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1
Description of Site and Proposals
1.1
The application site is adjacent to curtilage of the dwellinghouse known as South Bank, accessed by a track off Beech Road in Wroxham. The access track runs parallel to a private dyke off the main River Bure and a substantial dwellinghouse, Burewood House, with a large curtilage extends the length of the dyke on the opposite, eastern, bank. Between the track and dyke, sit four stand-alone boathouses to the south of South Bank, including one which is owned by the Broads Authority. 
1.2
The site currently comprises of a wet boathouse which covers the majority of the plot and has been partially demolished by a falling tree. The boathouse sits next to the boathouse of South Bank, which is of a similar scale and design. The plot measures approximately 7 metres by 23 metres and is not associated with any dwelling.
1.3
The boathouse measures approximately 4.7 metres wide by 18 metres long and has black stained boarded walls and a corrugated iron roof. The dual-pitched roof drops in height from 4.6 metres on the south-east elevation which faces the dyke, down to 4.3 metres on the north-west elevation facing the access track. The boathouse has double, side-hung timber doors at each end and boardwalks internally around the wet dock.
1.4
The existing boathouse is within approximately one metre of the boundary with South Bank and the south-western boundary is open to the adjacent Broads Authority boathouse.
1.5
The proposal is to replace the boathouse. The proposed boathouse would have the same footprint as the existing, however the ridge height would increase to 5.7 metres above ground level. Within the increased roof space, a sail loft would be created, accessed internally by a staircase over the wet dock. 
1.6
The walls are proposed to be finished with black stained featheredge timber weatherboarding and the roof is proposed to be dark grey corrugated steel. The north-east and south-west gables are proposed to be glazed and the north-east elevation would have double side-hung timber doors, whilst a roller shutter door is proposed for the south-west elevation. The north-west and south-east elevations would be identical with personnel doors between two sets of windows. 
2
Site History


None


3
Consultation

Parish Council – No objection.
Broads Society – No comments.
District Member – No response.
Two representations have been received. One regarding use of the access track during construction and one objecting to the original scheme unless the southwest windows were removed and the first floor was for storage purposes only. 
4
Policies

4.1
Broads Local Plan (Saved Policies)

B11 - 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

CS1 – 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 replacement of an existing boathouse is acceptable in principle. The key issues to consider are the design, scale, form and materials of the boathouse and also the impact on the surrounding area. 
5.2
In terms of scale and form, the proposed replacement boathouse is broadly similar to the existing, the main change being the increase in ridge height of 1.1 metres to 5.7 metres. The height of the eaves would only marginally increase resulting in a steeper pitch to the roof. The boathouse immediately to the north has a ridge height of approximately 6 metres, whilst the Broads Authority boathouse to the south is approximately 3.8 metres. The traditional low eaves work to reduce the mass of the proposed higher building, which is not considered to be significantly out of scale with the surrounding area and the scale and form are therefore considered to be acceptable. 
5.3
The design originally incorporated double doors opening onto a balcony from the sail loft on the south-west elevation. This was not considered appropriate for a stand-alone boathouse and amended plans have been submitted replacing the upper storey doors and balcony with windows in the gable end. The design of the more modest opening is considered appropriate and the windows from the sail loft would only overlook the curtilage of the dwelling immediately opposite the southwest elevation which is screened by vegetation, and from the northeast elevation only the access track.
5.4
The proposed wall and roof materials are considered appropriate, subject to their colour which can be agreed by means of a condition. The timber window frames and doors are also considered appropriate. Roller shutter doors are a feature of commercial and industrial boathouses and are often not appropriate for domestic and small-scale boathouses. Although there is a finely balanced argument over whether such features are appropriate for domestic and small-scale developments in the Broads, given this location on a private dyke off the main river, it cannot be argued that the use of a roller shutter door here would have a significant adverse impact on the surrounding area or wider Broads landscape and the proposal is therefore acceptable. 
5.5
Although the site is within the development boundary, the use of the sail loft for any purposes other than as ancillary to the use of the boathouse would not be appropriate in this location and it is therefore considered appropriate to restrict the use of this space by means of a condition in the interests of preventing residential use. Subject to this condition, the proposal is not considered to result in any significant adverse impact on the residential amenities of adjoining occupiers. 
5.6
Due to the partially demolished state of the existing boathouse, it was not possible for a Protected Species Survey to be undertaken. However, there is evidence of breeding birds and it is necessary for appropriate mitigation measures to be taken and bat and bird boxes are proposed to be installed on the new boathouse. 
6
Conclusion
6.1
The proposed replacement boathouse is considered to be of an acceptable scale and form that would not be out of character with the surrounding area. The design is similar to that of the existing and adjacent boathouses and is therefore considered to be appropriate. The use of the sail loft can be restricted by means of a condition and the upper storey windows are not considered to result in any significantly adverse overlooking or loss of privacy to adjoining occupiers. Although there is evidence of breeding birds utilising the existing boathouse, appropriate mitigation measures can be put in place to ensure there is no adverse impact. 
7
Recommendation 

Approve subject to conditions:
· standard time limit;
· in accordance with amended plans;
· the boathouse shall be used solely for the mooring of boats and the storage of equipment required for a purpose incidental to the use of boathouse for mooring boats; and 

· the development shall be undertaken outside the bird breeding and summer bat roosting seasons, between November and March.

8
Reason for recommendation

The proposal is considered to be in accordance with saved Policy B11 of the Broads Local Plan (1997) and Policy CS1 of the adopted Core Strategy (2007). 
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