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 INTRODUCTION 1.

1.1 This Planning Statement has been prepared by Iceni Projects on behalf of Weston Homes and 

Columbia Threadneedle (the Applicant) in support of a hybrid (part detailed, part outline) planning 

application submitted to Norwich City Council (NCC) for the comprehensive redevelopment of the 

Anglia Square Shopping Centre site and surrounding land (the Site). 

1.2 The Site is located in a strategic position within the northern part of Norwich City Centre and 

comprises part of a Large District Centre. It has been identified for redevelopment for a number of 

years within various local planning policy documents, including the 2010 Northern City Centre Area 

Action Plan and more recently the Council’s 2017 Anglia Square and Surrounding Area Policy 

Guidance Note. 

1.3 The proposed development seeks to comprehensively redevelop the existing Site to provide a new 

mixed use scheme to enhance the Large District Centre (including up to approximately 11,000 sqm 

GEA flexible retail/ commercial/non-residential institution floorspace and a replacement cinema), a 

replacement multi-storey car park, a new purpose-built facility for Surrey Chapel, up to 1,250 new 

residential dwellings and a hotel. 

1.4 The proposals will secure the long-awaited redevelopment of this underutilised Site and provide 

significant investment to enhance the physical appearance, the retail and leisure function and 

overall vibrancy of the Site, as well as acting as a catalyst for the wider regeneration of the northern 

City Centre. The development seeks to create a successful retail environment that will provide a 

greater range of shops and facilities appropriate to Anglia Square’s position within the retail 

hierarchy, whilst meeting the everyday needs of local residents. In particular, the proposals include 

a new food store, new modern units for comparison retailing, local retailers and services and an 

enhanced leisure offer to serve the needs of the existing community as well as the new residents, 

alongside new employment floorspace for a range of businesses. Meanwhile the new homes will 

create a new residential quarter at Anglia Square which will have good connectivity to the existing 

surrounding community, thereby providing a significant boost to the City’s housing supply for a 

number of years, and underpinning the viability of the new mixed use facilities. 

1.5 The proposed development will be a complex and multifaceted project. It has been planned 

comprehensively, but out of practical and commercial necessity, and to ensure that as far as 

practicable the shopping centre remains operational at all times during the construction process, it 

will be brought forward in a number of phases. As such, this application is submitted as a hybrid 

planning application, with Phase 1, relating to Block A on the northern part of the Site  (to ensure 

that  the rest of the shopping centre remains operational at all times during the construction of  

Phase 1), and the residential tower submitted in detail, with the remainder (Phases 2 to 4) 
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submitted in outline. The general form and layout of the latter phases is established by a number of 

development parameters set out on the accompanying Parameter Plans, which are submitted for 

approval. 

1.6 The development proposals have been informed by a wide range of technical assessments relating 

to issues including heritage, townscape & visual impact, air quality, traffic and transport, noise, 

ecology, tree protection, sustainability, flood risk & drainage, and socioeconomics. A full list of 

technical documents submitted in support of this application is included within the Document 

Directory. An Environmental Impact Assessment (EIA) was undertaken to support the application 

which is therefore also accompanied by an Environmental Statement (ES), to consider in detail the 

potential impacts of the development and any necessary mitigation measures. 

1.7 The development proposals have been informed by extensive pre-application discussions with 

NCC over a two year period, as well as engagement with the relevant consultees including Norfolk 

County Council (NCoC) and NCC highways officers, Historic England, and the Lead Local Flood 

Authority. The design of the scheme has also benefitted from the detailed feedback of 

Design:South East which NCC appointed to provide independent design review. Further details on 

the design evolution of the scheme and how the proposals address the key issues raised by 

consultees are provided within the Design & Access Statement and relevant technical reports/ and 

ES chapters. A series of public consultation events have also been held to engage with the local 

community and key stakeholders. Further information regarding the engagement activities 

undertaken and responses to comments received are detailed within the Statement of Community 

Involvement that accompanies this application. 

1.8 This Planning Statement provides Norwich City Council with an overall summary of the existing 

Site and surroundings and its relevant planning history, an explanation of the proposed 

development and the structure of the application, and a discussion of the justification for the 

proposals having regard to relevant national and local planning policies and other material 

considerations.  

1.9 This Planning Statement is structured as follows: 

 Chapter 2 – The Application Site and Surroundings 

 Chapter 3 – The Development Proposals 

 Chapter 4 – Planning Policy Assessment 

 Chapter 5 – Benefits of the Proposals 

 Chapter 6 – Conclusion 
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 THE APPLICATION SITE AND SURROUNDINGS 2.

Site Description 

2.1 The Site measures approximately 4.5 hectares and comprises the existing Anglia Square Shopping 

Centre and associated land, located in the northern part of Norwich City Centre, a short walk from 

the centre of the City and adjacent to the inner ring road (St Crispin’s Road), as identified by the 

Hybrid Application Boundary Plan included at Appendix 1.  

2.2 The main Site area, and associated land known as Anglia Square, is bounded by New Botolph 

Street and Pitt Street to the west, Edward Street to the north, Magdalen Street to the east and St 

Crispin’s Road to the south. The application Site comprises nearly the entirety of the land within 

this area, including a cluster of buildings at the Pitt Street / St Crispin’s Road roundabout which are 

not within Anglia Square. The exceptions are the exclusion of the existing retail units within the 

southeastern corner of the Site adjacent to the flyover (to be retained by the landowner, Columbia 

Threadneedle), and the former Barclays Bank building within the northeastern corner of the Site 

(which is now a convenience food store in separate ownership). In addition, the application Site 

comprises a parcel of land to the northwest of New Botolph Street/ west of Edward Street, and an 

area of land to the north of Edward Street and west of Beckham Place, both currently used for 

surface level car parking. 

2.3 Anglia Square was extensively redeveloped during the 1960s and 1970s following the construction 

of St Crispin’s Road. The Site currently includes Anglia Square Shopping Centre and its associated 

public realm. On the eastern part of the Site, this includes the existing Anglia Square public space 

and surrounding retail units, the upper level Hollywood Cinema and vacant retail units, and the 

retail units fronting Magdalen Street. The northern part of the Site includes the vacant and 

structurally unsound multi-storey car park, whilst the central and southern part of the Site is 

dominated by the vacant office building Sovereign House (part seven, part eight storeys, with a 

nine storey core). To the west of the main structures of Anglia Square can be found ‘Anglia Square 

Shoppers Car Park’ (land south of Upper Green Lane) together with a second area of surface level 

car parking, ‘RCP Parking LTD’ (land west of Botolph Street). Within the southwestern section of 

the Site between Pitt Street and Botolph Street, is a cluster of buildings of varying design and 

layout, comprising of Surrey Chapel, Norwich Men’s Shed, Norwich Farmshare, and other 

commercial premises which are currently vacant. The southeastern part of the Site includes 

Gildengate House, a seven storey office building (partly in use as artists’ studios but otherwise 

vacant), and a large rectangular two storey building accommodating a discount retailer, which 

fronts onto Anglia Square open space. 
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2.4 The main Site is currently served by vehicular access points from New Botolph Street to the west, 

Edward Street to the north and St Crispin’s Road to the south. Upper Green Lane provides 

vehicular access internally from the flyover to the south, to the upper parts of the Site (including the 

cinema and the entrance to the vacant multi-storey car park), above the pedestrianised shopping 

area below. Pedestrian access to the shopping centre is predominantly facilitated by two 

pedestrian routes (Sovereign Way and Anne’s Walk) from Magdalen Street to the east, and via 

Botolph Street from the west. The Site currently suffers from poor legibility, with the layout 

providing limited connections within the Site and to its surroundings.  

2.5 Sovereign House was built in the late 1960s and the shopping centre, Gildengate House, the multi-

storey car park and cinema were constructed in the early 1970s. Since then, the physical fabric and 

infrastructure throughout the Site has deteriorated, and the area is in need of significant investment 

in order to replace existing vacant buildings, make more efficient use of the Site and provide new 

retail, leisure, hotel, commercial and community use accommodation, to meet the needs of modern 

retailers and businesses. 

Site Context 

2.6 The eastern part of the Site is bounded by Magdalen Street, a relatively narrow main road fronted 

by predominantly two and three storey older buildings with retail units at ground floor level, as well 

as a large four storey late 20
th
 century building immediately opposite the Site, accommodating 

Roy’s department store, a post office and Riley’s Sports Bar. Magdalen Street is a key route taking 

vehicular and pedestrian traffic from the northern suburbs into the City Centre, under the St 

Crispin’s Road flyover. A number of bus stops are located on Magdalen Street adjacent to the 

flyover. Opposite the northeastern corner of the Site, at the junction of Edward Street and 

Magdalen Street, is a doctor’s surgery (The Gurney Surgery) and a pharmacy. 

2.7 To the north of Edward Street, the area surrounding the land west of Beckham Place includes a 

variety of generally large scale buildings, including Dalymond Court, (a pair of four storey 

residential apartment buildings) to the west, and the three storey Epic Studios building to the east. 

To the north of the existing surface level car park, planning permission was granted in May 2017 

for “the erection of 7 No. dwellings and a block of 12 No. flats and either a terrace of 8 No. 

dwellings or 18 No. flats associated with the Norfolk & Norwich Association for the Blind” 

(application reference 17/01391/F). We understand that the applicant is currently in the process of 

discharging the conditions to enable development to commence. 

2.8 The area to the northwest of the Site is largely residential in character, comprising predominantly 

two storey 19
th
 century terraced houses off the historic St Augustine’s Street, which is lined with 

older two storey properties many of which have retail / commercial / maker uses at ground floor. To 

the northwest of the junction of New Botolph Street and St Augustine’s Street is St Augustine’s 
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Church (Grade I Listed) and the adjacent Grade II Listed terraced timber-framed properties at 2-12 

Gildencroft. To the south of these properties is Gildencroft Park, which includes a large children’s 

play area. To the south of the park, there are a collection of commercial properties located towards 

the roundabout with St Crispin’s Road, on the west side of Pitt Street. 

2.9 To the south of Anglia Square, to the southeast, there are the two storey buildings fronting 

Magdalen Street, and to their west, the Grade II Listed Doughty’s Hospital, which comprises two 

storey 19
th
 century terraced almshouses for the elderly built around a central garden. However, 

west of that, and for the large part of the area facing the Site, the buildings are generally of a larger 

scale (up to approximately 6 storeys) and commercial in nature. Furthermore, planning permissions 

have recently been granted for the enlargement, upwards extension and recladding of St Crispin’s 

House as student accommodation and for a mixed use redevelopment scheme with a new large 

corner building facing Anglia Square, at St Mary’s Works, to the southeast and southwest 

respectively of the roundabout on St Crispin’s Road. Further to the south lies the core of Norwich 

City Centre, providing a significant range of department stores, other comparison retail and local 

shops, services and facilities within a short walk of the application Site. St Crispin’s Road currently 

presents a barrier both physically and psychologically, creating a certain degree of separation 

between Anglia Square and the rest of the City Centre to the south. However a new surface level 

pedestrian and cycle crossing is due to be constructed shortly between St George’s Street to the 

south and Botolph Street within the Site, to provide a more effective link across this main road and 

into the City Centre beyond, than the pedestrian underpass that it will replace. Additionally, plans 

are being developed separately by Columbia Threadneedle in consultation with NCC for 

opportunities to improve the environment under the St Crispin’s Road flyover and to introduce a 

range of commercial activities in removable structures. This is intended to create an attractive and 

vibrant area where currently there is a psychological barrier for shoppers on Magdalen Street to 

continue northwards under the flyover, towards the Development. 

2.10 Within the wider Norwich context, the application Site is located within the northern part of the City 

Centre, within an area characterised as a transition zone between the historic and commercial core 

of the City to the south and the largely residential area to the north. The Site is designated as part 

of a Large District Centre and thus plays an important role in the City’s retail hierarchy. 

