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Application for Determination
	Parish
	Horning

	
	

	Reference
	BA/2008/0299/FUL
	Target date
	13 February 2009

	
	

	Location
	The Swan PH, Lower Street

	
	

	Proposal
	Installation of extraction equipment

	
	

	Applicant
	Mr Simon Guest

	
	

	Recommendation
	Delegated approval subject to conditions


1
Description of Site and Proposals
1.1
The application site is located in Horning, to the rear of The Swan Public House (PH) on Lower Street. The Swan PH is an early 20th century hotel built in a 'Tudoresque' style with white painted render and half timbering to the upper floors and a red brick ground floor, timber casement windows and a red tile roof.  The front of the hotel faces the River Bure, from which it is separated by a narrow road and gardens used by the pub as outdoor eating and drinking space. To the rear, the building has a somewhat cluttered elevation incorporating a number of different roofs and modern functional extensions and structures associated with the operation of the building; these are hidden behind walls and fencing at the ground level but visible above these. There is an internal courtyard which is used for storage associated with the premises and which is largely concealed from view by the existing walls.
1.2
It is in the Horning Conservation Area.
1.3
This part of Horning is characterised by a mix of commercial, retail and residential properties in close proximity directly fronting Lower Street.  Lower Street is narrow, giving a sense of enclosure and intimacy to this part of the village, and the properties are mainly dated from the 19th and early 20th centuries. Immediately opposite the rear of The Swan are two restaurants, each with residential accommodation at the first floor level.

1.4
The proposal is for the erection of extraction equipment to serve the kitchen of the pub.  It is proposed that the existing extraction system which comprises vertical pipework exiting the flat roof at the rear of the building and venting upwards, be replaced with a system which exits through the side of the building, passes down beside the side wall of the building and vents into the internal courtyard. The filtration equipment would be upgraded and screening provided.  In addition, remnant ductwork from a previous system would be removed from the rear elevation.
2
Site History

In September 2004 planning permission was granted for ramps for disabled access to the building (01/04/1314).
In May 2005 planning permission was refused for the installation of illuminated signs to the building (01/06/0445).

In April 2008 an application was submitted for illuminated and non-illuminated signage to the building.  The application was withdrawn in June 2008 (BA/2008/236/ADV).
In April 2008 planning permission was granted for a scheme of external decoration and lighting, alterations to the south elevation, steps and quayheading (BA/2008/0166/FUL).

In June 2008 planning permission was granted for replacement illuminated signs (BA/2008/0120/ADV).

In June 2008 an application for an extractor fan and associated equipment was submitted, with the extractor to exit the building at first floor level onto Lower Street.  The application was withdrawn in September 2008 (BA/2008/0195/FUL).
In July 2008 planning permission was granted for non-illuminated signage to the building (BA/2008/0199/ADV).

In May 2009 planning permission was granted for a scheme for the riverside garden area comprising new patio area, paved islands and planting, new metal and timber frame arches, 2 new lamp posts and fencing (BA/2009/0071/FUL)

3
Consultation

North Norfolk Environmental Health Officer – Information in Acoustic Report indicates that noise levels would be acceptable. Subject to the extraction system being installed and maintained in accordance with manufacturers specifications there will be no issues of odour or emissions.
Horning Parish Council – Emissions should be monitored.  Filters should be monitored.

1 letter of concern regarding emissions, given existing problems.
1 letter of concern regarding the appearance of the rear of the building.

4
Policies

4.1
Adopted Broads Local Plan 1997(Saved Policies)

B 9 - Alterations in Conservation Areas
Planning permission will be granted for alterations to buildings in Conservation Areas if they would preserve or enhance the character or appearance of the area; this would include the need for a high standard of design and materials.
B 11 - Design

Development will only be permitted if its scale, form, design, external materials and colour would be appropriate to its setting.  New development in the built environment should respect the character and townscape of the area.  New development in the countryside should be appropriately located so as to minimise its visual intrusion in the landscape.

4.2
Adopted Broads Core Strategy (September 2007)
CS 1  Development and changes in land use / management must ensure that all aspects of the environmental and cultural assets of the Broads distinctive landscape are protected, enhanced and restored.  

Proposals should ensure opportunities for positive impacts on the following core assets have been addressed and adverse impacts avoided:
(i) the defining and distinctive qualities of the varied landscape character areas formed by the built and natural environment;
(ii) tranquillity and wildness as part of the Broads experience;
(iii) the value and integrity of nature conservation interest; and

(iv) the character, appearance and integrity of the historic and cultural environment.
Opportunities to mitigate the visual impact of currently intrusive features should be sought.

