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	Parish
	Horning

	
	

	Reference
	BA/2009/0234/FUL
	Target date
	10 November 2009

	
	

	Location
	The Haven, Ropes Hill Dyke, Horning

	
	

	Proposal
	Replacement dwelling and boat house (resubmission of BA/2009/0158/FUL)

	
	

	Applicant
	Mr Andy Parker

	
	

	Recommendation
	Approve subject to conditions


1
Description of Site and Proposals
1.1
The application site is a dwellinghouse known as ‘The Haven’ which is located at the south-eastern extent of Ropes Hill Dyke. Ropes Hill Dyke is an unmade road which runs parallel to a dyke off the River Bure at the western end of the village of Horning. The bank of the dyke is lined with various dwellings and boathouses and the properties are generally traditional in appearance. The site itself is on the corner of this dyke and the main river, immediately to the south-west of Horning Sailing Club. The site is within flood risk zone 3b and is outside the development boundary.
1.2
The site itself is comprised of a single storey dwelling situated within one metre of the northwest boundary and a wet boathouse along the southwest boundary. The remainder of the plot is lawned and there are a number of mature trees along the northeast and southwestern boundaries.  

1.3
The dwelling dates from the early 1970s and is single storey, elevated above ground level with a cellar area beneath. The dwelling has a monopitch felted roof with clerestorey windows on the southeast (river) elevation. The dwelling is clad with white and blue timber and the river elevation is largely glazed. The footprint of the dwelling measures approximately 6.6 metres by 15.5 metres and the ridge height is approximately 5.5 metres above ground level. 
1.4
The boathouse measures approximately 18 metres by 4.5 metres and has a dual-pitched roof with a ridge height of approximately 4 metres. The walls are clad with dark brown stained timber with windows along the northeast elevation. The river elevation has double doors and the northwest elevation has a garage door.

1.5
The proposal is to replace the existing dwelling and boathouse. 

1.6
The proposed dwelling would be sited approximately 7 metres from the north-western boundary and would measure 7 metres by 15.2 metres. It would be a two storey dwelling, elevated approximately 1 metre above ground level on piles with a ridge height of 7.3 metres.
1.7
In terms of design, it is a contemporary style. The dwelling would take a box-like form with the first floor overhanging the ground floor on the river elevation. A mono-pitch sedum roof would also overhang the whole dwelling and at the rear this would drop to a curved screen along the northeast elevation formed by a series of vertical timber beams. The dwelling would be sited approximately 25 metres from the river and would come within 1.5 metres of the tapering north-eastern boundary.
1.8
The river elevation would be largely glazed with floor to ceiling windows and a small balcony area to the west at first floor level with a glass balustrade. The timber screen at the rear would cover a series of ramps and steps to provide access to the elevated dwelling. The walls would be clad with horizontal timber cladding and the window frames would be colour coated metal with deep reveals coloured green.
1.9
An elevated timber deck with glass balustrade would extend around the front and sides of the dwelling, with access steps to the front and north-eastern side. To the rear of the dwelling, a new mooring cut is proposed which would measure 15.5 metres by 3.5 metres. The existing timber quayheading around the site is also proposed to be replaced 200mm higher. 
1.10
The existing boathouse is proposed to be replaced on the same footprint. This would have a dual pitched roof with a rounded ridge and eaves and a louvre screen to glazing in the gable on the river elevation above a timber door. The walls and roof would be clad with horizontal timber and the northeast elevation would have horizontal glazed panels in the wall and roof. The base of the walls would be formed with vertical steel rails to allow flood water to flow through.
1.11
Four of the existing trees along the north-eastern boundary are proposed to be removed and two new River Birches are proposed to be planted. A new willow fence is proposed along the northeastern boundary. The existing access from Ropes Hill Dyke is proposed to be retained, with new gates.

2
Site History

BA/2009/0158/FUL Proposed replacement dwelling and boathouse - Withdrawn

3
Consultation

Broads Society - We have no objections to the redevelopment on this site. However, we are not convinced that such a contemporary design approach in this location is appropriate, particularly as the surrounding properties are generally of a more traditional design. We are also concerned about the scale and height of the buildings. We are not against imaginative design, in the right setting, but we wonder whether this is the correct location for a proposal of this type. An ameliorating factor is the fact that the buildings are set well back from the river frontage and it appears to have mature trees surrounding them. This does not, however, invalidate the concerns expressed above.
Parish Council - We consider the application should be refused for the following reasons:

· size, style and siting out of harmony with this location. 