2.11 The Site is well served by a range of sustainable transport options, as detailed further within the 

Transport Assessment submitted in support of this application. In particular, Magdalen Street acts 

as a main public transport corridor into the City Centre from the north of Norwich, whilst the 

facilities and services located within the core of the City Centre are located a convenient walk or 

cycle ride to the south. 
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Planning Framework 

2.12 The application Site sits within Norwich City Centre, and is located within, and forms a significant 

part of, the Anglia Square/ Magdalen Street Large District Centre as defined on Norwich City 

Council’s 2014 Local Plan Policies Map. The Large District Centre is identified as being within the 

second tier of the hierarchy of centres for the Greater Norwich area. Furthermore, Anglia Square is 

identified within the 2011 Joint Core Strategy for Broadland, Norwich and South Norfolk (amended 

2014) (JCS), as an area of change, with a focus on a mix of commercial, residential and retail uses 

and an improved public realm. 

2.13 Norwich City Council’s Policies Map also identifies the Site as being located within the following 

designations: 

 City Centre Leisure Area 

 City Centre Regeneration Area 

 Conservation Area 

 Area of Main Archaeological Interest 

 Critical Drainage Area 

 City Centre Parking Area 

 Area for Reduced Parking 

2.14 Further discussion regarding the relevant policy context and an assessment of the proposals 

against key policy requirements is set out below in Chapter 4. 

Planning History 

Application Site 

2.15 Whilst the original consent for the Site is not available, the Anglia Square Policy Guidance Note 

(March 2017) indicates that the Site was originally cleared as part of the construction of the inner 

ring road (St Crispin’s Road) in the 1960s and included the clearance of land to the west of the 

shopping centre across to Pitt Street and St Augustine’s Street. We understand that the original 

planning consent for Anglia Square included the shopping centre, cinema, car park and offices. 

Further to this, additional phases of development were designed for the western part of the Site but 

never built. As such, much of this land is still undeveloped today and is used as surface level car 

parking. 

2.16 Following a review of the planning history available on Norwich City Council’s online planning 

register, we set out below a summary including the most recent, relevant planning history relating 

to the Site. A comprehensive planning history for the Site can be found in Appendix 2. 
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Table 2.1 Planning History Summary 

Application 

Reference 

Proposal Decision  

07/01349/F Comprehensive regeneration of Anglia Square and environs for 

mixed use development, including detailed proposals for 

residential tower (block A) and foodstore and full details of 

servicing, car parking, access (including enhanced pedestrian, 

cycle, public transport accessibility, bridge link from St Crispins, 

foodstore service bridge and closing of subway) and proposed 

Edward Street/Pitt Street link road. Establishing the principle of 

additional retail (Class A1) and residential (Class C3), food and 

drink uses (Classes A3, A4 and A5), office use (Class B1), the 

potential relocation of Surrey Chapel (Class D1) and 

enhancement of landscaping including enlarged square. 

Withdrawn – 

August 2008 

08/00974/F Comprehensive regeneration of Anglia Square and environs for 

mixed use development, including detailed proposals for 

residential (Block A) and foodstore and full details of servicing, 

car parking, access (including enhanced pedestrian, cycle, 

public transport accessibility, bridge link from St. Crispins, and 

closing of subway), siting of ground floor units and detail of 

proposed Edward Street / Pitt Street link road. Establishing the 

principle of additional retail (Class A1) and residential (Class 

C3), food and drink uses (Classes A3, A4 and A5), health centre 

(Class D1), the potential relocation of Surrey Chapel (Class D1) 

and enhancement of landscaping including an enlarged square. 

Approved -  

October 2009 

10/01733/F Construction of a two-storey building (with class D1 use) to 

accommodate the relocated Surrey Chapel from St Crispins 

Road, as previously approved in principle within the planning 

permission for the Anglia Square redevelopment (application 

08/00974/F). 

Withdrawn –  

November 

2010 

11/00160/F Phase 1(a) of the comprehensive regeneration of Anglia Square 

and environs for mixed use development, including an enlarged 

Anglia Square, detailed proposals for a new 7,792 sq.m. 

foodstore, supported by 507 car park spaces, and full details of 

servicing, car parking (both permanent and temporary), access 

(including enhanced pedestrian, cycle, public transport 

accessibility, a bridge link from St Crispins Road, and closing of 

subway). Detailed proposals for additional retail and other town 

centre uses (Class A1, A2, A3, A4) totalling 3,565 sq.m. net, a 

creche (Class D1, 304 sq.m.) and up to 91 residential units 

Approved – 

March 2013 
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(Class C3) in mixed private/housing association use. Outline 

planning application to establish further residential development 

(a possible further 16 housing association units) on land west of 

Edward Street. 

11/00161/F 

 

Phases 1(b) and 2(a) of proposed regeneration of Anglia 

Square and environs for mixed use development, including: fully 

detailed planning application for Phase 1(b) east of the enlarged 

square, comprising additional retail and food and drink uses 

(Class A1/A3) with a total of 2,985 sq.m. net; rooftop parking 

providing 99 spaces and 29 private flats with temporary car 

parking; external refurbishment of Gildengate House offices and 

improvement to existing office entrance. Outline planning 

application for Phase 2(a) north of the enlarged square, to 

establish the principle of additional retail and food and drink 

uses (Class A1/A3) of 2,094 sq.m.and the provision of a gym 

(Class D2) of 1,478 sq.m. 

Approved – 

March 2013 

11/00162/O Phase 2(b) of proposed regeneration of Anglia Square and 

environs for mixed use development; outline application to 

establish the principle of Class D2 (Assembly and Leisure) uses 

with ancillary Class A1/A3 uses. 

Approved – 

March 2013 

11/00163/C Demolition to facilitate the comprehensive regeneration of 

Anglia Square and associated development proposals as 

applied for under 3 planning applications (11/00160/F, 

11/00161/F and 11/00162/O). 

Approved – 

March 2013 

2.17 As highlighted above, the Site has been subject to numerous applications for comprehensive 

redevelopment over the last 10 years. Following the withdrawal of planning application 07/01349/F, 

planning permission was first granted for comprehensive redevelopment of the Site in October 

2009 (application reference 08/00974/F). This involved the provision of a large foodstore on the 

western part of the Site, the retention of the eastern part of Anglia Square Shopping Centre, and 

provision of approximately 200 residential dwellings within a number of residential blocks up to 10 

storeys in height. We understand however that this permission was not implemented. Furthermore, 

the application to develop a two-storey building (with Class D1 use) (application reference 

10/01733/F), associated with planning permission 08/00974/F, was withdrawn in November 2010. 

2.18 Subsequently, further related planning permissions were granted in March 2013 for the 

redevelopment of the Site through planning applications 11/00160/F, 11/00161/F, 11/00162/O and 

11/00163/C. These applications between them sought a more comprehensive redevelopment of 

the Site, including the creation of new retail and commercial uses on the eastern part of the Site, in 

addition to a new foodstore on the western part of the Site, the refurbishment of Gildengate House 
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and the provision of approximately 100 residential units. The permission was implemented but only 

in respect of the alterations to the road network associated with the scheme, as sought by NCC as 

part of wider network changes in the area. Thus this scheme was never fully implemented, but 

remains valid. 

2.19 The planning history summarised above thus highlights the fact that there have been a series of 

attempts to regenerate Anglia Square over a number of years, with planning permission most 

recently granted for two different proposals within the last 10 years, each of which failed to 

materialise due to the withdrawal of interest by the proposed foodstore operator. As a 

consequence, the Site has suffered from a lack of investment and has experienced a general 

decline in terms of the quality of the built environment. 

2.20 Anglia Square was subsequently purchased by Columbia Threadneedle in 2014, and the current 

proposals are submitted in partnership with Weston Homes in order to address the current issues 

facing the Site resulting from the history summarised above. 

2.21 As part of the preparation of the current proposals, an Environmental Impact Assessment (EIA) 

Screening & Scoping Request was submitted to Norwich City Council in March 2017 (application 

references 17/00433/EIA1 & 17/00434/EIA2), with a subsequent request for a revised Scoping 

Opinion to consider the latest iteration of the proposals (for an enlarged Site), submitted to the 

Council in December 2017 (application reference 17/02003/EIA2). Through this process, Norwich 

City Council indicated that in its opinion the proposals constituted EIA development, and set out the 

necessary scope of the Environmental Statement (ES). Further details are provided below and 

within the ES submitted in support of this application. 

Surrounding Area 

2.22 The application Site is located in an area of Norwich which is experiencing a relatively significant 

amount of change, with a number of development proposals coming forward in the surrounding 

area. 

2.23 Norwich City Council’s Planning Applications Committee resolved to grant planning permission 

(subject to a Section 106 Agreement), for redevelopment of the adjacent St Mary’s Works site (to 

the west of Duke Street and south of St Crispin’s Road) on 11 January 2018 (application reference 

16/01950/O). The proposals involve the demolition, extension, replacement and conversion of the 

existing buildings on site to create approximately 150 dwellings, office space, hotel and retail uses 

within a number of development blocks. 

2.24 The Committee subsequently granted planning permission on 01 March 2018 (application 

reference 17/01391/F) for the conversion and extension of St Crispin’s House, immediately to the 

south of Anglia Square, to provide student accommodation comprising over 600 bed spaces.  
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 DEVELOPMENT PROPOSALS 3.

3.1 This application proposes the comprehensive redevelopment of the Anglia Square Shopping 

Centre Site and surrounding land for commercial, residential and other associated uses. 

Specifically, planning permission is sought for the following: 

“Hybrid (part full/part outline) application on site of 4.51 ha for demolition and clearance of all 

buildings and structures except Gildengate House and the phased, comprehensive 

redevelopment of the site with 7 buildings and refurbished Gildengate House for a maximum of 

1,250 residential dwellings (Use Class C3); 11,350 sq m hotel (Use Class C1); 9,850 sq m 

ground floor flexible retail, services, food and drink and non-residential institution floorspace 

(Use Classes A1/A2/A3/A4/D1/Sui Generis (bookmakers and/or nail bars, up to 550 sqm)) 

within ranges specified in the Retail Strategy Report; 1,150 sq m ground floor flexible 

commercial floorspace (Use Classes A1/A2/A3/A4/B1/D1), service yards, cycle and refuse 

stores, plant rooms and other ancillary space; up to 3,400 sq m cinema (Use Class D2); 1,300 

sqm place of worship (Use Class D1); and multi-storey car park (public element: 600 car 

spaces, 24 motorcycle spaces), with associated new and amended means of access, closure of 

existing means of access, widening of footways, formation of service/taxi/car club/bus stop 

laybys and other associated highway works on all boundaries, maximum of 950 car parking 

spaces for Use Classes C1 / C3 / B1 / D1, (of which maximum of 40 spaces for C1/B1/D1), hard 

and soft landscaping of public open spaces comprising 2 streets and 2 squares for pedestrians 

and cyclists, other landscaping, service infrastructure and other associated work; (all floor areas 

given as maximum gross external area); 

comprising; 

Full planning permission on 1.78 ha of the site for demolition and clearance of all buildings and 

structures, erection of 2 buildings for 428 residential dwellings (Use Class C3) (Blocks A and 

part E (tower only)), and within Block A, for 4,420 sqm ground floor flexible retail, services, food 

and drink and non-residential institution floorspace (Use Classes A1/A2/A3/A4/D1/Sui Generis 

(bookmakers and/or nail bars, up to a maximum of 550 sqm within entire scheme)) within 

ranges specified in the Retail Strategy Report, 380 sq m ground floor flexible commercial 

floorspace (Use Classes A1/A2/A3/A4/B1/D1), service yard, cycle and refuse stores, plant 

rooms, other ancillary space and multi-storey car park (public element: 600 car spaces, 24 

motorcycle spaces), with associated new and amended means of access, closure of existing 

means of access, widening of footways, formation of service/taxi/car club/bus stop laybys and 

other associated highway works on Magdalen Street and Edward Street, 333 covered car 

parking spaces for Use Class C3, hard and soft landscaping of public open spaces comprising 2 
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streets and 2 squares for pedestrians and cyclists, other landscaping, service infrastructure and 

other associated works; (all floor areas given as maximum gross external area); 

and 

Outline planning permission on 2.73 ha of the site, with all matters reserved, for demolition and 

clearance of all buildings and structures except Gildengate House, erection of 6 buildings 

(Blocks B – H, with Block E to incorporate tower with full planning permission) and 

refurbishment and change of use from Use Class B1(a) to C3 of Gildengate House ,(Block J), 

for a maximum of 822 residential dwellings (Use Class C3), 11,350 sq m hotel (Use Class C1), 

5,430 sq m ground floor flexible retail, services, food and drink and non-residential institution 

floorspace (Use Classes A1/A2/A3/A4/D1/Sui Generis (bookmakers and/or nail bars, up to a 

maximum of 550 sqm within entire scheme)) within ranges specified in the Retail Strategy 

Report, 770 sq m ground floor flexible commercial floorspace (Use Classes 

A1/A2/A3/A4/B1/D1), service yard, cycle and refuse stores, plant rooms and other ancillary 

space, up to 3,400 sqm cinema (Use Class D2), with associated means of access, widening of 

footways, formation of service/taxi/car club laybys and other associated highway works on New 

Botolph Street, Pitt Street and St Crispins Road, a maximum of 617 car parking spaces for C1 / 

C3 / B1 / D1 , of which circa 603 covered (with a maximum of 40 for C1/B1/D1), and circa 14 

open for C3 (on west side of Edward Street), landscaping, service infrastructure and other 

associated works; and 1,300 sqm place of worship (Use Class D1) on north side of Edward 

Street with associated on-site car parking and landscaping; (all means of access reserved; all 

floor areas given as maximum gross external area).” 

