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1 Design and heritage

Increased mass; impact on conservation
area

2 Amenity

Overshadowing, overlooking, loss of
outlook and daylight; occupier amenity

3 Transportation

Cycle storage
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The site and surroundings

1.

In February 2013 planning permission was granted (11/02236/F — see appended
committee report for a full site description) for the redevelopment of the site with a
single block of 66 units compromising 60 two bed flats and 6 one bed flats with
vehicle access from Wherry Road into a ground floor car, cycle and refuse
parking/stores. In October 2014 members agreed changes to the S106 agreement to
remove the overage clause in exchange for an additional affordable unit on site,
taking the total of on-site affordable units to six. The review mechanism was retained
and as the extant permission was implemented on 11 July 2014, occupation will need
to take place within 30 months of that date to avoid a further review of viability.

Constraints

2.

4.

The site is not within a conservation area but is adjacent to the City Centre
conservation area which covers the west/south side of the river but also the
Riverside Walk between the site and the river. On the opposite side of the river from
the site there are a number of locally and statutory listed buildings such as Spooners
Wharf (locally listed) and the City Flour Mill buildings, Ferry Boat Public House and
213 King Street (all grade ).

As part of the adopted local plan the 0.23 hectare site is allocated (CC12) for housing
development at a minimum of 65 dwellings with other uses also being acceptable,
including office, leisure uses or hotel development. |t is required that the design of
the development should enhance the river gateway to the city centre.

The entire site is within flood zone 2.

Relevant planning history

5.

See paragraph 1 above

The proposal

6.

The applicant seeks to vary condition 2 and amend the approved plans. The
scheme remains broadly the same with the main changes being:

e The replacement of the two bedroom ground floor room with a plant room
(relocated from the seventh floor) and rentable storage units;

¢ On the north west corner on the sixth floor the introduction of a two
bedroom flat on the sixth floor with terrace.

o Several external internal and external alterations including:
o repositioning of internal cycle and refuse stores;

o removal of projecting stairwell on south eastern elevation (facing leisure
centre) adjacent to the river and removal of setback windows on floors
four and five above this;

o removal of balconies on the same elevation adjacent to Wherry Road
and replacement with vertical line of windows;



o slight enlargement in size of triple row of tall windows on the north east
(Wherry Road) elevation;

Summary information

Proposal Key facts
Scale
Total no. of dwellings 66 (unchanged)

No. of affordable

6 (unchanged)

dwellings
No. of storeys 7
Max. dimensions 22m high

Density 287 dwellings per hectare (unchanged)
Appearance
Materials Various colour renders (majority white), various coloured

cement panels, black brick.

Energy and resource
efficiency measures

As per paragraph 41 of appended report.

Transport matters

Vehicular access

Wherry Road

No of car parking
spaces

60 (53 internal, 7 external)

No of cycle parking
spaces

66

Servicing arrangements

Internal storage, collection via Wherry Road

Representations

7. Advertised on site and in the press. Adjacent and neighbouring properties have
been notified in writing. 4 letters of representation from 3 individuals have been
received citing the issues as summarised in the table below. All representations
are available to view in full at http://planning.norwich.gov.uk/online-applications/ by
entering the application number.



http://planning.norwich.gov.uk/online-applications/

Issues raised

Response

As with the original scheme, the cycle
parking is inadequate in the space provided.

Cycle parking - see main issue 3.

Drawings are confusing. Hopefully the lowest
part of the staggered end of the building is
towards the bridge like Cannon Wharf at the
other side of the river.

Visualisations have been sent on to
clarify that as with the previous
approval, the highest part if the corner
by the bridge, stepping down away from
the bridge along the river frontage.

Design and heritage — see main issue 1.

Revised elevation to Sidestrand Flats is too
high in relation to existing buildings. Block
sided solid vision gives ugly appearance of a
concrete monstrosity overpowering the
neighbouring 3 storey structure.

The stepping elsewhere in the building would
be better suited to both the riverside and side
adjacent to the bridge to reduce this impact
as the far side does not face a residential
area.

Would cause privacy issues to these flats
also. A fresh look at the entire project should
be taken.

Following visualisations:

Continue to object to out of scale proposalin
its impact on Sidestrand — intrusive and
blocks light.

Design and heritage — see main issue 1.

Amenity — see main issue 2.