5
Assessment

5.1
The application is for the installation of an extraction system to serve the kitchen of the premises.  The existing system and the remnants of a previous system, which is located on the rear of the building, would be removed.  The proposed system would exit the side elevation of the building and would be visible from the rear elevation at Lower Street, before venting into the internal courtyard.  The main issues in the determination of this application relate to emissions from the proposed system and the consequent impact on local amenity and the visual impact of the proposal on the building and the Conservation Area.
5.2
This is a popular pub located in a prominent position on the waterside in Horning.  It is busy with local and visitor trade and serves food all day.  The kitchen was upgraded some 12 months ago and a chargrill installed so the size of the menu has increased.  Following the upgrading of the kitchen, a new extraction system was installed, without planning permission, replacing the original system which vented upwards on the rear of the building, to a new horizontally vented system with an extraction flue with a diameter of around one metre which was positioned on the rear flat roof above the kitchen and vented directly onto Lower Street.  Emissions from this were excessive, in terms both of odour and smoke, and complaints were received.  An application was submitted for an alternative system, however there were concerns with the efficacy of the proposed scheme and the application was withdrawn.  The filtration system currently in use, and which remains the subject of complaints albeit on a lesser scale than previous, is an amalgam of the previous two systems.
5.3
Further to the withdrawal of the previous application there have been extensive discussions between the applicants and their agents, the Environmental Health Officer at North Norfolk District Council and the Local Planning Authority to find a technical solution appropriate to the particular issues here.  The proposed scheme has been amended in the course of this application to include larger filtration chambers with an increased capacity and residence time for treatment of the extracted air. The Environmental Health Officer is satisfied that the scheme as submitted will be acceptable in terms of the quality of the final exhaust air.  To ensure that the equipment is maintained in accordance with the manufacturer’s recommendations, however, it is appropriate to append a condition requiring a scheme of maintenance to be submitted.
5.4
There are commercial properties located adjacent and opposite the rear of the pub, including two restaurants, and residential properties at ground and first floor level and these have been adversely affected by the exhaust from the previous system.  The Environmental Health Officer is satisfied that the emissions from the revised system are such as not to represent a nuisance to these occupiers.  In addition, instead of exhausting directly into Lower Street at first floor level, the new system would vent to the courtyard to the pub, meaning that were there unexpectedly to be issues with air quality it would affect mainly the applicant’s premises rather than third parties’.
5.5
The application is supported by an Acoustic Report detailing noise associated with the use of the filtration equipment and whilst this indicates that this would be within acceptable parameters, it is recommended that a condition be imposed limiting the times of use to prevent noise after closing time of the pub.
5.6
One of the constraints in devising an appropriate technical solution here has been the unusual configuration of the rear of the property which, with its multiplicity of roofs and roof slopes, does not lend itself to hosting a modern filtration vent; the location of the property within the Horning Conservation Area increases this sensitivity. Previous systems have been installed in prominent positions on the roof and rear elevation of the building, with the most recent previous scheme being subject also to some poorly devised and executed screening, and this application offers the opportunity to remedy this through the removal of the remnant system and the erection of improved screening. It had originally been hoped that the entire new system could be installed unobtrusively by taking the vertical element through an outbuilding attached to the pub with venting within the courtyard. However this has not been technically possible and the vertical flue would be visible sat proud of the side of the building.
5.7
Given the sensitivity here of the Conservation Area location, and being mindful of the concerns expressed about the appearance of the rear of the building, the opportunity should be taken to make improvements to the general appearance in order to compensate for the visual impact of the externally mounted flue. The Authority has made suggestions as to minor works which could be undertaken to achieve such improvement, including the rationalisation of the lower level metal roofs, concealing the storage area to the right hand side of the lower pitched roof, improved fencing and repairs to brickwork. It is considered that such measures are necessary to protect and enhance the character and appearance of the Conservation Area and the response of the applicant to these proposed measures will be reported orally. 

6
Conclusion

6.1
This is a popular and busy premises which makes an important contribution to the tourist and local economy, including through the provision of food.  The impacts associated with this have, however, caused problems of odour and smoke locally and this application seeks to address these issues.  Following negotiation and amendments to the scheme, the Environmental Health Officer is satisfied that the measures proposed will satisfactorily deal with the extraction from the kitchen without detriment to local amenity, from odour, smoke or noise. On this basis the proposal is acceptable.
6.2
The proposal as submitted does not, however, offer the visual benefits that had been sought in this Conservation Area location, but there are measures which could be taken to achieve this and these are currently being considered by the applicant. Subject to these being agreed, the proposal represents an enhancement of the Conservation Area and can be considered as being acceptable.

7
Recommendation 

That authority is delegated to officers to grant planning permission subject to the following conditions:
· Standard three year time period.
· In accordance with submitted (amended) plans.
· A scheme of maintenance of filtration to be submitted.
· A scheme of enhancement to the rear of the building to be agreed.
· Noise limits.
· Hours of operation of the extraction equipment.
8
Reason for Recommendation
Subject to the above conditions, the scheme is considered to be acceptable and in accordance with saved Broads Local Plan Policies B9 and B11 and the Adopted Core Strategy Policy CS1.
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