3.2 The entire application, which extends over an area of 4.5 hectares, is submitted as a ‘hybrid’ 

planning application; the initial phase of development is submitted in ‘detail’ with the remainder 

submitted in ‘outline’. Further details of each element are provided below, and drawing A02-P2-101 

identifies the extent of Phase 1 which is submitted in detail, within the context of the wider 

application boundary. 

Detailed Element 

3.3 The detailed element of the planning application comprises an area of 1.8 ha, and seeks full 

planning permission for the following: 

 428 residential dwellings (Use Class C3); 

 4,420 sqm GEA flexible ground floor retail, services, food & drink and non-residential 

institution floorspace (Use Classes A1/A2/A3/A4/D1/Sui Generis (bookmakers and/or nail 

bars, up to a maximum of 550 sqm within the entire scheme); 
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 380 sqm GEA ground floor flexible commercial floorspace (Use Classes 

A1/A2/A3/A4/B1/D1);  

 multi-storey car park ground floor with associated means of access, car parking, 

landscaping, service infrastructure and other associated works and improvements; and 

 Public realm spaces comprising 2 squares and 2 streets. 

Development Layout 

3.4 As indicated on drawing A02-P2-101, the detailed element of the proposed development comprises 

Block A (Phase 1) on the northern and eastern part of the main Anglia Square site, as well as the 

25 storey residential tower element of Block E, on the western part of the main site, (within Phase 

2). As such, the initial Phase 1 will deliver the key frontages onto Edward Street to the north and 

Magdalen Street to the east, as well as the principal cycle and pedestrian routes through the 

shopping centre (Sovereign Way, and  Botolph Street to St George’s Street), the newly configured 

Anglia Square  public space, and key gateways to the site from the north (at the junction of New 

Botolph Street and Edward Street) and south (from St Crispin’s Road crossing). 

3.5 For Phase 1, the proposed layout for this part of the Site includes the provision of a replacement 

multi-storey car park, thereby necessitating a relatively large rectangular block fronting Edward 

Street in a broadly northwest-southeast alignment. This facilitates the provision of a generous 

amount of retail/ commercial floorspace at ground floor level fronting onto Botolph Street, Anglia 

Square and St George Street, with flexibility to provide a range of unit sizes. 

3.6 On the eastern side of the Site, a second rectangular block aligned in a north-south direction, 

linked to the car park block to the west, will form the eastern boundary of the development fronting 

Magdalen Street. This will involve the closure of the existing passageway between the northeastern 

corner of Anglia Square and Magdalen Street known as Anne’s Walk. Whilst smaller than the car 

park block, this eastern development parcel will be of a sufficient footprint to accommodate a 

foodstore provided at ground floor level. The block will be set back further from Magdalen Street 

than the existing buildings, thereby widening the pavement on the western part of the street, which 

is currently very narrow. 

3.7 Between them, these two elements will comprise Block A, which will wrap around the northern and 

eastern parts of the Site in broadly the same position as the existing multi-storey car park building 

and the cinema, which both sit over the retail units on the northern and eastern sides of Anglia 

Square. 

3.8 Within the north eastern corner of the Site, an existing service yard will be reconfigured and 

enclosed by the new Block A. It will facilitate efficient servicing of both elements of the block, with 

convenient access onto Edward Street. Refuse stores, plant rooms, cycle stores and lobbies/ 

circulation spaces will be accommodated at ground floor level within the centre of the block. 
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3.9 To the east of the proposed service yard, the former Barclays Bank building, which is now a 

convenience food shop, sits outside the application boundary and will remain unaltered by the 

current proposals. However the layout has been designed to ensure the existing operation, and any 

potential future redevelopment of this area will not be prejudiced. 

3.10 The main pedestrian route into the Site from the east, Sovereign Way, will be retained in its current 

position, but widened and shortened, linking with the newly configured Anglia Square public space, 

which will be located further to the east than its current alignment, thus providing an improved focal 

point to the eastern part of the retail space. Botolph Street will then link Anglia Square with a new 

public square (St George’s Square) to the west, and provide enhanced east-west connectivity 

within the Site, as well as opening up views of St Augustine’s Church to the west of the Site. 

3.11 A new north-south pedestrian and cycle route though the development (St George Street) will be 

created, linking the new at-grade pedestrian and cycle crossing of St Crispin’s Road to the south 

with Edward Street to the north, passing through the large rectangular public space of St George’s 

Square at its centre, to the south of its intersection with Botolph Street. 

3.12 The residential tower which also forms part of the detailed element of the proposals will be located 

on the western part of the Site, within Block E, to the west of St George Street, as identified on 

drawing A02-P2-101. 

Commercial Floorspace 

3.13 The initial phase of development (the detailed element of the application) will deliver a significant 

portion of the proposed retail/ commercial floorspace, including the foodstore and other high quality 

retail accommodation to ensure the continued and enhanced function of Anglia Square as a 

principal element of the Large District Centre. The retail/ commercial floorspace included within 

Block A comprises some 4,800 sqm GEA. This element of the proposals is vital to ensure the 

deliverability of the scheme, and is at the heart of the purpose of the current application, which 

seeks to revitalise the existing shopping centre and enhance the retail function of the centre. 

3.14 At this stage, internal sub-divisions between the individual retail units have been shown on the 

detailed element of the submitted plans, but these could change, based on requirements of retail 

operators. Thus floorspace ranges are specified in the Retail Strategy Report and seek to afford a 

reasonable degree of flexibility for retailers of different sizes and formats, (including those 

occupying small units), to be accommodated within the floorspace provided. An illustrative 

indication of how the retail/ commercial space could be divided to accommodate a range of 

occupiers is included within the Retail Strategy Report, as indicated in Illustrative plan A03-P2-054 

accompanying this application. Furthermore, a range of uses is proposed for the ground floor units 

(with flexibility for A1-A4/D1/Sui Generis uses (bookmakers or nail bars), with a further smaller 
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element available for A1-A4/B1/D1 uses in addition on St George’s Street and Edward Street in 

order to allow a variety of potential occupiers to utilise the floorspace provided. 

3.15 The area of commercial floorspace within the southeastern element of Block A would 

accommodate a foodstore to meet the needs of local residents and visitors to the area. As 

discussed within the Retail Strategy Report accompanying the Main Town Centre Uses Statement 

submitted in support of this application, it is broadly anticipated that the area around the 

reconfigured Anglia Square, including the floorspace provided by Block A, could accommodate the 

likely demand from convenience based retail operators, thereby serving the everyday needs of 

local residents and visitors to the area, leaving enough accommodation for comparison retailers 

and local services also. 

Scale and Massing 

3.16 The scale and massing of the proposals has been carefully considered by the applicant and 

discussed with Norwich City Council and relevant consultees throughout the design process, 

having been informed by the CGMS assessment of heritage assets leading to the height sensitivity 

‘heat map’ guidance, which is detailed in the ES Built Heritage chapter. The scale of Block A has 

been influenced by the need for a replacement multi-storey car park with a level of car parking 

required to serve the shopping centre and new residential dwellings, as well as the quantum of 

residential development proposed for the Site (which in turn has been influenced by viability 

considerations and a desire to make efficient use of this sustainable City Centre location), and 

having regard to the principles of good design, local constraints and the potential impact of the 

identified proposals on heritage assets as noted above. 

3.17 Block A will be predominantly 7 storeys in height, with a set-back element of 9 to 11 storeys sitting 

above the main bulk of the block. Adjacent to Magdalen Street, the block will step down to 3 and 4 

storeys in height to respect the prevailing scale and character of development in this area and the 

heritage assets in the vicinity. The variety of heights across the block, as well as setbacks within 

the elevations, will assist in breaking up the mass of the development to respond to heritage and 

townscape considerations and adding interest to the design. 

3.18 The residential tower is proposed to be 25 storeys in height, providing a high quality marker 

building at the heart of the development and identifying Anglia Square as a destination within the 

northern City Centre. The tower will be relatively slender in its form, comprising 5 units around the 

core on the lower levels (floors 4-20), with 4 units per floor at floors 21 – 22, and 3 per floor at 

floors 23 – 24, the latter four floors comprising a ‘lantern design’ at the top. 

3.19 The approach to the proposed design, including scale and massing, is discussed in detail within the 

Design & Access Statement submitted in support of this application, and the impact of the 
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proposals in terms of matters such as townscape and heritage are considered in detail within the 

relevant ES chapters and accompanying technical documents. 

Residential Mix 

3.20 Phase 1, being Block A, will deliver 323 apartments in a mix of types and sizes, comprising one 

and two bedroom apartments and duplex units. The nature and layout of the development 

proposed for this City Centre location inevitably results in the provision of apartments rather than 

houses within Phase 1, however opportunities have been taken to maximise the number of dual 

aspect and duplex units, and to provide a variety of typologies, as far as practicable within the 

constraints of the Site. The mix of units proposed is as follows: 

 1 bedroom apartment – 154 (48%) 

 2 bedroom apartment – 155 (48%) 

 2 bedroom duplex – 14 (4%) 

3.21 The proposed residential dwellings have been designed to meet the relevant national minimum 

space standards, as well as relevant Building Regulations standards relating to accessible and 

adaptable dwellings (Part M4(2) and (3)), thereby ensuring that an appropriately high standard of 

accommodation is delivered. 

3.22 Within the residential tower, there will be 105 apartments, comprising 55 x 1 bedroom apartments 

and 50 x 2 bedroom apartments. 

3.23 With regard to affordable housing, the overall provision of at least 120 units within the Development 

will not be included within Block A due to viability considerations for the first phase of the scheme, 

which are addressed in the Viability Appraisal Report. Details of the provision of these units is set 

out under the Outline element heading below.  

3.24 Full details of the proposed residential mix for the detailed element, and illustrative details for the 

outline element of the application are provided within the Design & Access Statement, schedules 

and drawings submitted with this application. 

Landscaping, Open Space & Public Realm 

3.25 Phase 1 of the proposed development includes the provision of significant landscaped areas and 

new public realm including the reconfigured Sovereign Way, Anglia Square and Botolph Street as 

far as the new St George’s Street, which will be included as a route for pedestrians and cyclists but 

not to its full width. This will include the creation of the new Anglia Square public space, which it is 

anticipated will provide opportunities for events, street entertainment and seasonal markets, as well 

as sheltered seating to allow year-round use. A surface level water feature, large trees and 
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interpretive art work highlighting the significance of the views of St Augustine’s Church and 

Norwich Cathedral are also envisaged for this space. 

3.26 The new Botolph Street and St George’s Street will provide enhanced pedestrian and cycle routes 

through the development, to be completed partly in Phase 1, and will incorporate high quality 

materials, street furniture and landscaping, reached by improved crossings over the surrounding 

road network. The northern arrival point to the development from Edward Street will be signposted 

with a stand of flowering cherry trees. Meanwhile enhancements to Edward Street including high 

quality paving and tree planting, and along Magdalen Street along the entire frontage from Edward 

Street as far as the retail units south of the Site, with new paving, will create an attractive 

streetscape along these edges of the development. The southern arrival point from St Crispin’s 

Road will be marked by the retained mature plane trees (and, in a later phase, a new wildflower 

meadow), and will link to the new surface level pedestrian crossing. 