If permission is granted we suggest the following conditions of approval should be considered:

· built on site of existing building.

The following information/comments are also relevant to consideration of this application:

· No objection to like-for-like replacement.
District Member – No response

Environment Agency – We wish to inform your Authority that the proposed development is not safe. However the existing development is also not safe. In addition, the proposed development includes measures to reduce the flood risk and the consequences of flooding on the development. Therefore, we will not object to this proposed replacement development. It is the responsibility of the Local Planning Authority to consider the sustainability of the proposed development for the entirety of its lifetime based on the following flood risk, safety and mitigation information, and the fact that there is an existing development on the site. If your Authority is satisfied with the safety of the replacement dwelling then the proposed development will only be acceptable if the following conditions are appended to any planning permission: minimum finished floor levels, no storage of material or raising of ground levels, scheme for the implementation and provision of flood proofing measures, an assessment into the hydrostatic and hydrodynamic pressures acting on the building, surface water run-off generated by the 1 in 100 year (including climate change) will be limited and flood response plan.
North Norfolk Planning Department – No response

4
Policies

4.1
Planning Policy Statement 25: Development and Flood Risk
http://www.communities.gov.uk/planningandbuilding/planning/planningpolicyguidance/planningpolicystatements/planningpolicystatements/
Broads Authority Adopted Development and Flood Risk Supplementary Planning Document

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.

CS8  Response to Climate Change

Contributions to climate change arising from development will be minimised by means of a reduction of greenhouse gas emissions.  Potential impacts will be identified and assessed by developers and measures taken including:

(i)    
 Implementing green travel plans;

(ii)
Incorporating small-scale renewable energy technologies into development; and

(iii)    
Using sustainable design principles that achieve energy efficiency throughout the development’s lifecycle.

CS20  Rural Sustainability

Development within the Environment Agency’s flood risk zones will only be acceptable when it:
(i) Is compatible with national policy and when the sequential test and the exception test, where applicable, as set out in PPS25, have been satisfied;

(ii) Is demonstrated that it is necessary to support the social and economic needs of the local community;
(iii) Would not increase flood risk elsewhere; and 

(iv) Would not affect the ability for future flood alleviation projects to be undertaken.
4.3
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.
H6  Replacement dwellings in the countryside

Replacement dwellings in the countryside will be permitted provided:
a) 
the replacement would be of a similar scale to the existing dwelling and the design and external materials are appropriate to its setting; and

b) 
the replacement will be located on the same site as the existing dwelling and there would be no increase in the number of dwellings; and 

c) 
the existing dwelling has a lawful residential use.

HOR1  Waterside Plots

Within the area of waterside plots defined on the Proposals Map Inset (No 17a) as being covered by this policy, the replacement or extension of existing buildings, and the development of new buildings appropriate to mooring use, including boathouses, will be permitted provided that:
a)
the development would not have a significant adverse effect on the character of the landscape, waterways or wildlife; and

b) 
the development would not include the provision of residential accommodation, other than by the replacement or extension of existing dwellings. 
The development of new dwellings, including holiday dwellings, will not be permitted.

INF2  Protection against flooding

Where appropriate, the Broads Authority will require development which is at risk from flooding to be protected to a level which will be determined by the Broads Authority.

5
Assessment

5.1
This is an application for a replacement dwelling of a similar size to an existing unit and where the principle of replacement is acceptable. The proposal is for a replacement design of a modern style and the key issues to consider are the design of the proposals, impact on the landscape, flood risk, impact on wildlife and trees.
5.2
The siting of the dwelling would be closer to the river than the existing because of the addition of the mooring cut to the rear. However, the existing dwelling is in close proximity of the boundary of the neighbouring property to the north and the re-siting is considered to improve the visual relationship between these two buildings by siting them further apart which would also reduce the impact on the residential amenities of the occupiers. The adjoining occupiers to the west would not be overlooked from openings in the southwest elevation due to the dense screening along this boundary and the northeast elevation would not overlook any residential property.
5.3
In terms of scale, the additional first floor accommodation does result in an increase in height from 5.5 metres to 7.3 metres to the ridge but the footprint would remain approximately the same as existing. Whilst taller, the proposed dwelling would not exceed the height of the substantial two storey dwellings at Racing Reach approximately 200 metres upstream of the application site and, although the dwelling immediately to the west and the sailing club to the east are more modest in scale, the proposal would be seen against a backdrop of tall trees and higher buildings to the north. It is not considered to be out of scale with the surrounding area and is therefore considered to be acceptable. The scale of the boathouse is largely the same as the existing and is therefore considered acceptable. 
5.4
In terms of design, the proposed dwelling and boathouse are very modern in style and form but utilise traditional materials of timber and glass. The existing building is not a good example of traditional Broads design itself, being of a classic 1970s style. However, it is modest and ‘familiar’ in the landscape. In addition, there are a number of properties of comparable style in the vicinity.

