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1
Description of Site and Proposals
1.1
The application site is located between Ferry Road and the River Bure within the village of Horning and comprises a single storey, detached wet boathouse sited within the curtilage of Eagle Cottage, a dwelling operated as a holiday-let along with many of the surrounding dwellings. The boathouse is sited within a mooring basin and provides mooring for a number of electric boats associated with nearby holiday-let properties. These properties – Kingline Cottages – are situated south west of the application site and are in the ownership of the applicant. 
1.2
The existing boathouse measures 3.6 metres in height at the ridge, 1.4 metres high at the eaves, 5.5m in width and 9.2m in length. It is constructed from wood, clad in feather-edged wooden boarding and has a pitched mineral felt roof.  The boathouse is enclosed on three sides with an open northern elevation to the basin.  There is a small wooden shed to the rear of the boathouse that is currently used to store equipment relating to the holiday let business.
1.3
The proposal seeks consent for the demolition and replacement of the existing boathouse.  
1.4 
The proposed boathouse would be one and a half storeys in height, measuring 6.1metres at the ridge, and 2.6 metres at the eaves.  It would be 8.8 metres wide and 13 metres long.  The additional height would allow for the provision of a first floor sail loft.  The boathouse would also incorporate a workshop and utility room on the south elevation below a mono-pitch roof that would join the gable end 2 metres below the ridge.

1.5
The proposed replacement boathouse would be clad in black-coloured, wood-effect fibre cement weatherboard with a colour-coated profiled sheet steel roof. Windows on the south, west and east elevations and in the gable ends of the building at the apex of the roof are to be stained softwood. The north elevation would have a large roller shutter door.
2
Site History

BA/2009/0126/FUL – Replacement boathouse – refused 10/07/09

3
Consultation


Parish Council – No comments to make about this application.

Broads Society – I am pleased to advise you that we have no objections to the proposal but, as indicated in our response to the original submission and its revision, we still have concerns about the scale of the new boathouse.
District Member – No response received.
North Norfolk District Council – No response received.
4
Representations
One letter of objection from a neighbour raising concerns in respect of the scale of the development and its impact on the existing street scene.

5
Policies
5.1
Broads Core Strategy (adopted September 2007)
Policy CS1  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 wilderness 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.

5.2
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.

B12 – Private Boathouses

Permission will be granted for the development of a boathouse within the curtilage of a dwelling provided that:

a)
 it would not have a significant adverse effect on wildlife and wildlife habitats, or on the character of the landscape, waterways or built environment; and 

b) 
it would not include the provision of residential accommodation.

6
Assessment

6.1
The proposal seeks to achieve a significant increase in the size of the boatshed, effectively doubling the footprint (from approx 51 square metres  to 114 square metres) and raising the ridge height by 2.5 metres.
6.2
The principle of replacing an existing boathouse is considered to be acceptable. The main issues to consider in the determination of this application are the design of the boathouse, the impact of the proposal on the character of the locality and the impact on the residential amenities of adjoining occupiers. 
6.3
Traditionally, boathouses are subservient to the main dwelling on a site, and whilst it is noted that the boathouse is used in association with a holiday-let business, its most obvious relationship is with Eagle Cottage (particularly as this is the nearest dwellinghouse to the boathouse and the boathouse falls within its curtilage).  

6.4
The ridge height of the proposed boathouse would be just 0.6 metres lower than that of Eagle Cottage, and the proposal requires an increase in width from 5.5 metres to 8.8 metres.  The effect of this increase in scale would be to create an ancillary building that is disproportionate to the principal dwelling in both scale and height; and would detrimentally change the character of site, particularly when it is viewed from the River Bure and Ferry Road.
6.5 
The boathouse would be sited just 0.5 metres from the property’s boundary with Ferry Road and once again, the height and scale of the proposal would result in a dominant effect and on the character of the area when viewed from the road and thus significantly detrimental to that character.

6.6
Whilst Eagle Cottage, the riverfront holiday-lets and another nearby property, Dutch Cottage, are all one or one and a half storeys in height, it is noted that a number of holiday dwellings and commercial buildings on the opposite side of Ferry Road, and to the north fronting the River Bure, are two storeys in height.  These, however, are separated from the application site by Ferry Road and are ‘principal’ buildings, not ancillary buildings.  

6.7
In general there is a graduation in the height of development leading away from the river, with development at or near the water’s edge being predominantly one or one and a half storeys and buildings set further back (behind Ferry Road) increasing to two storeys.  Those buildings on the waterfront that are taller than one storey are both principal properties and –Eagle Cottage excepted –modest in size.  The bulk and mass of the proposed boatshed would be incongruous in this pattern of graduated massing.
6.8
When viewed from the river, where glimpsed views can be obtained through the intervening vegetation and buildings, a boathouse as proposed would appear equal in scale and massing to nearby ‘principal’ properties, and so could not be considered to respect the character of the area.  

6.9
The proposed ‘artificial’ timber boarding is also considered to be out of character with the more traditional materials used through the surrounding development and would also not weather in the same way natural timber does which would further contribute to the prominence of the building in the long-term. The proposed roller shutter door would also give an industrial character to the boathouse, more appropriate to the large commercial boathouses located elsewhere on Ferry Road. 

6.10
Whilst the gable windows in the sail loft could cause some degree of overlooking, they would not directly overlook any adjacent property other than Eagle Cottage. Residential use of the loft space would not be appropriate here and the use of this space could be conditioned on any consent. The main impact on the adjacent occupiers would be from the dominant scale of the building, however overall there is not considered to be any significant adverse impact on residential amenity.

6.11
The Protected Species Survey submitted with the application identified five swallow nests within the structure. Accordingly, it is recommended that, were permission for this application to be granted, it would be necessary to append conditions to the permission restricting when demolition works can take place and requiring appropriate mitigation measures.
7
Conclusion

7.1
Whilst it is acknowledged that the principle of a replacement boathouse at this site is acceptable, the height and scale of this proposal would result in a development that would be out of keeping and detrimental to the character of the area when viewed from Ferry Road and the River Bure.  The proposal would be disproportionate in scale when viewed in the context of both the associated principal building and neighbouring dwellings.
8 
Recommendation


Refuse
9 
Reason for Recommendation
The proposal, by virtue of its size, scale, mass and materials would have an adverse impact on the character of the area, and as such would be contrary to saved Policies B11 and B12 of the Broads Local Plan (1997) and Policy CS1 of the adopted Core Strategy DPD (2007).
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