3.27 At varying roof levels, semi-private communal podium gardens will be provided on Block A, giving 

residents access to generous areas of green space, whilst also providing opportunities to enhance 

biodiversity on the Site. It is anticipated that these areas will include significant amounts of planting, 

high quality paving and opportunities for informal play. 

3.28 Further details are provided within the Landscape Report and associated drawings, and the Design 

& Access Statement submitted in support of this application. 

Car Parking, Access & Servicing 

3.29 The car parking, access and servicing proposals for the development have been carefully 

considered, having regard to the sustainable location of the Site whilst also ensuring that the needs 

of shoppers, visitors to the City Centre, and residents, along with the businesses to occupy the 

commercial accommodation are all met, in order to deliver a successful and viable scheme, and 

meet the needs of the Large District Centre. Overall parking provision will be up to 1,550, (the final 

figure depending on the future Reserved Matters applications), compared to 1,192 at present. Thus 

of the new total, public / non-residential spaces will reduce from 1.192 at present to 600 general 

public spaces and up to 40 for the hotel, and flexible business, non-residential institutions or 

community uses located fronting Pitt Street / New Botolph Street in Blocks A, D, E and F. Therefore 

up to 910 - 950 residential spaces will be created, (depending on the hotel and associated uses 

number and the Reserved Matters details), being a provision of 73 - 76% of dwellings throughout 

the development. 

3.30 The car parking proposals for Phase 1 comprise the provision of a new multi-storey car park, which 

will replace the existing vacant and structurally unsound car park building on the northern part of 

the Site. This will accommodate 600 car parking spaces (including 36 disabled bays) for public use 

associated with the shopping centre, as well as 333 spaces (including 11 disabled bays) for 
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residents. There will also be 24 public motorcycle spaces within the car park to accommodate 

anticipated demand. 

3.31 This early delivery of public car parking spaces in Phase 1 will be essential to the ongoing 

operation of the shopping centre and functioning of the Large District Centre, as well as to ensure 

sufficient capacity is available for both shoppers and residents as the later phases of the 

development are progressed. The overall level of public car parking provided will reduce from 

1,192 at present to 600 in Block A, plus up to 40 otherwise residential spaces (across the entire 

Site) for the hotel, business, non-residential institution or community uses. This is considered to be 

appropriate given the nature of the retail proposals and existing provision on Site, the number and 

mix of residential units proposed, the Site’s location and public transport accessibility, as detailed in 

the Transport Assessment submitted in support of this application. The replacement public parking 

in Phase 1 will enable development of Phase 2 to take place as the existing western car parks 

would no longer be needed. 

3.32 Significant levels of cycle parking will also be provided within Block A in order to encourage 

sustainable modes of transport and ensure sufficient capacity is available to meet the needs of 

residents and visitors. In total, 505 conveniently located, secure cycle parking spaces will be 

provided across 7 separate storage areas within Block A. These will be distributed throughout the 

block and located as close as possible to entrances and main routes through the development to 

encourage use. Meanwhile a further 129 secure cycle spaces will be provided at ground floor level 

within the tower element, to meet the needs of residents of the units within the tower. 

3.33 With regard to access, the new shopping centre will be pedestrianised, and consequently vehicular 

access to the Site will be limited to servicing and emergency vehicles only. Access to the multi-

storey car park will be from Edward Street. Pedestrian access across the Site will be enhanced, 

with access points within Phase 1 comprising St Georges Street from Edward Street to the north 

and St Crispin’s Road to the south, and a widened Sovereign Way leading from Magdalen Street to 

the east. The tower in Block E will front a pedestrianized area, but servicing will be available 

through Blocks E and F, which also form part of Phase 2. 

3.34 The service yard within the northeastern corner of the Site will facilitate convenient servicing of the 

retail units within Block A. Sufficient space has been provided within Block A and the tower element 

for the storage of refuse and recycling. Full details of the proposed servicing and refuse collection 

arrangements for Phase 1 and the tower in Block E are provided within the servicing and refuse 

strategies set out in the Design and Access Statement submitted with this application. 

Design & Materials 

3.35 Full details of the proposed design approach and materials for Block A and the residential tower 

are included within the submitted Design & Access Statement and application drawings. In 
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summary, the design principles for Phase 1 seek to create a modern retail and residential quarter 

for the northern part of Norwich City Centre, which will be visually attractive and create a 

successful environment in which people can shop, live and play. 

3.36 Block A will comprise a ‘Mansion Building’ typology as detailed within the Design & Access 

Statement, utilising brick cladding on the facades of a colour and type to complement the existing 

context within which this part of the Site is located. Brick feature banding will be utilised to express 

grouping and parapet edges, and a dark grey window frame system will provide additional interest 

and detail, creating a high quality appearance. The balustrades to the balconies will comprise 

either perforated metal, glass or railings, subject to the location and character area. The higher 

level setback elements will be treated with lightweight cladding to reduce their visual appearance 

within the streetscene. At ground floor level, the shopfronts will be detailed by individual retailers in 

due course, but the quality and overall design approach will be in accordance with the Shopfront 

Design Guide prepared by Broadway Malyan and submitted with this application. 

3.37 The residential tower will provide a high quality “marker” building at the heart of the development, 

serving to reinforce a sense of place and making a significant contribution to Anglia Square’s 

identity within Norwich. A taller element will act as a pivotal landmark and a way finder for this 

centre, thereby creating a gateway marker to the City from the north. The design approach to the 

tower has been based on the key design components of the Anglican Cathedral, as discussed 

within the Design & Access Statement. These include principles such as the general proportions, 

the changing nature of the footprint as the height increases, the breaks and groupings of 

fenestration and the special detail treatment evident in the Cathedral building. 

3.38 The proposals for the detailed element will thus represent a significant enhancement of the Site, 

having regard to the existing buildings, largely characterised by poor quality structures dating from 

the 1960s and 1970s, and the character of the surrounding area. The proposals will create a high 

quality architectural response to the Site and its location within the northern part of the City Centre. 

The edges of the development will express the grain and rhythm of the surrounding streets, with 

appropriate materials and colours to respect the local context. Meanwhile the core of the 

development will adopt a more informal approach, with a more contemporary feel, and materials 

and detailing more related to the retail streets and public squares around which the buildings will be 

centred. 

Outline Element 

3.39 The outline element of the planning application comprises an area of 2.73 ha, and seeks outline 

planning permission for the following: 
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 A maximum of 822 residential dwellings (Use Class C3), including the refurbishment and 

change of use of Gildengate House; 

 At least 120 of the above dwellings to be affordable housing, with a tenure split of 85% 

social rented and 15% intermediate; 

 11,350 sqm GEA hotel (Use Class C1); 

 5,430 GEA flexible retail, services, food & drink and non-residential institution floorspace 

(Use Classes A1/A2/A3/A4/D1/Sui Generis (bookmakers and/or nail bars, up to a 

maximum of 550 sqm); 

 770 sqm GEA flexible commercial floorspace (Use Classes A1/A2/A3/A4/B1/D1);  

 3,400 sqm GEA cinema (Use Class D2);  

 1,300 sqm place of worship (Use Class D1); and 

 With associated means of access, car parking, landscaping, service infrastructure and 

other associated works and improvements. 

3.40 All of the above floorspace figures are given as maximum Gross External Area (GEA), thereby 

identifying the maximum development envelope and amount of floorspace to be delivered in each 

development parcel. 

Layout and Land Uses 

3.41 The broad location of the proposed uses is identified in the parameter plans submitted in support of 

this application (specifically, drawings A01-PP-200 – 207), thereby giving the Council an indication 

of the types of uses that will come forward within each frontage of the various blocks. 

3.42 The ground floor frontages on the main site will accommodate a range of potential retail/ 

commercial and other main town centre uses, with sufficient flexibility to accommodate a variety of 

potential occupiers to ensure the viability and functionality of the new shopping centre as a 

principal element of Norwich’s northern Large District Centre. 

3.43 The upper floors of each block on the main site (with the exception of some double height/ first floor 

voids for retail/ commercial uses) will accommodate the residential dwellings proposed. It is 

anticipated that a range of residential unit types and sizes will be delivered within the outline 

element, including 1 and 2 bedroom apartments and 9 x 3 bedroom terraced houses, responding to 

local needs and market demand. Further details regarding the residential mix are provided within 

the Design & Access Statement. The final residential mix will be determined through subsequent 

Reserved Matters applications. 

3.44 The southwestern part of Block F will accommodate a hotel which would include a range of 

business facilities, and a restaurant and bar open to the public, located at roof level to take 

advantage of the city centre views. 
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3.45 The replacement facility for Surrey Chapel is proposed on Block C, the land north of Edward Street, 

as part of Phase 2, whilst residential dwellings (including the terrace of houses) are proposed for 

Block B, the land northwest of New Botolph Street/ west of Edward Street, as part of Phase 4. 

Affordable Housing 

3.46 As noted above, an element of affordable housing will be delivered as part of the overall housing 

provision for the development, within Phases 2 and 4. It is proposed that a minimum of 120 

residential units across the development as a whole will be affordable, of which 85% would be 

“social rental” and 15% “intermediate” tenure. These units would comprise 9 x 3 bedroom houses 

in Block B (the only part of the Site well-suited to family houses with gardens), with the remainder 

as 1 bedroom flats, which meets NCC’s identified needs for affordable dwelling types in this area. 

Their provision would be secured by a Section 106 Agreement.  

3.47 This proposal is made having regard to the viability evidence submitted with this application, which 

indicates that this would be the maximum quantum of affordable housing (with this size and tenure 

mix), that it would be viable to guarantee to deliver within this scheme on this Site. The proposal 

will however be subject to review, including tenure split of any additional units, at prescribed stages 

of the redevelopment, and the quantum may increase (but will not decrease below 120 units) 

should it be agreed with NCC that the evidence demonstrates viability to deliver a greater number 

of affordable homes. The required stages of the redevelopment at which the subsequent viability 

reviews will take place, (e.g. at submission of Reserved Matters applications for each phase of the 

development) will be subject to agreement with NCC and will be laid out in the Section 106 

Agreement. All units will be ‘tenure blind’ by design, and will be spread over different parts of the 

Site, and different phases, to ensure social integration of the new households in the scheme over 

the course of the development process.  

3.48 Block B will by necessity fall into Phase 4, since that area has been identified as the most 

appropriate to locate the site office and staff welfare facilities throughout the development of the 

main site and Block C, i.e. Phases 1 – 3. 

Parameter Plans and Phasing 

3.49 The location and maximum extents of each development block are identified within parameter plan 

A01-PP-400. It is envisaged that Phases 2-4 comprising the outline element will include a further 6 

development blocks (D-H & J) on the main site, with the two sites to the north accommodating 

Blocks B and C. 

3.50 The layout resulting from the various parameters set out within the relevant application drawings 

will create a range of buildings of different sizes centred around two key routes through the 

development (St George Street and Botolph Street), with a new large public square (St George’s 
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Square) providing a key focal point at the heart of the development, adjacent to the proposed 

residential tower. 

3.51 The development will be phased as detailed within drawing A02-P2-400. This can be summarised 

as follows: 

 Phase 1: Block A (the detailed element described above) 

 Phase 2: Blocks C, D, E and F 

 Phase 3: Blocks G and H 

 Phase 4: Blocks B and J 

3.52 The scale and massing of the buildings proposed within the outline element is broadly described by 

the parameter plans submitted with this application (discussed further below), which define a 

maximum development envelope within which each element will sit. The development blocks on 

the main site will be broadly 8 to 10 storeys in height, with lower heights in the more sensitive parts 

of the Site (e.g. the northwestern part adjacent to New Botolph Street), and taller elements of up to 

12 storeys in the less sensitive parts of the Site (e.g. in the central portion of the main site and at 

the southwestern corner, adjacent to the roundabout junction of St Crispin’s Road and Pitt Street). 

