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	Parish
	Wroxham 

	
	

	Reference
	BA/2008/0395/FUL
	Target date
	4 March 2009

	
	

	Location
	Broads Tours Ltd., Norwich Road, Wroxham

	
	

	Proposal
	Erection of canopy (proposed) and small shed for pumping equipment (retrospective)

	
	

	Applicant
	Mr P Greasley

	
	

	Recommendation
	Approve subject to conditions


1
Description of Site and Proposals
1.1
The application site is the Broads Tours Ltd. commercial boatyard on Norwich Road, Wroxham. Broads Tours occupies a large site along the eastern side of Norwich Road, and is bordered by the River Bure to the north and a dyke to the east. The site comprises of a variety of commercial marine buildings, mooring basins, a car park and large areas of hard standing. 

1.2
The proposal is to erect a canopy onto a building providing facilities for charter boat customers, and the application is seeking retrospective consent for the erection of a small shed to house pumping equipment.

1.3
The proposed canopy would project from the north-east elevation of an extension to an existing building. The building is located to the east of the site between two mooring basins, and runs parallel with the bank of the dyke which it sits approximately five metres away from. An extension to this building was given consent in 2005 (application 05/05/1389).  However, construction is not yet complete and therefore the structure from which the canopy would extend is not yet in place. The existing building is a long, dual-pitched roofed structure with profiled metal sheet walls and roof, which houses various boatyard facilities. The extension will provide toilet and waiting area facilities for customers of the charter boats and will be constructed in matching materials. 

1.4
The proposed canopy would provide shelter for customers waiting to board the boats in the mooring basin. It would project 2.4 metres from the north-east elevation of the extension and take the form of a cantilevered pitched roof. The roof would project from just below the eaves level of the extension and below a window on the north-east elevation that sits beneath the gable.  There would be a 2.5 metre clearance below the underside of the canopy. The ends of the canopy are proposed to be in-filled with black painted timber boarding to match the walls of the extension. 

1.5 
The small shed to house pumping equipment has already been constructed. It stands against the south-east elevation of the aforementioned building, 2.5 metres from the northern end where the extension shall be constructed. It stands adjacent to a smaller lean-to shed of matching materials and a large conifer tree stands to the north-east of the shed, but is unaffected by the development.

1.6
The shed is 2.5 metres high and has a dual-pitched roof; it has been constructed on a concrete base. It has a felt-covered roof and shiplap walls that have been painted black. In the south-east facing gable end elevation of the shed is a simple wooden door, and the north-east elevation has two windows. 
1.7 
The application is brought before the Committee as it involves a member of the Broads Authority’s Navigation Committee.  The solicitor will be able to confirm that the application has been dealt with in the usual way, in accordance with the Authority’s Planning Committee Code of Conduct for Members and Officers.
2
Site History


05/05/1389 – Demolitions of wet boatshed, toilets and engineering workshop. Extension of existing building for new toilets and under cover waiting area for charter boats. Approved subject to conditions – 1 November 2005. 


3
Consultation


Broads Society, District Member, Wroxham Parish Council, Hoveton Parish Council – to be reported orally.
4
Policies

4.1
Broads Local Plan (Saved Policies)

Policy EMP 3
 Alterations and extensions

The alteration or extension of an existing building or site in employment use will be permitted provided all the following criteria are met:
a) 
the scale and design of the alteration or extension would not have a significant adverse effect on the character of the existing building or the surrounding area; and

b) 
there would be no significant adverse effect on the privacy and amenities of adjoining occupiers; and

c) 
the development would not have a significant adverse effect on wildlife or wildlife habitats or on the character of the Broads landscape, waterways or built environment.

Policy EMP 5
 Development at boatyards

Within existing boatyards, the development of new boatsheds and other buildings to meet the operational requirements of the boatyard will be permitted.
The development of new buildings or uses for other employment purposes within boatyard sites will be permitted provided that:
a) 
the proposals are part of a comprehensive scheme for the boatyard; and

b) 
the development would involve a subsidiary part of the yard; and

c) 
the site is large enough to accommodate the different uses in a manner which would not conflict with each other, and would not have a significant adverse effect on adjoining uses and occupiers; and

d) 
there would not be a significant adverse effect on the Broads landscape, waterways, wildlife or built environment.

In determining proposals, the Authority will have particular regard to the objective of retaining existing moorings, other boatyard facilities and access to the waterfront.

Policy 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
Broads Core Strategy adopted September 2007

Policy CS 1 Landscape

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 two elements of this application, the canopy and the shed, each raise the same key issues of design, visual impact and impact on the amenity of adjoining occupiers.

5.2
Policy EMP 5 permits the development of new buildings which are required to meet the operational requirements of boatyards, providing the proposal satisfies certain requirements. In addition, Policy EMP 3 permits alterations and extensions to existing buildings which are in employment use, providing there are no adverse impacts on the character of the existing building and surrounding area; the privacy and amenities of adjoining occupiers; wildlife and wildlife habitats; or the character of the Broads landscape, waterways or built environment. The principle is therefore considered to be acceptable, subject to satisfaction of the specified criteria.
5.3
The boatyard site to which the application relates has many buildings of a commercial scale and design, resulting in an urban, commercial character. The simple, functional designs of the canopy and shed, in materials to match the existing building and extension, would result in an appearance in keeping with this character and therefore have no adverse impact on the character of the existing building, forthcoming extension, wider built environment or Broads landscape. 

5.4
The canopy and shed are each of relatively small scale and would be concentrated within the existing development and therefore there is not considered to be any adverse impact upon wildlife or habitats, nor on the surrounding waterways. 

5.5
The shed is only visible from the properties across the dyke at the east of the site and its position against the existing large building, adjacent to the smaller lean-to shed, would not result in any significant additional visual impact on the site. The canopy would be more visible but the small scale and its elevation 2.5 metres above the ground, projecting from the extended building, results in a small visual mass and it would not have appeared out of keeping as part of the original design. 
5.6
The proposal complements the extension previously approved and therefore can be considered to be part of a comprehensive scheme for the boatyard and shall only occupy a small proportion of the total site. The proposal shall provide additional facilities to meet the operational requirements of the boatyard whilst not engendering any significant additional activity and no facilities shall be lost. By virtue of the scale of development and use, there is not considered to be any adverse impact on the amenities of the adjoining occupiers, which in any case are a significant distance from the site of the proposal.

6
Conclusion

6.1
The minor scale of the two elements of the application, with a functional design in a style and materials to match the existing development on the site, is considered to complement the existing boatyard facilities without resulting in a significant adverse visual impact. By virtue of the relatively small scale and use to complement the existing operations, the proposal is not considered to result in any significant adverse impact on the amenity of adjoining occupiers, across the dyke to the east. 
7
Recommendation


Approve subject to the following conditions:
(i) Standard time limit.
(ii) In accordance with plans submitted.
8
Reason for recommendation


The proposal is considered to be in accordance with saved Policies EMP3, EMP 5 and B11 of the adopted Broads Local Plan, and Policy CS1of the adopted Core Strategy.
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APPENDIX 1
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