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Application for Determination
	Parish
	Reedham

	
	

	Reference
	BA/2009/0165/FUL
	Target date
	12 October 2009

	
	

	Location
	19 Station Road, Reedham

	
	

	Proposal
	Proposed temporary portakabin offices, removal of existing boathouse and replacement with office building and proposed workshop building

	
	

	Applicant
	Mr D Grint

	
	

	Recommendation
	Delegated powers to approve subject to conditions 


1
Description of Site and Proposals
1.1 The application site is at 19 Station Road, Reedham and is the former Corvette Marine boatyard. The site occupies approximately 0.61 hectares on the north bank of the River Yare and is accessed by a shared track from Station Road to the north. The site is bordered to the north, east and west by dwellinghouses and by the river to the south. The surrounding area is very rural in character with long views west towards Cantley and south to Hardley. The site is situated in flood risk zone 3a and outside the development boundary.
1.2  The site currently comprises of a large warehouse building in the centre, portakabin offices to the east and a workshop to the south. A drainage ditch runs along the northern boundary and there is a timber walkway along the river frontage with private moorings, behind which is a large embankment. 

1.3 The site was formerly used for the manufacture and repair of boats, a use which had taken place here for in excess of thirty years. The site has recently been taken over by two companies. One provides hoardings to construction sites and another which provides partitions, suspended ceilings and dry lining to the business industry. The companies have moved to the site from Freethorpe as they are looking to expand. In planning terms, this does not represent a change of use.
1.4 The proposal is to erect further temporary portakabin offices, replace the existing workshop with a new office building and also erect a new workshop building. The existing portakabins and the warehouse building would be retained. The intention is that the additional portakabin offices would accommodate staff until construction of the new office building is complete. The new workshop building is proposed to be used by the local boatyard Sanderson Marine for their operations, due to constraints on their own site. Sanderson Marine currently use the existing workshop on site for storage and also the crane on the riverbank. 
1.5 The proposed portakabins would extend to the west of the existing into an area of hardstanding. The existing portakabins have low pitched roofs and measure approximately 7.3 metres by 8.5 metres. The three additional portakabins would have flat roofs and be grouped together to form a T-shape with linking corridors between the three units. One unit would measure 3 metres by 12 metres and run at right angles to the rear of two three metre by nine metre units which would stand side-by-side to the west of the existing. 

1.6 The existing workshop to the south of the site has been poorly maintained and is currently in a poor state of repair. The workshop has timber clad walls and a corrugated sheet roof, both light grey in colour. The proposal is to remove this building and site the new office building in approximately the same position. The proposed office building would also occupy the same footprint; 9 metres by 18 metres. The two storey office building would have a ridge height of 7 metres, 1.7 metres higher than the existing, and an eaves height of 4.8 metres. The building would be of timber frame construction, finished with timber cladding and a corrugated panel roof. The two gable ends would be predominantly glazed with timber frames with vertical divisions. The proposed building is large and would accommodate offices, kitchen and staff facilities, a visitor reception and meeting rooms.
1.7 The proposed new workshop building, to be used by Sanderson Marine, would be situated in the north east corner of the site and orientated east-west. The single storey building would measure 8.4 metres by 16.7 metres with an eaves height of 3 metres and ridge height of 5.2 metres above ground level. Access would be through a large roller shutter door in the west elevation and personnel door in the south elevation. The walls would be constructed with four courses of blockwork with vertical steel cladding above; the roof would be corrugated panels with five square roof lights in each side elevation. 
1.8 To the north of the existing warehouse an additional area of concrete hardstanding is proposed for the standing of portable buildings and containers when they are not in use out on site and to the east of this would be an external storage area for materials and an area for recycling skips. Along the south elevation of the warehouse, steel racking to the height of the eaves is proposed for the storage of lengths of metal stud work. The existing area of concrete hardstanding around the warehouse is also proposed to be extended to the new workshop building. A 2.4 metre high solid wooden fence is proposed along the northern boundary. 
2
Site History

None


3
Consultation

Parish Council – To be reported orally
Broads Society - The proposed office building and the new boathouse will be quite dominant buildings viewed from the river and there is scope to simplify and improve the quality of design. The provision of five roof lights on each roof slope of the boathouse seems unnecessary and further simplification would be beneficial.

District Member – No response.
Environment Agency - The addendum to the flood risk assessment states that a Flood Warning Plan will be compiled which will detail what actions should be taken in the event of a flood warning. The LPA should request the actual plan is submitted if required to assess the suitability of the plan to ensure the safety of inhabitants. 

If the LPA are satisfied that the Plan will ensure the safety of the inhabitants of the proposed development in the event of the flood then we have no objection to the proposed development provided that a number of conditions are secured on any planning permission.