The intended approach to the design and materials is discussed further within the Design & Access 

Statement. 

Landscaping, Amenity Space and Public Realm 

3.53 Phase 2 will include the remainder of St George’s Street, including St George’s Square, which will 

comprise a new public square at the heart of the development with a leisure focus; the edges of the 

square will be characterised by café/ restaurant spill out space, and the entrance to the 

replacement cinema will also be located within this square. Granite paving will create a high quality 

finish whilst semi-mature planting will help to soften the space. Seating will identify St George’s 

Square as a social destination space, and the arrangement of all the street furniture, trees and café 

seating will also slow cycle movements without needing to designate specific cycle routes, allowing 

safe mixing of cyclists and pedestrians. The space will have the flexibility to be used for events and 

markets, and will also facilitate loading and servicing of the retail/ commercial units as necessary. 

The short section of Botolph Street to St Augustine’s Street will also be completed as part of Phase 

2, as will the re-landscaping of Pitt Street and St Crispin’s Road up to the crossing. This will 

complete the public realm enhancements within and around the entire application Site, leaving only 

communal landscaping for residents within Phases 3 and 4 to be completed. 

3.54 All residential dwellings in Blocks D-J will have access to amenity space in the form of either 

private balconies or communal podium gardens. The houses in Block B will have private rear 

gardens 
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3.55 Further information on the landscape design for the Outline element is provided within the 

Landscape Strategy and Design and Access Statement, and full details will be provided within 

subsequent Reserved Matters applications. 

Car Parking, Cycle Storage and Servicing 

3.56 Car parking for the phases of the development included within the outline element will be detailed 

in the Reserved Matters applications submitted at a later date. However it is proposed that an 

overall parking ratio for the development of approximately 0.75 will be provided in order to strike 

the appropriate balance between ensuring sufficient parking spaces are available to accommodate 

residential demand and ensure a viable scheme whilst taking account of the sustainable City 

Centre location of the Site. The take up of the spaces (both sale and usage) within Phase 1 will be 

monitored in order to establish whether a lower proportional provision would be more appropriate 

within Phase 2 (including assigning spare spaces in Phase 1 to Phase 2), and the same approach 

will be taken in respect of Phase 3. The detailed arrangements for this will be set out in the section 

106 Agreement. Appropriate cycle parking on the same basis as within Phase 1 will also be 

provided in the subsequent phases, with details set out in the Reserved Matters applications. This 

will be to encourage sustainable modes of transport. Further details are provided within the 

Transport Assessment and Design and Access Statement submitted in support of the application. 

3.57 Servicing for Phase 2, comprising the hotel, small commercial units on Pitt Street, and residential 

units in Blocks E and F will be from Pitt Street. Retail units on Botolph Street and St George’s 

Street will be serviced from the pedestrianized area during set hours to be controlled by condition. 

3.58 For Phase 3, the existing service yard accessed from St Crispin’s Road will be retained to serve 

Blocks G, H and J, together with the ground level retail units and cinema within them, and the 

retained retail units outside the Site. Details of the servicing strategy are set out in the Design and 

Access Statement. 

Planning Strategy 

3.59 Given the scale of the application Site and the development proposals, as well as the need to keep 

as much of the shopping centre open as practicable throughout redevelopment, construction of the 

scheme will progress in a number of phases. Consequently, as discussed above, a hybrid planning 

application is submitted, in order to obtain full planning permission for the initial phase of 

development and outline planning permission for the later phases across the remainder of the Site. 

This will enable the first phase of development to commence swiftly following grant of planning 

permission, whilst allowing the necessary flexibility for the details of the later phases of 

development to be finalised through Reserved Matters applications at the appropriate time as the 

scheme progresses. 
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3.60 An indication of how the entire application Site will be comprehensively developed and how the 

development proposals will relate to the surrounding area and the wider context of the northern 

City Centre is provided within the Illustrative Masterplan (drawing A01-P2-001) submitted in 

support of this application. The entire development will deliver a maximum of 1,250 residential 

dwellings, a range of retail, leisure, community and employment uses including a cinema, a hotel, 

and a new facility for Surrey Chapel, as well as a replacement multi-storey car park. 

3.61 As indicated on drawing A02-P2-400, the element submitted in detail will include Phase 1 (Block A) 

on the northern part of the main site and the residential tower within Block E on the western part of 

the Site. The remainder of the proposals, comprising the element submitted in outline, will follow as 

later phases of development. It is envisaged that the development will be phased as follows: 

 Phase 1: Construction of Block A on northeastern part of main site and main areas of new 

public realm (parts of St George’s Street, Botolph Street east of St George’s Street, Anglia 

Square and Sovereign Way). 

 Phase 2: Construction of Blocks D and E & F on the western and northwestern part of the 

main site, Block C (new facility for Surrey Chapel, to the north of Edward Street) and new 

public realm (western part of St George’s Street, St George’s Square and Botolph Street). 

 Phase 3: Construction of Blocks G & H at the centre of the main site, with associated 

service access amendments. 

 Phase 4: Conversion of Gildengate House and construction of Block B (to the west of 

Edward Street). 

Outline Planning Application 

3.62 The outline element will facilitate subsequent Reserved Matters applications for each future phase, 

the timescales for which are likely to be broadly controlled by means of planning conditions and 

having regard to the phasing plan (drawing A02-P2-400). Attaching the phasing plan to a distinct 

planning condition will allow for any alterations to phasing or timescales to be amended by an 

application to vary that specific condition, rather than requiring amendment of the wider planning 

permission. 

3.63 The outline application is submitted with all matters reserved for later determination, in order to give 

sufficient flexibility for the appearance, means of access, landscaping, layout and scale to be 

amended and refined as the development progresses. This flexibility is essential in order to avoid 

the need for multiple amendments to be made to the planning permission as the design inevitably 

evolves prior to commencement of the later phases of development. Details of the later phases will 

however be controlled by means of the submitted parameter plans, which will define clear 
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parameters to control the height, footprint, proposed location of uses, areas of open space and key 

points of access, alongside the Design Guidelines set out in the Design & Access Statement. This 

will give the Council a high degree of certainty regarding matters such as the location of 

development blocks, the maximum height of buildings, location of proposed uses and minimum 

widths and areas of amenity spaces and internal streets, as well as a commitment to the design 

approach and key principles. 

3.64 A full explanation of the parameter plans, design approach and key principles is included within the 

Design & Access Statement. A summary of each of the key parameters is provided below. 

Proposed Building Heights (Drawing A01-PP-100) 

3.65 Drawing A01-PP-100 ensures that appropriate controls are in place over the height of each of the 

development blocks. The heights identified on the plan set out the maximum heights of each 

element of the various buildings across the Site. This has been informed by extensive heritage and 

townscape assessment work, represented in the heritage sensitivity ‘heat map’ included within the 

Built Heritage Assessment which has been produced to guide the scale of development across the 

Site. 

3.66 The tallest buildings (including the 25 storey tower, included within the detailed element of the 

application) are generally concentrated towards the centre of the Site, as well as less sensitive 

areas such as the southwestern corner (Block F), where a maximum height of 11-12 storeys is 

proposed. Lower buildings are proposed in the areas identified as being more sensitive, such as in 

the northwestern corner of the main site (Blocks D and E) and the land to the northwest of New 

Botolph Street/ west of Edward Street (Block B), at a maximum of 5-6 storeys and 3-4 storeys 

respectively. 

Land Uses (Drawings A01-PP-200 – 207) 

3.67 At ground floor level, drawing A01-PP-200 defines the extent of the frontage to be occupied by 

flexible retail, services, food and drink, and non-residential institution floorspace (Use Classes 

A1/A2/A3/A4/D1/Sui Generis) uses, which will include the majority of the units within the new 

shopping centre, within Blocks D-H. A more limited amount of floorspace at ground floor level 

around the western and northern boundaries of the scheme is also identified for flexible commercial 

uses (Use Classes A1/A2/A3/A4/B1/D1). The replacement cinema is also indicated within Block H. 

The flexibility for a range of potential uses appropriate to this Large District Centre location is 

essential in order to respond to market conditions at the time of completion of each phase of 

development and to ensure sufficient tenants can be secured to create a successful and viable 

centre. Block B includes residential use at ground floor level in view of the location west of Edward 

Street, whilst Block C will comprise a place of worship, providing a new facility for Surrey Chapel. 
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3.68 The uses of the upper floors of each development block are described by drawings A01-PP-201 – 

207. This indicates a residential use for the upper floors of each block, aside from a double height 

void for key units with flexible retail/ commercial and community use (A1/A2/A3/A4/D1/Sui Generis) 

at first floor level centred around the new St George’s Square in Blocks E and H, the cinema use in 

Block H, and the hotel in the southwestern corner of Block F. There is no residential use within the 

place of worship at Block C. 

Access (Drawing A01-PP-300) 

3.69 Drawing A01-PP-300 identifies the key points of pedestrian, cycle and vehicular access across the 

Site, including pedestrian and cycle access points off St Crispin’s Road to the south, Edward Street 

to the north and Magdalen Street to the east, and a combined cycle, pedestrian and servicing 

access from Pitt Street and New Botolph Street to the west.  

3.70 Pedestrian and vehicular access points to the land parcels north and west of Edward Street are 

also identified, from Beckham Place and Edward Street respectively. 

3.71 The final access arrangements within these parameters for the outline element are reserved at this 

stage, with details secured by way of future Reserved Matters applications. 

Development Parcels (Drawing A01-PP-400) 

3.72 Drawing A01-PP-400 defines the location and maximum extent of each of the development blocks 

within the outline element, including Blocks B, C, D, E & F, G & H, and J (which comprises an 

existing building which is to be re-clad). This should be viewed in conjunction with the Phasing 

Strategy Plan (drawing A02-P2-400) and the Design Guidelines within the Design & Access 

Statement which set design principles for each of the development blocks. 

Public Realm (Drawing A01-PP-500) 

3.73 Drawing A01-PP-500 indicates the dimensions of the various public spaces and streets within the 

development, thereby controlling the minimum distances between buildings and the minimum scale 

of the public spaces and streets within the development. This allows for the future phases of 

development to be sufficiently flexible, whilst establishing minimum and maximum widths in order 

to protect the amenity of residents and ensure good quality design. Further details relating to the 

street hierarchy are included within the Design Guidelines included in the submitted Design & 

Access Statement. 

Design Guidelines 

3.74 The Design Guidelines included within the Design & Access Statement provide additional 

commentary to accompany the parameter plans and set out key principles in relation to matters 

such as building heights, land use, access, development parcels and public realm. 
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Detailed Element – Phase 1 

3.75 The detailed element covering Phase 1 of the development and the residential tower within Block E 

comprises 428 residential dwellings, 4,420 sqm flexible retail, services, food & drink and non-

residential institution floorspace (Use Classes A1/A2/A3/A4/D1/Sui Generis (betting shops and/or 

nail bars, up to a maximum of 550 sqm)), 380 sqm ground floor flexible commercial floorspace 

(Use Classes A1/A2/A3/A4/B1/D1) and a multi-storey car park, with associated means of access, 

car parking, landscaping, service infrastructure and other associated works and improvements. 

3.76 The layout and material details of Block A and the tower element submitted in detail for Phase 1 

are set out within the submitted floorplans and elevations, with the design rationale explained in 

further detail within the Design & Access Statement. 
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 PLANNING POLICY ASSESSMENT 4.

4.1 This section sets out the main planning policy considerations that relate to the proposed 

development. A list of all the relevant planning policies, and an assessment of the proposals’ 

compliance with these policies, is set out in Appendix 3. 