Consultation responses

8. Consultation responses are summarised below the full responses are available to
view at http://planning.norwich.gov.uk/online-applications/ by entering the

application number.

Design and conservation

9. Changes to stair tower are generally an improvement (including reduction in
height), the previous appearing as a ‘gap’. Condition requiring materials. Scheme
would be better without increase in height of sixth floor but due to height of element
and setback there will be relatively limited long views and the impact is acceptable.
Setback materials should be changed from white render to a light grey slightly
metallic finish to mitigate impact. Removal of balconies on south east elevation: at

the least windows should be introduced.



http://planning.norwich.gov.uk/online-applications/

Historic England

10. Mostly concerned with alterations to scale and massing of building and how this
would relate to the conservation area across the river. We do not consider the
changes would be such as to have a harmful impact upon the heritage asset. No
detailed comments to make — defer to council to consider the detailing and
materials to ensure a high quality building.

Environmental protection

11. Changes are acceptable providing recommendations or original noise report are
implemented.

Broads Authority

12. No objection.

Norfolk police (architectural liaison)

13. Several comments made on Secure by Design, including access to underground
parking and cycle stores.

Assessment of planning considerations
Relevant development plan policies

14. Joint Core Strategy for Broadland, Norwich and South Norfolk adopted March
2011 amendments adopted Jan. 2014 (JCS)
e JCS1 Addressing climate change and protecting environmental assets
JCS2 Promoting good design
JCS3 Energy and water
JCS4 Housing delivery
JCS5 The economy
JCS6 Access and transportation
JCS9 Strategy for growth in the Norwich policy area
JCS11 Norwich city centre
JCS18 The Broads
JCS20 Implementation

15. Norwich Development Management Policies Local Plan adopted Dec. 2014
(DM Plan)

e DM1 Achieving and delivering sustainable development
DM2  Ensuring satisfactory living and working conditions
DM3  Delivering high quality design
DM4  Providing for renewable and low carbon energy
DM5  Planning effectively for flood resilience
DM6  Protecting and enhancing the natural environment
DM9  Safeguarding Norwich’s heritage
DM11 Protecting against environmental hazards
DM12 Ensuring well-planned housing development
DM13 Communal development and multiple occupation
DM28 Encouraging sustainable travel



16.

DM30 Access and highway safety

DM31 Car parking and servicing

DM32 Encouraging car free and low car housing
DM33 Planning obligations and development viability

Norwich Site Allocations Plan and Site Specific Policies Local Plan adopted
December 2014 (SA Plan)

e CC12 Land at Wherry Road

Other material considerations

17.

Relevant sections of the National Planning Policy Framework March 2012
(NPPF):
e NPPFO Achieving sustainable development
NPPF4  Promoting sustainable transport
NPPF6 Delivering a wide choice of high quality homes
NPPF7  Requiring good design
NPPF10 Meeting the challenge of climate change, flooding and coastal
change
e NPPF11 Conserving and enhancing the natural environment
e NPPF12 Conserving and enhancing the historic environment

Case Assessment

18.

19.

Planning law requires that applications for planning permission must be determined
in accordance with the development plan unless material considerations indicate
otherwise. Relevant development plan polices are detailed above. Material
considerations include policies in the National Planning Framework (NPPF), the
Councils standing duties, other policy documents and guidance detailed above and
any other matters referred to specifically in the assessment below. The following
paragraphs provide an assessment of the main planning issues in this case against
relevant policies and material considerations.

The principle of the residential block here is accepted through 11/02236/F and in
comparison to the scale of this development, the scale and nature of the proposed
changes do not differ substantially from the scheme approved and this Section 73
application for minor material amendments is considered appropriate. This report
should be read alongside the appended original committee report as the vast
majority of the assessment is covered in this.

Main issue 1: Design and Heritage

20.

21.

Key policies and NPPF paragraphs — JCS2, DM3, NPPF paragraphs 9, 17, 56 and
60-66. Heritage key policies and NPPF paragraphs — DM9, NPPF paragraphs 128-
141.

The original design was informed by a number of factors, including the riverside and
Wherry Road aspects being the main frontages with the Novi Sad bridge elevation
being the secondary. Gradual stepping down of the building toward the north east
and south west corners of the site allows a more urban scale while creating a
‘Landmark Block’ and preventing the creation of a corridor effect with the river. The
principle of the design remains the same, as does its main impact on the most
important riverside elevation and adjacent conservation area. The increased visual



22.