Highways Authority - Parking Standards for Norfolk 2007 requires provision for a total of 17 car parking spaces, (12 staff plus 5 visitor), for a development of this size and nature. However, details provided do not show any allowance for such an area. With this in mind, I would recommend the following condition is appended to any consent your Authority is minded to grant:

“Prior to the commencement of the use hereby permitted sufficient space shall be provided with the site for parking/surfacing/loading -unloading and turning. This area shall be laid out, demarcated, levelled, surfaced and drained in accordance with a detailed scheme submitted to and approved in writing by the Local Planning Authority, in consultation with the Highway Authority, and thereafter available for that specific use.”
Broadland District Council Environmental Health – To be reported orally.
Broadland District Council Planning Department - No objection to the granting of planning permission in this instance. It is considered that the proposal will help to retain and expand local employment opportunities at this site.

4
Representations 
Seven representations have been received. One letter supports the employment use of the site and six object to the proposal on the grounds of the visual impact, impact on residential amenities, flood risk, highways/access and design. 
5
Policies

Planning Policy Statement 25 – Development and Flood Risk
http://www.communities.gov.uk/planningandbuilding/planning/planningpolicyguidance/planningpolicystatements/planningpolicystatements/
5.1
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.

EMP6 – Change of use of boatyard sites for other employment uses

The change of use of a boatyard site to another employment use will be permitted provided that the change of use:

a)
would not prejudice a return to boatyard use and the proposals are part of a comprehensive scheme for the boatyard; and

b)
it would not have a significant adverse effect on adjoining uses and occupiers; and

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

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

5.2
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.

Policy C 18 
Roads or tracks for agricultural and forestry purposes

New roads or tracks for agricultural or forestry purposes which require planning permission will only be permitted if:
a) 
the proposed route, design and means of construction minimise visual 
intrusion into the Broads landscape; and

b) 
there would be no significant adverse effects on wildlife and wildlife 
habitats.

Policy C 20 
Area of Outstanding Natural Beauty

Development which would have a significant adverse effect on the natural beauty of the Area of Outstanding Natural Beauty will not be permitted.

CS22   In order to support and strengthen the local and rural economy, sites and properties in employment-uses will be protected from redevelopment resulting in a loss of employment by: 

(i) supporting and promoting appropriate diversification, subject to there being no consequent adverse local impacts; 

(ii) strengthening a skilled workforce in the marine and tourism industries and in specialist craft skills on which the distinctive character of the Broads relies; 

(iii) supporting and promoting employment in nature conservation.

6
Assessment

6.1
The key issues to consider are development on a former boatyard site, visual impact of the new buildings, design, the impact on adjoining occupiers, flood risk and impact on wildlife. 
6.2
The historic use of the site for boat manufacture is classed as an industrial (B2) use and in planning terms this is treated the same as the proposed manufacturing use and there is, therefore, no change of use. The retention of a local employment use is welcomed, in principle, and the proposal needs to be considered primarily under Broads Local Plan Policy EMP6 which considers the redevelopment of boatyards for alternative employment purposes. The criteria of Policy EMP6 require that the proposal would not prejudice a return to boatyard use and that the proposal represents a comprehensive scheme for the boatyard, it would not have a significant adverse effect on adjoining uses and occupiers or on the Broads landscape, wildlife, waterways and built environment. Consideration must also be given to the retention of existing moorings and access to the waterfront. 
6.3
The new owners seek to retain the whole site in employment use and the proposed development would allow for expansion and additional employment, whilst also supporting a local boatyard whose own site is restricted. As well as retaining a proportion of boatyard use, the proposal would not prejudice a return of the entire site to boatyard use. The moorings on the river frontage are operated by Sanderson Marine and will continue to be so, there will therefore be no loss of moorings and the application does not propose any changes to the existing access to the waterfront. 
6.4
Whilst the site is on the river front, the high flood bank does restrict views from the river. The site is largely enclosed by the surrounding residential development to the north, east and west, however, due to the rising levels to the north, glimpsed views can be obtained from Station Road and direct views from the rear of the properties to the north where these are not screened by hedging and trees. Due to the bend in the river, the southern extent of the site is also visible from the moorings at Riverside to the east. The existing industrial character of the site would be maintained with the proposed new buildings. 

6.5
In terms of the proposals in the application, these fall into four categories: the existing buildings to remain, the additional portakabins, replacement of the existing workshop building with a new office building and the erection of a new workshop building elsewhere on the site. 

6.6
The existing large warehouse building is proposed to be retained and be used as a storage warehouse and workshop for both companies. The existing portakabin is also proposed to remain and be added to until the new office building is completed. The additional portakabins would be similar in appearance to the existing portakabin they would extend from. Due to their temporary nature, the functional design is acceptable. 

6.7
The existing workshop building, by virtue of its position adjacent to the flood bank, is the most prominent building from the river and is proposed to be replaced with the office building that would be 1.7 metres taller. This increased height would provide a second floor and is not considered to be out of scale as it would be within proximity of the dominant warehouse building at the centre of the site, which is 0.5 metres taller than the proposed office building. The office building would provide offices and facilities for the existing staff, whilst also allowing room for expansion and the first floor would provide a safe refuge in the event of the site flooding. The proposed timber boarding to the walls would soften the appearance and the fenestration pattern breaks up the mass of the building. The proposed workshop building would be located to the north-east of the site, furthest from the river and is therefore considered to have little impact on the landscape beyond the site. 

