
       

Main issue 1: Principle of development 

15.    Key policies and NPPF paragraphs – JCS19, DM18, NPPF paragraph 23. 

16. The application proposes new A1retail floorspace with the flexibility for 50% to be 
used as a restaurant/café (A3 use). Such uses are identified by the NPPF as ‘main 
town centre uses’, which under DM18 are permitted in identified centres subject to 
a number of criteria being met.  JCS 19 defines the hierarchy of retail centres (city 
centre/large /district and local centres) for the Norwich Policy Area and specifically 
identifies Riverside Retail Park as a large district centre within that hierarchy.  

17. Notwithstanding the general permissive approach towards new retail development 
within identified centres, DM18 states that there will be no further retail 
development at Riverside large District Centre, ‘unless it provides sustainable 
transport improvements to significantly enhance accessibility by public transport 
and pedestrian and cycle linkages from the retail park to the primary and secondary 
retail areas, sufficient to offset any potentially harmful impacts on traffic congestion 
and highway safety arising from additional trip generation associated with the 
development’. This restrictive approach is a response to both the severely 
constrained local highway network and the format of this retail destination which is 
predominantly orientated towards car-borne customers.  Significantly the retail park 
is situated on a critical part of the strategic road network where both the inner and 
outer ring roads are combined, and suffers from routine and severe congestion, 
exacerbated by customers accessing the retail park.  

18. During the public examination into the Local Plan the council indicated that a 
proportionate approach would be taken to new development at Riverside and that 
case by case exemptions could be made for very minor development which has no 
implications for increased trip generation. The amount of new floorspace proposed 
in relatively modest compared to the scale of the existing retail park (278sqm 
compared to an existing total of approximately 18,580sqm, an increase of 1.5%). 
However, as first submitted the application sought flexibility for the whole of the 
floorspace to be used for purposes within classes A1, A3 and A5. It was considered 
that the introduction of a hot food operation or a restaurant use of the whole 
building had the potential to attract additional customers to the location and 
significant additional vehicular trips. The Highways Officer (County – Strategic 
network) raised concerns over the highway impact of this additional traffic 
generation on the existing severely congested highway network. As a result of 
these concerns the proposal has been amended, the A5 use (hotfood takeaway) 
has been removed from the range of uses sought and the applicant has confirmed 
that A3 use (café/restaurant) is now only sought for one of the two retail units 
proposed. The use of the proposed floorspace for A1 general retail use and a 
café/restaurant use, limited to 139sqm, increases the likelihood that the floorspace 
will improve and extend  the range of goods and services available to existing 
customers rather than generating significant additional new trips in its own right.  To 
offset the impact of any additional trip generation officers have negotiated a 
financial contribution (£13,000) from the developer to fund measures to improve the 
accessibility of the site by other modes of transport. On the basis it is considered 
that the scale of proposed development at Riverside is acceptable and consistent 
with policy DM18.  

 



       

Main issue 2: Design 

19. Key policies and NPPF paragraphs – JCS2, DM3, NPPF paragraphs 9, 17, 56 and 
60-66. 

20. DM3 seeks to deliver high quality design and development which enhances and 
responds in terms of height, massing and materials to the surrounding area. The 
existing retail park was constructed in the late 1990s/early 2000s and consists of 
large format stores aligned to face an expansive surface level customer parking 
area. The Koblenz Avenue frontage is currently open, with Poundland and 
Morrisions presenting side elevations to the road and a wide landscaping bed 
delineating the highway boundary. The landscaped frontage is characterised by low 
shrub and tree planting and acts to both frame the retail park and filter views of the 
car park area.   

21. The proposed development departs from the existing retail units at the district 
centre in a number of ways. Significantly the building is lower in height, free 
standing and proposed adjacent to the Koblenz Avenue frontage which is currently 
open and free of buildings. Although not heavily used by pedestrians, Koblenz 
Avenue is a principal route within the city and as such it is considered that new 
development in this location should enhance the appearance of this shopping 
location.  

22. The revised plans orientate the front of the new building towards the customer car 
park. This principal elevation includes two frameless glazed shop fronts which 
extend around the two adjacent corners of the building. The rear of the building 
which faces Koblenz Avenue is functional, unglazed and timber enclosures are 
proposed for bin and plant equipment. This elevation of the building will be highly 
visible from the adjacent road and will reduce open views across the car park. In 
order to screen the service enclosures and to create visual interest, a projecting 
pergola structure is proposed. This extends 7.5m from the rear of the building over 
an existing pedestrian pathway and landscaped frontage. The plans show this area 
replanted and includes plant types which will grow up and over the pergola's timber 
and stainless steel wire frame. Once the climbers are established, the resulting 
green archway structure will have a significant effect on the appearance of the new 
building. The rear elevation of the building which is to be clad in Siberian larch 
timber cladding will be viewed in this context. On this basis the design of the new 
development is considered acceptable and provides the opportunity for the rather 
dated and tired frontage landscaping to be renewed.    