5.5
The proposed dwelling does relate to the existing with the rectilinear form, floor to ceiling glazing and horizontal timber boarding. The curved screen to the rear of the building is the biggest departure from traditional architecture but does function to bed down the elevated building into the ground and screens the rear elevation and access ramps whilst creating visual interest by appearing differently from different aspects. The main structures of the dwelling and boathouse would be elevated, achieving a ‘soft-touch’ with the ground which is a more common feature of Broads riverside properties. The overhanging roof and first floor are considered to satisfactorily mitigate the impact of the large proportion of glazing on the river elevation and the timber boarding would weather down over time to become recessive. The dwelling would not be directly on the river (approximately 25 metres from the river front), unlike many of the tall dwellings further downstream which are further forward, and tree planting is proposed along the dyke boundary which would soften views from the east. 
5.6
It is accepted that the proposed scheme is a modern design solution and that this is a prominent site in Horning. Much of the recent development in this area has been of a more familiar style and the question of whether this design is appropriate for this site has been raised. Broads Local Plan Policy B11 recognises the importance of allowing good quality modern design where it is considered appropriate and in this instance it is considered that the design, in its scale, form and materials, respects the site and surrounding area and would not dominate the riverside scene or have any significant adverse impact on the character and appearance of the area. The design, scale, form and materials are therefore considered to be acceptable. 
5.7
Given the existing dwelling and boathouse, the site can be considered as flood risk zone 3a where like-for-like development is permitted in accordance with the Authority’s adopted Development and Flood Risk Supplementary Planning Document. Although the footprint of the proposed dwelling is 5 per cent larger than the existing, the accommodation would be elevated above ground level and there would be an open void beneath the dwelling where flood water could flow freely, unlike the existing dwelling. In addition, the new mooring cut would increase the flood water capacity of the site. The proposed dwelling also incorporates a number of flood resilience measures and the sedum roof would reduce surface run-off. Subject to the conditions recommended by the Environment Agency in their consultation response, the proposal is considered to be acceptable in terms of flood risk.
5.8
A Protected Species Survey has been submitted which identified potential for bat roosting in the cellar of the existing dwelling and also the trees to be removed. Appropriate mitigation and enhancement measures should therefore be conditioned. The four trees which are proposed to be removed are considered either low quality or unviable, and the two proposed trees are considered to be appropriate for the site. New planting is also proposed by the access gate and to the front of the decking on the river elevation which would soften the appearance of the dwelling. 
6
Conclusion
6.1
Whilst the modern design has raised some concern locally, the scale and form are not considered to be significantly dominant or out of character and the use of recessive materials which will weather over time will work to reduce the visual impact. The design, scale, form and materials are therefore considered to be acceptable and the proposal is not considered to have any significant adverse impact on the character and appearance of the surrounding area. The dwelling also incorporates a number of sustainable design features and it is proposed to deliver construction materials by barge. The proposal is considered to be acceptable in flood risk terms and appropriate ecological mitigation and enhancement measures can be conditioned.
7
Recommendation 

7.1
Approve subject to conditions:

(i) standard time limit;
(ii) in accordance with submitted plans.
(iii) minimum finished floor level;
(iv) scheme for provision and implementation of flood proofing measures;
(v) no storage of material or raising of ground levels;
(vi) assessment into the hydrostatic and hydrodynamic pressures acting on the building;
(vii) surface water run-off generated by the 1 in 100 year (including climate change) will be limited;
(viii) flood response plan;
(ix) proposed trees to be planted in next available planting season;
(x) any tree or plant that dies within 5 years to be replaced;
(xi) bat and bird mitigation measures and enhancements;
(xii) materials;
(xiii) remove permitted development rights; and
(xiv) boathouse only to be used in connection with the dwelling.
8
Reason for Recommendation

8.1
The proposal is considered to be in accordance with saved policies B11, B12, H6, HOR1 and INF2 of the Broads Local Plan (1997), policies CS1, CS8 and CS20 of the adopted Core Strategy (2007) and the Authority’s adopted Development and Flood Risk Supplementary Planning Document. 
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