23.

24.

25.

impact that is apparent is the additional extension on the 6" floor running parallel
with the Novi Sad Bridge. Although this is not as aesthetically positive as the
approved scheme due to the increased perception of mass, its actual impact is
reduced by the setback of the extension. This means the additional floorspace will
not be as apparent as the face-on elevations suggest and in reality its prominence
will be restricted in many views, for instance by the Sidestrand flats when
approaching along the Riverside Walk from the north.

Where it is more visible, such as in close views along Wherry Road, the colour of
the setback section has been changed to a lighter grey colour as opposed to white
to further reduce its appearance as a single entity. Alongside the setback this will
adequately mitigate the negative aspect of increasing the height here. In longer
views the scale of the additional floorspace is relatively minor in relation to the
approved block and the various steps and material changes will render its impact
acceptable.

The changes to the stair tower, including the removal of the 7™ floor plant room, are
generally positive as the previous stair tower treatment gave the impression of a
gap in the elevation. The new treatment relates better to the rest of the materials
and the framing (including its material) can be agreed via condition. The
replacement of the residential unit on the Novi Sad/Wherry Road north west corner
with the plant room/storage units means a removal of active frontage on an
important corner which is unfortunate. The elevational treatment ensures some
fenestration is retained and given the mass of activity on upper floors, the change is
acceptable, assisted by the superior amenity standards of the replacement flat.

On the south east elevation facing the leisure centre the removal of the stairwell is
acceptable, as is the removal of the setback on floors four and five given their
height. The removal of the balconies on the element adjacent to Wherry Road is
more visible but the use of fenestration continues to add interest and break up the
elevation. The other changes, such as the changes to the windows, are relatively
minor and do not undermine the visual acceptability of the scheme. The majority of
the materials have been agreed through 14/00863/D and the conditions reflect this.

While the scheme would arguably be a better one without some of the changes
proposed, particularly the ground floor corner and the additional floorspace at 6™
floor level, on balance the changes do not undermine or substantially degrade the
visual quality and acceptability of the scheme to the point there would be any
unacceptable harm for the development’'s appearance within the street scene, the
character of the wider conservation area or for the setting of any nearby listed
buildings.

Main issue 2: Amenity

26.

27.

Key policies and NPPF paragraphs — DM2, DM11, NPPF paragraphs 9 and 17.

Neighbouring amenity

The principle of residential units this close to those neighbouring at Sidestrand flats
has been accepted and the alterations to windows, the new windows of the 6" floor
flat and its terrace raise no substantial opportunities for increased overlooking or
loss of privacy over and above what already has permission. The same can be said
for the overbearing impact of the development and loss of daylight and direct



28.

overshadowing. Although there will be a slight increase in overshadowing and loss
of light/outlook for some units in Sidestrand, when compared to the amenity impact
of the approved scheme, the amenity implications are relatively minor and are not
severe enough to warrant refusal.

Occupier amenity

The shaded balconies being removed on the south east elevation provided minimal
amenity space for occupiers and their removal does not undermine overall amenity
standards. With its terrace and greater outlook the 6™ floor flat provides a greater
level of amenity than the ground floor flat it replaces and overall occupier amenity
remains acceptable.

Main issue 3: Transport

29.

30.

31.

Key policies and NPPF paragraphs — JCS6, DM28, DM30, DM31, NPPF
paragraphs 17 and 39.

The level of and room for cycle storage was accepted as part of the previous
application — all are internal and therefore secure. The specification for the cycle
stands was agreed at detail stage (14/00863/D) and the layout and provision
remains acceptable subject to condition.

One additional car parking spot is proposed — this raises no significant issues. The
refuse storage has been reconfigured to consolidate it into two separate stores
instead of the previous four. The level of provision remains acceptable, as does the
servicing arrangements. The changes result in no significant transportation
concerns.

Compliance with other relevant development plan policies

32. A number of development plan policies include key targets for matters such as
parking provision and energy efficiency. The table below indicates the outcome of
the officer assessment in relation to these matters.