4.2 Planning law requires that applications for planning permission must be determined in accordance 

with the development plan, unless material considerations indicate otherwise
1
. The development 

plan for Norwich City comprises the Joint Core Strategy for Broadland, Norwich and South Norfolk 

(2011) (amended 2014), the Norwich Site Allocations and Site Specific Policies Local Plan (2014), 

and the Norwich Development Management Policies Local Plan (2014). These are supported by 

various supplementary documents, including: 

 Landscape and Trees Supplementary Planning Document (2016) 

 Heritage Interpretation Supplementary Planning Document (2015) 

 Open Space and Play Supplementary Planning Document (2015) 

 Affordable Housing Supplementary Planning Document (2015) 

 Main Town Centre Uses and Retail Frontages Supplementary Planning Document (2014) 

 Anglia Square Policy Guidance Note (2017) 

 Internal Space Standards Note (2015) 

 Accessible and Adaptable Dwellings Standards Note (2016) 

4.3 In addition to the development plan, the National Planning Policy Framework (NPPF) represents 

the Government’s statement of national planning policy. As such, it constitutes guidance for 

decision makers as a material consideration in determining applications. 

4.4 Work has also begun on a new Greater Norwich Local Plan, which will eventually replace the Joint 

Core Strategy. This document is currently at an early stage of preparation, with an initial 

(Regulation 18 stage) draft published for consultation in January 2018, and therefore carries very 

limited weight. However relevant evidence base documents produced to inform this plan have been 

utilised within the technical assessment work undertaken in support of this application where 

appropriate. 

                                                      

1
 See section 38(6) of the Planning and Compulsory Purchase Act 2004 and section 70(2) of the 

Town and Country Planning Act 1990. 
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Principle of Development 

Presumption in Favour of Sustainable Development 

 
4.5 The NPPF states that the purpose of planning is to help achieve sustainable development. 

Paragraph 6 notes that the NPPF as a whole sets out the Government’s view of what constitutes 

sustainable development, while paragraph 7 identifies three dimensions to sustainable 

development, comprising economic, social and environmental roles. The sustainability of the 

proposals having regard to these three aspects is discussed further below. 

4.6 A fundamental principle at the heart of the NPPF (as set out at paragraph 14) is the presumption in 

favour of sustainable development, which is the “golden thread running through decision making”. 

Paragraph 14 goes on to explain that for decision taking, this means: 

 approving development proposals that accord with the development plan without delay; 

and 

 where the development plan is absent, silent, or relevant policies are out of date, granting 

planning permission unless: 

o any adverse impacts of doing so would significantly and demonstrably outweigh 

the benefits, when assessed against the policies in this Framework taken as a 

whole; or 

o specific policies in this Framework indicate development should be restricted. 

4.7 For the reasons set out below, we consider that the proposed development complies with relevant 

parts of the development plan and comprises sustainable development. The ES that accompanies 

this application also shows that there would be no unacceptable adverse residual impacts caused 

by the proposed development. Consequently, the proposals should be approved without delay, in 

accordance with the presumption in favour of sustainable development. 

Mixed Use Redevelopment 

4.8 As discussed above, the existing buildings that comprise Anglia Square Shopping Centre were 

largely constructed in the 1960s and 1970, and are now significantly dated, with a deteriorating 

physical fabric and public realm. Whilst several planning permissions have been granted in recent 

years for the redevelopment of the Site in various forms, none of the proposals to date have been 

progressed, due to withdrawal of interest by the foodstore operator for such a large format store, 

viability issues and a lack of commercial deliverability. The fact that implementation of certain road 

network alterations approved under the later consent has occurred, meaning that the consent is 

extant, does not suggest that the actual scheme would happen in the future, for the reasons above. 

The Site is thus in need of significant investment and redevelopment in order to improve the 

Shopping Centre’s vitality and function as the principal element of the northern Large District 
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Centre, underpinned by residential and other uses, which will make effective and efficient use of 

this sustainable City Centre location. This is acknowledged by Joint Core Strategy Policy 11, which 

seeks to address years of decline by identifying the northern City Centre for comprehensive 

redevelopment to achieve physical and social regeneration and utilise significant redevelopment 

opportunities. Anglia Square is thus identified as an area of change within the Joint Core Strategy. 

This reflects the long-standing policy intention that was previously set out in the 2010 Northern City 

Centre Area Action Plan, which allocated Anglia Square for comprehensive mixed use 

redevelopment over 7 years ago. The policy context and detailed vision for the Site has now 

changed, and the Area Action Plan expired in 2016, however this highlights that the principle of 

mixed use redevelopment of the Site has been established in policy for a number of years. 

4.9 Anglia Square represents the most significant redevelopment opportunity within the northern City 

Centre, and the comprehensive mixed use redevelopment proposed by this application is 

supported in principle by existing policy. The Joint Core Strategy specifically identifies (within the 

Key Diagram) Anglia Square as a mixed use redevelopment Site, with a focus on a mix of retail, 

commercial and residential uses. These proposals for Anglia Square form part of a wider vision for 

the City Centre identified in Policy 11 of the Joint Core Strategy, which encourages diversification 

of the retail offer, the enhancement of an early evening economy and a greater quantum of leisure 

and hospitality uses, and an expansion of the employment function within the City Centre. It also 

indicates that residential development will be expected as part of mixed use developments 

wherever possible, alongside improvements to the public realm. 

Retail 

4.10 The key purpose of the current proposals by Weston Homes and Columbia Threadneedle is to 

deliver a significantly enhanced shopping centre, which will be capable of attracting a more diverse 

range of tenants, including leisure and other appropriate Main Town Centre uses, in order to 

ensure a viable future for Anglia Square and to meet the needs of residents and visitors to the 

northern City Centre. Joint Core Strategy Policy 19 identifies Anglia Square as a Large District 

Centre, emphasising its important role within the retail hierarchy. As a Large District Centre, Anglia 

Square should be meeting the needs of residents of the northern part of the City, and provide for a 

suitably diverse mix and quality of retail and other Main Town Centre uses. The existing retail offer 

on-site does not fully realise this role, as acknowledged within the 2017 Greater Norwich Town 

Centres & Retail Study produced to inform the emerging Greater Norwich Local Plan. The Anglia 

Square and Surroundings Policy Guidance Note (PGN) further notes that Anglia Square lacks the 

diversity of uses required to fulfil its role as the focus of the Large District Centre, and identifies a 

need to create a new retail and leisure destination for the City.  

4.11 Consequently the current application proposals seek to deliver a range of new retail units to meet 

the needs of modern occupiers, with sufficient flexibility to accommodate a variety of retail and 

other complementary uses to maximise the number of potential tenants that can be attracted to 
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Anglia Square, thereby strengthening the Centre’s function. The accommodation of convenience 

based retailers, and the enhancement of this offer (including a new foodstore), will form a core part 

of the proposals for Anglia Square, as explained within the Retail Strategy Report; and alongside 

this there is an opportunity to significantly enhance the choice and function of the retail provision, 

complementary to Magdalen Street and commensurate with Large District Centre designation. In 

particular, the ability of the new development to attract a wider range of café and restaurant 

operators, alongside the proposed replacement cinema, will assist in diversifying the retail offer and 

will expand the early evening economy, as advocated by Joint Core Strategy Policy 11. The 

provision of leisure uses within the City Centre Leisure Area (which includes the application Site) in 

particular is supported by Policy DM23 of the Council’s Development Management Policies Plan. 

The associated improvements to the public realm will also assist in creating a higher quality retail 

environment to attract tenants and shoppers, in accordance with the aims of Policy 11. 

Other Commercial Uses 

4.12 The inclusion of flexibility to accommodate other uses that would be complementary to the core 

retail function of the new shopping centre, such as an element of floorspace capable of being used 

for employment (B1) or non-residential institution (D1) purposes, will also assist in diversifying the 

range of commercial uses within Anglia Square. This will provide sufficient flexibility to attract 

tenants whilst ensuring the long term viability and commercial success of the Centre. Given the 

ephemeral nature of retail trends and the increasing difficulty faced by high street retailers, the 

inclusion of sufficient flexibility to accommodate other complementary uses for the ground floor 

space within the development is critical to the long-term future of the Centre and to ensure units 

are productively occupied, thereby generating vitality and on-going investment in the area. 

4.13 The provision of B1 employment floorspace is supported by Joint Core Strategy Policy 11, which 

advocates the expansion of employment uses within Norwich City Centre. The PGN also notes that 

an element of employment use would be acceptable within the proposed redevelopment of Anglia 

Square, and would be supported by the Council as part of the mix of development, whilst 

acknowledging that any such provision is unlikely to replace the level of existing (vacant) 

employment floorspace on the Site. There is a total of 1,150 sq m of ground floor accommodation 

which is proposed for the A1 – A4, B1 and D1 flexibility grouping, located in units fronting Pitt 

Street, New Botolph Street, the northern end of St George’s Street and Edward Street. These units 

fall under the control of Weston Homes, and therefore are not addressed by the Retail Strategy 

Report. Instead, it is proposed in the Section 106 Heads of Terms submitted with this application 

that a strategy for agreeing appropriate affordable and accessible rental terms to enable 

occupation by local businesses / individuals, and marketing or occupier identification, is to be 

agreed during the planning application process. 

4.14 Furthermore, the flexibility to accommodate new community facilities (D1 use) within the new 

floorspace provided by the development will assist with meeting the needs of local residents and 
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enhance the sustainability of Anglia Square. The provision of community facilities is permitted and 

encouraged by Policy DM22 where they would positively contribute towards the well-being and 

social cohesion of local communities, and the policy identifies Centres such as Anglia Square as 

appropriate locations for such uses, having regard to the nature and scale of the proposals and the 

Centre’s position within the hierarchy. The PGN also identifies the objective of redevelopment 

contributing towards the provision of enhanced community facilities. As such, we consider that the 

inclusion of flexibility to accommodate such uses is appropriate and compliant with relevant 

policies. 

4.15 Meanwhile the inclusion of a hotel use within Phase 2 will also be complementary to the retail 

function, and will constitute a Main Town Centre use, which would be appropriate within the Large 

District Centre. 

Residential 

4.16 In addition to the retail and other commercial uses, the residential element forms a key part of the 

proposals and will underpin the viability and deliverability of the new shopping centre, as well as 

enhancing the vibrancy of the area and increasing footfall to support the retail uses. The principle 

of making efficient use of brownfield sites by accommodating residential development has been a 

key priority for Government policy in recent years, as highlighted in documents such as the 2017 

Housing White Paper, with an emphasis on delivering new homes on underutilised and vacant 

sites. Meanwhile paragraph 23 of the NPPF highlights the important role that residential 

development can play in ensuring the vitality of centres. As such, the principle of residential 

development to underpin the viability of the retail proposals is actively encouraged by national 

policy. 

4.17 Furthermore, the residential development proposed will deliver a significant portion of the City’s 

housing requirement for a number of years. At a regional level, Joint Core Strategy Policy 4 

indicates that approximately 33,000 new dwellings will be delivered across the Norwich Policy 

Area, of which over 8,500 are to be delivered in Norwich City Council’s administrative area over the 

plan period 2008-2026. The delivery of up to 1,250 new homes will provide a significant boost to 

the supply of housing in Norwich, which has lagged significantly behind the annualised housing 

requirement for the City in recent years (with a shortfall against the annualised requirement of over 

1,000 dwellings, or 26%, in the last 8 years). The proposed development at Anglia Square could 

eliminate this historic shortfall and help to address the current 5 year housing land supply shortfall 

with the provision of 428 new homes in Phase 1 alone, thereby providing a significant boost to the 

City’s supply and helping to address some of the key issues facing the local housing market 

resulting from a lack of supply in recent years. The PGN recognises the potential for the Site to 

accommodate significant levels of residential development within this sustainable City Centre 

location, in order to help meet Norwich’s housing needs, and thus supports the intention to deliver 
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significantly more residential development than was proposed by the previously approved plans for 

this Site. 

Retail and Commercial Floorspace 

4.18 As discussed above, the principle of delivering a replacement, upgraded shopping centre 

comprising flexible retail and complementary commercial floorspace is supported by local policy. 

The proposals seek to provide a broadly equivalent amount of retail and commercial floorspace as 

currently exists on the Site, but within a high quality retail environment which will be capable of 

accommodating a more diverse retail offer than the current shopping centre. This will ensure that 

the Centre serves the needs of its immediate catchment and existing and new residents. A detailed 

assessment of the retail and commercial element of the proposals, having regard to relevant 

policies, is included within the Main Town Centre Uses Statement that accompanies this 

application. 