Main issue 3: Loss of parking 

23. Key policies and NPPF paragraphs – DM29 and DM31 NPPF paragraphs 29,32 
and 35. 

24. There are currently two car park areas serving the retail park (total 540 spaces). 
The proposed development results in the loss of 36 existing parking spaces, 7 new 
car parking spaces are proposed, resulting in a net overall loss of 29 spaces. The 
Transport Statement submitted with the application includes a survey of existing car 
parking demand. The survey recorded car park use on two peak shopping days 
(Friday and Saturday) and shows continuous use on those days and heavy use at 
particular times. A number of representations have been received from existing 
retailers highlighting existing demand and congestion in the car park and the 





       

Other matters  

30. The following matters have been assessed and considered satisfactory and in 
accordance with relevant development plan policies, subject to appropriate conditions 
and mitigation: List relevant matters: contamination. 

Equalities and diversity issues 

31. There are no significant equality or diversity issues. 

S106 Obligations 

32. The applicant has offered a Unilateral Undertaking (UU). A UU like a S106 is a legal 
deed where developers covenant to perform planning obligations - in this case the 
payment of a commuted sum of £13 000 to fund  measures to improve the 
accessibility of the site by other modes of transport. The UU will secure the 
payment of the sum prior to first use of the commercial floorspace. 

Local finance considerations 

33. 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. 

34. 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. 

35. In this case local finance considerations are not considered to be material to the 
case. 

Conclusion 
36. The new development will support the vitality and viability of Riverside large district 

centre without generating significant additional traffic generation. Any additional trip 
generation will be mitigated by improvements to sustainable access to be funded by 
a financial contribution from the applicant. 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. 15/00689/F - Car Park adjacent to 6 Albion Way, Norwich  
and grant planning permission subject to the completion of a satisfactory legal agreement 
to secure payment of a commuted sum to fund measures to improve the accessibility of 
the site by other modes of transport and subject to the following conditions: 

1. Standard time limit; 
2. In accordance with plans and details; 



3. Use restrictions – A3 use of no more than 139sqm / - all floorspace, removal of PD
rights for changes of use;

4. Contamination -  stop work if unknown contamination encountered;
5. No piling unless details approved – to include contamination risk assessment and

where necessary remediation;
6. Finished floor level to reduce risk of flooding;
7. Flood warning and evacuation plan;
8. Detailed landscape proposals including - landscape management;
9. Provision of servicing facilities and cycle parking.

Article 32(5) 