Requirement Relevant policy | Compliance

Cycle storage DM31 Yes subject to condition
Car pgr_king DM31 Yes subject to condition
provision
Refuse Yes subject to condition
. DM31
Storage/servicing
JCS1&3 Yes subject to condition
Energy efficiency
DM3
Water efficiency JCS 183 Yes subject to conditioned sustainability
strategy.
Sustainable DM3/5 Not applicable. Surface water strategy
urban drainage agreed through 14/00863/D




Other matters

33.The following matters have been assessed and considered satisfactory and in

accordance with relevant development plan policies, subject to appropriate conditions
and mitigation:

e Landscaping: as per the original scheme with details agreed through
14/00863/D.

e Flooding: The same conditions relating to finished floor levels of habitable
rooms and compensatory flood storage will be applicable as the previous
application. The water / plant room is not elevated like the previous ground
floor room was and will be at risk from a 1 in 1000 year flood event. However
the likelihood and lack of direct risk to human life render this tolerable.

Equalities and diversity issues

34.

There are no significant equality or diversity issues.

S106 Obligations

35.

The on-site affordable housing provision (six units) and the transportation and open
space contribution remain, subject to a deed of variation to link the obligations to
this new permission.

Local finance considerations

36.

37.

38.

Under Section 70(2) of the Town and Country Planning Act 1990 the council is
required when determining planning applications to have regard to any local finance
considerations, so far as material to the application. Local finance considerations
are defined as a government grant or the Community Infrastructure Levy.

Whether or not a local finance consideration is material to a particular decision will
depend on whether it could help to make the development acceptable in planning
terms. It would not be appropriate to make a decision on the potential for the
development to raise money for a local authority.

In this case local finance considerations are not considered to be material to the
case. It is worth noting that any increase in floorspace above what was previously
approved would be subject to a CIL charge.

Conclusion

39.

The conclusions of the original approval are still relevant here and worth repeating
in full:

The proposals provide for the residential redevelopment of a vacant brownfield
site in an accessible City Centre location. The proposals have a distinctive
contemporary character and architectural style which is considered to be
acceptable given the mixed character of surrounding development. The proposals
height would not obstruct any significant building within any identified corridor of
vision, it would however help to balance the riverscape of the two banks and help



40.

to define the streetscape around Novi-Sad bridge. The layout of the site is
considered to be efficient given the fairly high density of the proposals and
satisfactorily provides for the necessary parking, servicing and amenity
requirements of the site. Whilst the proposals would have some implications on
the amenity of neighbouring properties, the impact is not considered to be
significant and not considered to warrant refusal of the application.

Despite not providing a scheme as visually ideal as before, the relatively minor
changes proposed as part of this application do not undermine the positives
previously identified and the recommendation is one of approval. The development
is in accordance with the requirements of the National Planning Policy Framework
and the Development Plan, and it has been concluded that there are no material
considerations that indicate it should be determined otherwise.

Recommendation

To approve application no. 15/00464/VC - Land Adjacent To Novi Sad Bridge Wherry
Road Norwich and grant planning permission subject to the completion of a satisfactory
deed of variation for the previous legal agreement and subject to the following conditions:

1.

W N

Within 2 months of this decision, details of the following shall be submitted to and
agreed in writing with the local planning authority:

a. External finish for sixth floor setback (including sample, colour, finish,
manufacturer);

b. External finish for stair tower on north west elevation (including sample,
colour, finish, manufacturer)

C. Glazing system for stair tower on north west elevation (including scaled

drawings, materials, finish).
In accordance with the approved plans
Previously agreed external materials in accordance with the details agreed in
14/00863/D
In accordance with the landscaping scheme as approved through 14/00863/D.
Details of PV panels
Details of CCTV system
Provision of refuse storage
Cycle storage in line with the details agreed through 14/00863/D
In accordance with approved Flood Risk Assessment
In accordance with the flood warning and evacuation plan agreed in 14/00863/D
In accordance with the surface water strategy approved in 14/00863/D
Provision of fire hydrant/s in accordance with the details approved in 14/00863/D
Vehicle crossover to the southeast corner of the site shall be shall be provided in
full accordance with the details as approved in 14/00863/D

Article 35(2) Statement

The local planning authority in making its decision has had due regard to paragraph 187
of the National Planning Policy Framework as well as the development plan, national
planning policy and other material considerations, following negotiations with the
applicant and subsequent amendments the application has been approved subject to
appropriate conditions and for the reasons outlined in the officer report.
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