4.19 The development proposals will provide significant planning benefits in seeking to fulfil the 

Council’s vision for the mixed-use redevelopment of Anglia Square, and the form of retail and 

commercial development proposed at the Site complies with policies within the Development Plan, 

as explained within the Main Town Centre Use Statement. The proposed development will ensure 

the long-term viability of an established retail centre, whilst also representing a significant 

opportunity to realise wider retail objectives, for the benefit of local residents. Furthermore, the 

proposals are in the most sequentially preferable location, and there are no suitable alternative 

regeneration Sites that could reasonably accommodate the proposal, or meet the regeneration 

objectives for Anglia Square, as outlined within the Development Plan. Consequently the scale and 

nature of development is considered appropriate to the Centre’s position in the retail hierarchy set 

out at Policy 19 of the Joint Core Strategy, in accordance with the requirements of Policy DM18 of 

the Council’s Development Management Policies Plan. 

4.20 With regard to the flexibility within the proposals for an element of the commercial floorspace to be 

delivered as B1 employment floorspace, this broadly complies with Policy DM19, which permits 

development of office floorspace within Large District Centres of a scale appropriate to their 

location within the hierarchy. The proposals do not exceed the indicative thresholds set out within 

Appendix 4 of the Development Management Policies Plan, and as such the scale of any potential 

office use within the current proposals is considered entirely acceptable. As noted above, the PGN 

anticipates that any such provision will be significantly lower than the quantum currently existing on 

Site, largely comprising the vacant Sovereign House and the partly vacant Gildengate House. As 

noted, the B1 space, (which could also be used for other commercial uses within use classes A1 – 

A4 and D1, will be the subject of provisions in the s106 Agreement to ensure appropriate terms and 

access for local businesses or community groups, which are to be agreed during the determination 

period. 
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4.21 The inclusion of flexibility for an element of the floorspace to be delivered as either B1 or D1 will be 

complementary to, and help ensure, the vitality and viability of the Centre whilst the scale of such 

uses proposed will not unduly affect its position within the hierarchy, thereby ensuring compliance 

with Joint Core Strategy Policy 19. The potential to include community uses is actively encouraged 

by Policy DM22, which directs such uses towards the City Centre and District Centres. 

4.22 In terms of the phasing of the development, the inclusion of Block A in the detailed element of the 

application will enable a significant portion of the retail/ commercial floorspace to be delivered in 

the first stage, thereby ensuring a continuity of retail function throughout the construction phase 

and facilitating the decanting of existing tenants prior to demolition of existing units to the south and 

west of the existing Anglia Square. This will minimise any disruption to the position of Anglia 

Square within the retail hierarchy identified at Joint Core Strategy Policy 19 during the construction 

phase, prior to approval of the relevant Reserved Matters applications and implementation of the 

later phases of development. It will also enable early delivery of the foodstore. 

Residential Accommodation 

Housing Mix 

4.23 Having regard to the requirements of Policy DM12, the application proposals seek to provide a mix 

of dwellings in terms of size, type and tenure, as far as practicable within the constraints of the Site 

and the nature of this mixed use City Centre development. The illustrative mix included within the 

Design & Access Statement indicates an overall mix for the Site as a whole comprising 1 and 2 

bedroom flats, 2 bedroom duplex units and 3 bedroom terraced houses. A range of unit types are 

also proposed, including dual aspect units where possible, to provide variety as far as practicable 

given the urban, relatively dense nature of the proposals. 

4.24 Within the detailed element, 49% (209) of the units will be 1 bedroom flats, 48% (205) will be 2 

bedroom flats, and 3% (14) will be 2 bedroom duplex units. Again, opportunities have been taken 

to maximise the range of unit types proposed where possible. 

4.25 Accordingly, the proposals seek to provide for a mix of dwellings as required by Policy DM12. The 

provision of predominantly 1 and 2 bedroom flats is inevitable given the fact that the proposals 

involve relatively dense residential development above a shopping centre within a sustainable City 

Centre location. However, we note that the 2017 Central Norfolk Strategic Housing Market 

Assessment (SHMA) identifies that 36% of Norwich’s objectively assessed housing need 

comprises 1 and 2+ bedroom flats, and consequently the proposals will make a valuable 

contribution towards meeting this section of housing need for the City. The provision of 9no. x 3 

bedroom terraced housing where the opportunity arises in terms of a suitable location for houses, 

backing on to existing houses, (on the land northwest of New Botolph Street/ West of Edward 
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Street) (which will be social rented affordable dwellings), ensures the diversity of dwelling types has 

been maximised as much as feasible on this particular site. 

Affordable Housing 

4.26 With regard to affordable housing, Policy 4 of the Joint Core Strategy sets an overall objective of 

achieving 33% affordable housing provision for developments of 16 dwellings or more, with an 

approximate mix of 85% social rented and 15% intermediate tenures. The policy goes on to state 

however that the proportion of affordable housing sought may be reduced and the balance of 

tenures amended where it can be demonstrated that site characteristics, including infrastructure 

provision, together with the requirement for affordable housing, would render the Site unviable in 

prevailing market conditions, taking account of the available public subsidy to support affordable 

housing. 

4.27 This application seeks to maximise the provision of affordable housing to meet this strategic 

objective, as far as it would be viable to do so, given various constraints and viability 

considerations. Extensive viability assessment work has been undertaken and discussed with NCC 

to inform the preparation of this application, and this work is continuing at the time of submission of 

the application. As soon as possible, the final detailed Viability Assessment will be submitted in 

support of these proposals. 

4.28 To date, the initial viability appraisal determined that the scheme could not support any affordable 

housing. This was presented to NCC, assessed externally on behalf of the Council by the District 

Valuer Services (DVS), and acknowledged informally to be based on acceptable assumptions to 

support the appraisal model. However, following those initial discussions, and others in respect of 

the scheme generally, in order to improve the benefits of the scheme in various ways, and to assist 

viability, the Applicant increased the scheme site area to include the existing cinema and the retail 

and commercial units under it. This enabled an increase in the number of dwellings within the 

scheme. Additionally, with the successful Housing Infrastructure Fund (HIF) bid by NCC in respect 

of a grant of £12.2m towards the costs of unlocking the larger scheme, i.e. the Development, the 

viability of the proposal is further improved. If additional financial assistance were to be provided by 

NCC through an exemption from Community Infrastructure Levy (CIL) charges for the scheme, 

which is under discussion with the Council, the updated viability appraisal is expected to 

demonstrate that the Development could support the proposed minimum of 120 units of affordable 

housing, with the 85% / 15% tenure split indicated in JCS Policy 4, at pre-development assessment 

stage. This updated viability appraisal will be the subject of further review by the DVS on behalf of 

NCC, to enable the Council to arrive at a view on the submitted viability case during the 

determination of the application. 

4.29 The viability assessment process will need to be reviewed at appropriate stages through the 

implementation of the scheme, such as at the submission of each future Reserved Matters 
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application. This will enable the scheme viability to be reassessed under prevailing economic 

conditions, and in the light of the viability outcome to date at that stage, so as to establish whether 

additional affordable units can be provided viably, and if so, in what tenure arrangement. The 

commitment is given that these would be upwards only reviews, so that no affordable units already 

committed in the first or subsequent phases of the scheme would be removed. The details of the 

review process and the triggers for review will be discussed with officers during the determination 

of the application, and enshrined in the Section 106 Agreement. 

4.30 Thus in summary, at this stage it is proposed to deliver at least 120 of the new residential units as 

affordable dwellings within the application proposals. 

4.31 The positioning of the affordable dwellings within the Development will be influenced by the need to 

construct separate groups of them during the various phases of the scheme, so as to maintain 

viability. Thus Phase 1, which will have to bear high development costs, will not be able to include 

any affordable dwellings. However, a large proportion of the affordable housing will be delivered in 

Phase 2, with a section of Block E comprising 51 apartments and all of Block D, comprising 44 

apartments, being delivered. Phase 3 comprises Blocks G and H around the new cinema and 

associated retail units, where costs of the non-residential development will be high, and therefore it 

is not proposed to include any affordable units. Conversely, Phase 4, comprising the conversion 

and recladding of Gildengate House and the construction of the two parts of Block B, with 16no. 

apartments together with 9no. 3 bedroom houses, will be all residential, and within that, Block B will 

be appropriate as a further cluster of affordable dwellings. It is necessary for Block B to be included 

in Phase 4, rather than an earlier phase, because that area will be the most appropriate to use for 

the majority of the construction process as the site office and staff welfare facility.  

4.32 As set out above, the proposed development will comply with the requirements of JCS Policy 4 and 

the Council’s 2015 Affordable Housing SPD by maximising the level of affordable housing provided 

as far as it would be viable to do so, and supported by the relevant viability evidence. Further 

details on the affordable housing provision are set out in the Affordable Housing Statement 

submitted to support the application. 

Density 

4.33 The proposals seek to deliver an overall density of up to 320 dwellings per hectare, which reflects 

the urban nature and sustainable location of the Site within the City Centre. Phase 1 will achieve a 

density of 269 dwellings per hectare. 

4.34 The proposed density complies with the requirement of Policy DM12, which notes that at least 40 

dwellings per hectare should be achieved unless this would have a harmful impact on character 

and local distinctiveness of the area or there are other exceptional circumstances which justify a 

lower density. The policy goes on to state that within the City Centre, District Centres and locations 
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of high accessibility, higher densities will be accepted taking account of identified housing needs 

and the need to protect character, local distinctiveness and heritage significance. 

4.35 The application site is located within a highly accessible location within the northern City Centre, 

within a designated Large District Centre which will provide a significant range of local shops and 

services to meet the everyday needs of residents. The Site is relatively urban in nature and has the 

potential to accommodate a significant amount of development, having regard to relevant technical 

considerations discussed in the reports accompanying this application and the scale of existing 

buildings on Site. Consequently we consider that the density is appropriate and justified in the 

context of Policy DM12. 

Residential Standards and Quality 

4.36 The proposed residential dwellings will meet the relevant national minimum space standards, as 

well as relevant Building Regulations standards relating to accessible and adaptable dwellings 

(Part M4(2) and (3), thereby ensuring an appropriately high standard of accommodation is 

delivered. As such, the proposals will comply with the requirements of the Council’s Internal Space 

Standards and Accessible and Adaptable Dwellings Standards Information Notes, which update 

Policy DM12(f). 

Design, Heritage and Townscape 

4.37 The layout, scale, height and massing and design of the proposed development has been 

influenced by extensive discussions with officers and relevant consultees over a 2 year period, and 

takes full account of relevant considerations such as heritage and townscape impact, viability, retail 

requirements and other Site constraints and technical considerations. 

4.38 The layout, scale of development and proposed design are discussed within the Design & Access 

Statement, and detailed within the application drawings for Phase 1 of the development (relating to 

Block A) and the residential tower. Further information relating to the outline element is provided 

within the parameter plans submitted for approval, which reflect the Illustrative Masterplan, 

floorplans and elevations, and set out the maximum extents of building envelopes and key 

parameters for the various development blocks across the Site, accompanied by Design Guidelines 

which provide additional detail regarding the design approach and quality. 

4.39 The proposed layout for the Site as a whole is shown within the Illustrative Masterplan, with details 

for Phase 1 provided within Drawing A03-P2-000. The Illustrative Masterplan demonstrates how 

the Site has been planned as a whole and considers how the proposals will link with the 

surrounding area, as required by Joint Core Strategy Policy 2. The layout has been carefully 

designed to achieve significantly enhanced permeability for pedestrians and cyclists across the 

Site, with clear east-west and north-south routes linking to new public spaces, creating an 
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improved public realm and more successful retail environment, whilst reinstating historic street 

alignments. Consequently the proposals will comply with the requirements of Joint Core Strategy 

Policy 2, which promotes the creation of cycling and walking friendly neighbourhoods as a key 

element of good design, and Policy DM3, which requires proposals to provide a permeable and 

legible network of routes and spaces. The layout has also been carefully considered with regard to 

its impact on heritage assets within the immediate vicinity of the Site and across the City more 

generally. In particular, the layout and alignment of the proposed buildings will open up views of St 

Augustine’s Church to the west of the Site, as well as longer distance views of the cathedral to the 

southeast, over the development. The layout has also had due regard to fundamental commercial 

necessities to ensure the success and viability of the retail use, ensuring sufficient footfall is 

concentrated around key areas to generate sufficient customer demand to attract retail tenants to 

the scheme. The proposed closure of Anne’s Walk will facilitate the concentration of pedestrian and 

cycle access through a new enhanced single entrance point from Magdalen Street, which will be 

wider, shorter, open to the sky and landscaped, providing a more coherent and attractive gateway 

to the development. 