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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	19. Key policies and NPPF paragraphs – JCS2, DM3, NPPF paragraphs 9, 17, 56 and 60-66.
	20. DM3 seeks to deliver high quality design and development which enhances and responds in terms of height, massing and materials to the surrounding area. The existing retail park was constructed in the late 1990s/early 2000s and consists of large format stores aligned to face an expansive surface level customer parking area. The Koblenz Avenue frontage is currently open, with Poundland and Morrisions presenting side elevations to the road and a wide landscaping bed delineating the highway boundary. The landscaped frontage is characterised by low shrub and tree planting and acts to both frame the retail park and filter views of the car park area.  
	21. The proposed development departs from the existing retail units at the district centre in a number of ways. Significantly the building is lower in height, free standing and proposed adjacent to the Koblenz Avenue frontage which is currently open and free of buildings. Although not heavily used by pedestrians, Koblenz Avenue is a principal route within the city and as such it is considered that new development in this location should enhance the appearance of this shopping location. 
	22. The revised plans orientate the front of the new building towards the customer car park. This principal elevation includes two frameless glazed shop fronts which extend around the two adjacent corners of the building. The rear of the building which faces Koblenz Avenue is functional, unglazed and timber enclosures are proposed for bin and plant equipment. This elevation of the building will be highly visible from the adjacent road and will reduce open views across the car park. In order to screen the service enclosures and to create visual interest, a projecting pergola structure is proposed. This extends 7.5m from the rear of the building over an existing pedestrian pathway and landscaped frontage. The plans show this area replanted and includes plant types which will grow up and over the pergola's timber and stainless steel wire frame. Once the climbers are established, the resulting green archway structure will have a significant effect on the appearance of the new building. The rear elevation of the building which is to be clad in Siberian larch timber cladding will be viewed in this context. On this basis the design of the new development is considered acceptable and provides the opportunity for the rather dated and tired frontage landscaping to be renewed.   
	Main issue 3: Loss of parking
	23. Key policies and NPPF paragraphs – DM29 and DM31 NPPF paragraphs 29,32 and 35.
	24. There are currently two car park areas serving the retail park (total 540 spaces). The proposed development results in the loss of 36 existing parking spaces, 7 new car parking spaces are proposed, resulting in a net overall loss of 29 spaces. The Transport Statement submitted with the application includes a survey of existing car parking demand. The survey recorded car park use on two peak shopping days (Friday and Saturday) and shows continuous use on those days and heavy use at particular times. A number of representations have been received from existing retailers highlighting existing demand and congestion in the car park and the negative consequences of reducing provision and increasing demand for spaces through new development.
	25. The retail park is located in a part of the city centre where it has been identified that there is currently a substantially higher level of parking relative to the level of retail and leisure provision. As a result, the adopted policies map identifies this area as a location for reduced parking and subject to the provisions of DM29.The level of free parking available at Riverside promotes car –based shopping trips, contributes to local highway congestion and discourages linked trips between this centre and the primary shopping area/city centre. On the basis of addressing congestion and encouraging more sustainable patterns of travel, there is no in principle objection to the loss of car parking spaces at this large district centre.  Although this is likely to both increase demand for spaces and extend periods of congestion within the car park, the submitted survey indicates that at most of time of the day/ and times of the week, spare capacity will still remain. The proposed cycle parking and the funding of measures to improve public transport access will assist in promoting access to the location by means other than by car and mitigate the loss of parking provision. The Highway officer (county) has indicated that the level of parking reduction will have negligible impact on the functioning of the adjacent strategic highway network. 
	Main issue 4: Flood risk
	26. Key policies and NPPF paragraphs – JCS1, DM5, NPPF paragraphs 100 and 103.
	27. The site and the entire retail park are within Flood Zone 2 and at medium risk of fluvial flooding. The development is proposed to support the vitality and viability of Riverside large district centre and as such alternative sites at lower flood risk would not be suitable to meet this site specific objective. It is therefore considered that there are no sequentially preferable sites to accommodate the development. Where the sequential test is satisfied the NPPG identifies retail as less vulnerable development appropriate within the medium risk flood zone.
	28. Applying the environment agencies standing advice the proposals are considered acceptable subject to conditions relating to the finished floor levels, surface water management and warning and evacuation procedures.
	Compliance with other relevant development plan policies 
	29. 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.
	Compliance
	Relevant policy
	Requirement
	Yes subject to condition
	Refuse Storage/servicing
	DM31
	Yes subject to condition/No – expand/Not applicable
	Sustainable urban drainage
	DM3/5
	30. The following matters have been assessed and considered satisfactory and in accordance with relevant development plan policies, subject to appropriate conditions and mitigation: List relevant matters: contamination.
	Equalities and diversity issues
	S106 Obligations

	31. There are no significant equality or diversity issues.
	32. The applicant has offered a Unilateral Undertaking (UU). A UU like a S106 is a legal deed where developers covenant to perform planning obligations - in this case the payment of a commuted sum of £13 000 to fund  measures to improve the accessibility of the site by other modes of transport. The UU will secure the payment of the sum prior to first use of the commercial floorspace.
	Local finance considerations
	33. 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.
	34. 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.
	35. In this case local finance considerations are not considered to be material to the case.
	Conclusion
	36. The new development will support the vitality and viability of Riverside large district centre without generating significant additional traffic generation. Any additional trip generation will be mitigated by improvements to sustainable access to be funded by a financial contribution from the applicant. 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. 15/00689/F - Car Park adjacent to 6 Albion Way, Norwich  and grant planning permission subject to the completion of a satisfactory legal agreement to secure payment of a commuted sum to fund measures to improve the accessibility of the site by other modes of transport and subject to the following conditions:
	1. Standard time limit;
	2. In accordance with plans and details;
	3. Use restrictions – A3 use of no more than 139sqm / - all floorspace, removal of PD rights for changes of use;
	4. Contamination -  stop work if unknown contamination encountered;
	5. No piling unless details approved – to include contamination risk assessment and where necessary remediation;
	6. Finished floor level to reduce risk of flooding;
	7. Flood warning and evacuation plan;
	8. Detailed landscape proposals including - landscape management;
	9. Provision of servicing facilities and cycle parking.
	Article 32(5)
	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 ...