6.8
The proposed office building would be sited on approximately the same footprint as the existing workshop and the external materials would be similar. The fenestration is extensive and negotiations are ongoing regarding improvements to the detail, but in principle the office building to replace the existing workshop is acceptable. 

6.9
The proposed boatshed workshop is functional in form, design and materials and is of a similar scale to the proposed office building. The design is considered to be broadly acceptable, however it is considered that the rooflights would be better if replaced with high level windows in the side elevations and negotiations are ongoing. The design, scale, form and external materials of the proposed new buildings are considered to be appropriate to the nature of the site and are therefore acceptable. The proposed boatshed workshop, whilst acceptable in principle, is situated close to the boundaries of residential properties. In order to lessen the visual impact and concentrate the bulk of the building away from the dwellings, the orientation and position of this building are being negotiated. 

6.10
The proposed fence along the northern boundary would screen views of the site from the dwellings to the north however at 2.4 metres high, where there is not existing vegetation, the visual impact would be quite harsh. There may be scope for additional planting to be undertaken to soften the impact of the fence. Planting and the height of the fence are being negotiated.  

6.11
In terms of the impact on the residential amenities of the adjoining occupiers, it must be accepted that this is an existing commercial site and operated for many years as a boat building business. The new workshop building is the only additional permanent structure proposed and would have an impact on the occupiers of the adjacent dwellinghouses. The precise siting of this building is the subject of continuing negotiation in order the reduce the visual impact and distance the building from the northern site boundary, a landscaping scheme may be necessary to mitigate against the visual impact of the proposed development, but the extent of this will depend on the final siting and orientation of this building. The hours of operation of this building can be restricted by means of a condition in the interests of residential amenity and, given the continuing commercial use of the site, this additional building, to replace the building on site which Sanderson Marine currently use, is not considered to result in any additional impact on residential amenities which would be significantly adverse.

6.12
The site is located within flood zone 3a, however the bank along the southern perimeter of the site provides flood protection but is at risk of overtopping in extreme flood events. Given the commercial nature of the site, the development is considered safe, subject to the implementation of an appropriate Flood Warning Plan requiring evacuation of the site prior to an extreme flood event. The Environment Agency have requested that conditions requiring a minimum finished floor level, provision and implementation of flood proofing measures and appropriate surface water drainage scheme be appended to any permission. Subject to the provision of the above, it is considered that the flood risk to people on the site could be safely mitigated. 

6.13
The proposal includes the demolition of the existing workshop building. A Protected Species Survey has been submitted which found evidence of bats using this building, although it was considered to offer low potential for nesting and roosting. It is therefore necessary to condition that appropriate mitigation measures and that bat bricks, tubes or boxes are incorporated into the new building.  There are a number of trees adjacent to the northern boundary which are proposed to be retained and an Aboricultural Survey has been requested to ensure that the trees are not adversely affected by the proposed development and that they are appropriately protected during construction.

7
Conclusion

7.1
Whilst the precise details of the proposal are the subject of continuing 
negotiations, the principle of the development is to be considered. The 
proposal is for additional temporary and permanent buildings to support the 
operation of two local companies. The development would also allow for 
expansion of the companies and opportunities to increase their employment. 
This use of a former boatyard site would also continue to support a 
neighbouring boatyard through the construction of a new workshop and 
continued use of the river frontage. The proposed office building would 
replace an existing workshop building and the proposed temporary 
portakabins would be removed on the completion of construction. The design, 
scale, form and materials of the proposed buildings are considered to be 
broadly acceptable, subject to further negotiation on the detailed design, and 
are considered to be in keeping with the existing character of the site and not 
to have any significant adverse visual impact on the local or wider landscape. 
Given the former commercial use of the site, the proposed development is not 
considered to result in any significant additional adverse impact on the 
amenities of the adjoining residential occupiers. 
7.2
The proposal is considered to be acceptable in principle and the continued 
employment use of the site and commitment to support a local boatyard is 
welcomed. 

8
Recommendation 

Delegated powers to approve subject to the following conditions:
(i) standard time limit;
(ii) in accordance with submitted plans (as may be amended);
(iii) flood warning plan;
(iv) scheme for the provision and implementation of flood proofing measures;
(v) details of surface water drainage;
(vi) ecological mitigation measures;
(vii) aboricultural Method Statement;
(viii) landscaping scheme (as appropriate); 
(ix) parking arrangements; and 

(x) hours of operation. 

9 
Reason for Recommendation

The proposal is considered to be in accordance with saved Polices B11 and EMP6 of the Broads Local Plan (1997) and Policies CS1, CS18, CS20 and CS22 of the adopted Core Strategy (2007). 

Background papers: 
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