants’ intention to moor the boat by attaching it to one of the buttresses of a former railway bridge which remained in the river and on land opposite the site.  However he pointed out that the benefit of any planning permissions would run with the land and any future owner might wish to use the facility in a different way.   He was of the view that the introduction of a new mooring in this location would be likely to have an adverse effect on the reed rhond and it was also likely to lead to a need to have some ancillary development such as mooring posts.
4.4
The Inspector noted that there was a mooring adjoining land at the former signal box.  However, he considered this to be an isolated feature and that any additional moorings here would be contrary to the more tranquil and natural quality of the landscape on this stretch of the river.  He therefore concluded that the proposal would result in material harm to the character and appearance of the area.  As such it would fail to accord with the aims of Policies CS1 and CS18 of the Broads Authority Core Strategy Development Plan Document.
4.5
The Inspector noted that the site was accessed over third party land within or adjacent to the curtilage of a number of cottages.  The applicants had indicated that they had a right of way although the residents of the cottages contested this. The Inspecter stated that this was a private matter and not for his determination.  He therefore assessed the impact of the appeal proposals on the information provided by the appellants on the proposaed means of access. The Inspector, noting that this was a secluded location, concluded that there would be some intensification of the use of the site, with additional comings and goings and potential related activity on the site. Although he considered tha this would not result in significant noise and disturbance to the existing residents, he considered that it added weight to his conclusions on the first main issue.
4.6
With regard to parking, the Inspector noted that parking associated with the site would take place at the station car park.  He noted that the highway authority did not have an objection, subject to a condition limiting the use of the plot to one boat, and he considered that there was no persuasive evidence that the level of use would result in parking problems. He therefore concluded that in this context the proposal would accord with the Authority’s Broads Local Plan policy TC8 and Core Strategy Policy CS11. However, this did not outweigh his conclusions on the main issues.
4.7  
The Inspector therefore considered that the overall proposal would not conform to the development plan and therefore he dismissed the appeal. 
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