4.40 With regard to the scale, height and massing of the proposed development, it is important to note 

that the application Site is located in a sustainable City Centre location, within a relatively urban 

context. Furthermore, the viability assessment work indicates that approximately the number of 

dwellings currently proposed is required in order to achieve the delivery of the comprehensive 

redevelopment of Anglia Square. Given the failure of previous proposals for this Site to be realised, 

and the significant investment required in order to create a successful new retail development 

appropriate to this Large District Centre location, the need to ensure that a viable scheme can be 

delivered on this Site is essential. The provision of up to 1,250 dwellings, along with requirements 

to provide appropriate levels of vehicular and cycle parking, servicing, landscaping and other 

infrastructure, results in a certain volume of built form (mass), to be distributed across the Site. 

4.41 The distribution of this mass across the various development blocks has been informed by 

extensive townscape & visual impact assessment work, which has considered the potential visibility 

and impact of each iteration of the design on 47 key views from around the Site and the wider City, 

as agreed with Council officers. This townscape advice, combined with extensive heritage 

assessment work in relation to identified heritage assets across Norwich, resulted in the production 

of a ‘heritage sensitivity map’ which has been discussed in detail with officers during the pre-

application process. This tool, presented and explained in detail within the Built Heritage 

Assessment, informed the distribution of height across the development, categorising each part of 

the Site into ‘Extreme’, ‘Very High’, ‘High’, ‘Medium’ and ‘Low’ sensitivity, based on the likely 

magnitude of impact of development above a specified height. As a direct result of this assessment 

work, development has been limited to 3-4 storeys on the most sensitive parts of the Site, such as 

the land northwest of New Botolph Street/ east of Edward Street and adjacent to Magdalen Street, 

with taller buildings of up to 11-12 storeys in the less sensitive parts of the Site, including the 
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southwestern part of Block F. The 25 storey tower is located towards the centre of the Site, in an 

area identified as being least sensitive in terms of heritage and townscape impact. In this way, the 

proposals have taken full account of the relevant requirements within Policy DM3 in terms of 

matters such as long views of major landmarks and layout and siting. Full justification and detailed 

commentary relating to the scale, height and massing of the proposed development is provided 

within the Design & Access Statement, Built Heritage Assessment and Townscape and Visual 

Impact Assessment. 

4.42 With regard to the design of the proposals, the Design & Access Statement explains how careful 

consideration has been given to creating a high quality development with appropriate detailing and 

articulation within the elevational treatment. A range of building typologies will help to create variety 

and break down the scale and mass, and importantly express the grain of the existing context. The 

use of appropriate materials such as brick, framed windows, lightweight cladding and metal/ glass 

balustrades, with detailing including brick feature banding, will create a high quality appearance 

that will be complementary to the existing context. Further details are provided within the 

application drawings for the detailed element comprising Block A and the residential tower, with key 

principles regarding the design approach for the outline element identified within the Design 

Guidelines, demonstrating that a high standard of design will be achieved, in accordance with the 

requirement of Policy DM3. 

4.43 Taking account of the above considerations, the Built Heritage Assessment concludes that whilst 

the proposals will fundamentally change the character of the Anglia Square locality, this is 

considered to be justified in architectural and urban design terms given the beneficial impact the 

proposals will have on the physical townscape and economic viability of the City. The assessment 

considers that the proposals will result in less than substantial harm to the significance of identified 

heritage assets, and as such any harm arising should be weighed against the public benefits of the 

proposals, as required by paragraph 134 of the NPPF. It notes that there are substantial public 

benefits associated with the development proposals in terms of heritage impact, such as the 

reinstatement of urban grain, built form and historic connectivity between St Augustine’s Street and 

Magdalen Street, the creation and opening up of key views, enhanced public realm, and the 

replacement of existing buildings with high quality development, thereby increasing positive 

appreciation of this part of the conservation area by the public. Consequently, the Built Heritage 

Assessment thus concludes that these benefits will outweigh the less than substantial harm arising 

from the proposals, and should therefore be considered acceptable in terms of heritage 

considerations and relevant policies including DM3 and DM9 of the Council’s Development 

Management Policies Plan document. 

4.44 The Townscape & Visual Impact Assessment further notes that whilst the proposals would have an 

overall adverse impact on just one of the key views assessed, this should be balanced against the 

delivery of a significant enhancement to townscape quality and strengthening of the existing 
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townscape and visual character resulting from the proposed development. Overall, the assessment 

concludes that the proposals will have a beneficial impact in terms of townscape and visual impact. 

In particular, the development will provide benefits in terms of the navigation of the streetscape of 

the Site and its connection with the wider townscape via the introduction of new pedestrian routes 

and new and enhanced public spaces, as well as a positive impact in long distance views of the 

wider urban landscape of Norwich. Consequently the proposals are considered to comply with the 

relevant requirements of Policy DM9 of the Development Management Policies Plan document.  

4.45 Further assessment of the potential impact of the proposals with regard to built heritage and 

townscape and visual impact is provided within the ES. 

Landscape and Amenity 

4.46 As discussed above, the proposed development incorporates significant communal landscaped 

amenity areas for residents at podium and roof level, as well as attractive public squares and 

pedestrian/ cycle routes through the development at ground floor level. 

4.47 As detailed within the Landscape Strategy submitted in support of this application, within Phase 1, 

the proposals include a reconfigured Anglia Square public space to replace the existing Anglia 

Square, which will include opportunities for events, street entertainment and seasonal markets, 

with elements including a water feature, large trees and artwork creating a space that will be well 

used by visitors and residents. The space will also benefit from enhanced views of St Augustine’s 

Church and Norwich Cathedral, thus encouraging people to dwell in this space. The ‘new' square 

will be connected to the rest of the development and the surrounding area by new and enhanced 

pedestrian and cycle routes, as well as a new arrival space from Edward Street. 

4.48 Meanwhile the roof-level semi-private gardens to be provided above Block A will give residents 

access to generous areas of green space, in addition to private balconies. 

4.49 With regard to the outline element, the Landscape Strategy further describes the intention to 

provide a combination of high quality public realm and semi-private spaces at ground floor level, 

along with private balconies and semi-private landscaped podium garden areas, spread throughout 

the development, thereby maximising residents’ access to amenity space. These areas will include 

areas for informal children’s play to be detailed in Reserved Matters applications. The anticipated 

location of garden areas is identified on Drawing PL1581-GA-002. 

4.50 This strategy of maximising opportunities to provide on-site amenity space will ensure compliance 

with the relevant aims of Policy DM8, which seeks to ensure large developments provide sufficient 

informal recreation and amenity space for the benefits of residents, as well as the further detailed 

guidance within the Council’s 2016 Landscape and Trees SPD. In addition, it is proposed that the 
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section 106 Agreement will address improvement to the facilities at and access to the Leonard 

Street play area, which is located very nearby and adjoining Block B. 

Transport, Accessibility and Car Parking 

4.51 The Transport Assessment submitted in support of this application sets out the existing baseline 

conditions in relation to the Site’s location and accessibility, and parking provision, and considers 

the potential impact of the development proposals on the local area in terms of traffic, parking and 

sustainable modes of transport. 

4.52 With regard to the highway impact of the proposed development, the assessment considers each 

local junction in detail, with the modelling indicating that the development will have only a minor 

impact on the operation of the surrounding highway network in the anticipated first year of 

operation of Phase 1 and on completion of the development in 2028. The proposals include 

improvements to the traffic signals at the junction of Pitt Street and New Botolph Street, which will 

enhance the operation of this junction. 

4.53 In relation to sustainable modes of transport, the proposals will generate high levels of pedestrian 

movements, given the commercial nature of the proposals and the sustainable location of the Site. 

The improved pedestrian facilities and infrastructure proposed as part of the development will 

represent a significant improvement to the walking environment and have an overall positive impact 

for pedestrians in the area. Meanwhile enhanced cycle routes will be provided through the 

development and cycling will be encouraged through the provision of appropriate cycle parking 

facilities. The new surface level pedestrian and cyclist crossing on St Crispin’s Road, together with 

an improved crossing at Edward Street and New Botolph Street will improve connectivity between 

the surrounding area and the Site. 

4.54 With regard to bus travel, the proposals involve the provision of a new layby for southbound buses 

on Magalen Street, improving the operation of the bus lane. The Site is well served by existing bus 

routes and it is anticipated that the additional demand generated by the development proposals 

can be accommodated within existing capacity. 

4.55 The Transport Assessment also refers to various mitigation measures such as provision for a car 

club within the Site, the residential and employment travel plans, highways improvements and 

other measures to enhance the sustainability of the development proposals. 

4.56 Consequently the proposals comply with the relevant requirements of Policy DM28 of the Council’s 

Development Management Policies Plan, which seeks to maximise the use of sustainable modes 

of transport, and ensure that any anticipated increase in travel demand can be accommodated or 

diverted to non car modes. 
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4.57 With regard to car parking, the Transport Assessment indicates that the proposals will involve a 

reduction in public car parking on the Site from 1,468 spaces to 600, which is considered to be 

acceptable given the sustainable location of Anglia Square and having regard to the significant 

areas of surface level car parking currently occupying the Site. There may also be up to 40 spaces 

allocated for the hotel or other flexible commercial use units fronting Pitt Street, New Botolph 

Street, St George’s Street and Edward Street, which is a relatively low provision within the entire 

scheme, and would reduce the residential provision accordingly. The Transport Assessment 

concludes that the level of private car parking provided within the development for residents is 

appropriate, based on a comprehensive review of parking standards and guidance, market demand 

and viability considerations. The proposed parking ratio of 0.73 - 0.75 (depending on details in the 

Reserved Matters applications), complies with relevant Norfolk County Council and Norwich City 

Council (Policy DM31) standards and is thus considered acceptable. Furthermore, the section 106 

Agreement will include arrangements for the monitoring of residential car and cycle parking levels 

in Phase 1, including the details and arrangements for reporting, and for the impact of actual take 

up of spaces in Phase 1 in respect of proposed provision for Phase 2 to be discussed during the 

planning application process, with a commitment to also monitor and report in respect of 

subsequent phases.  

Other Technical Matters 

4.58 This planning application is supported by a full range of technical assessments, as well as an ES 

prepared in accordance with Norwich City Council’s formal Scoping Opinion (February 2018), in 

order to assess the relevant technical aspects of the proposals and to consider any potentially 

significant impacts. It is noted that where appropriate these may be supplemented by further 

technical work at the Reserved Matters stage in relation to the outline element of the proposals. A 

brief summary of each technical aspect not already discussed above is included below. 

Air Quality 

4.59 An Air Quality Assessment has been prepared by Aether in support of this application. The report 

considers the impact of the proposals on the Air Quality Management Area, which covers the 

centre of Norwich due to exceedances of the annual mean nitrogen dioxide objective.  

4.60 The modelling work undertaken predicts that concentrations of nitrogen dioxide at the Site 

boundaries will be above the mean objective in some locations, at ground level, and thus mitigation 

measures will be required, including mechanical ventilation or whole house ventilation systems with 

filters, as well as compliance with good practice principles developed by the Institute of Air Quality 

Management. 

4.61 However, the report indicates that application of such mitigation measures should ensure that 

residents’ indoor exposure to nitrogen dioxide is controlled to an acceptable level, whilst additional 
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measures such as the use of electric vehicle charging points and the implementation of a travel 

plan would further reduce the impact of the proposals on air quality in the area. 

4.62 As such, the proposal complies with Norwich Development Management Policy Plan Policy DM2 

‘Amenity’. The potential impacts of the proposals in relation to air quality, and the suggested 

options for later monitoring within the Site prior to Reserved Matters applications are considered in 

detail as part of the Environmental Statement. 

Archaeology 

4.63 An Archaeological Impact Assessment has been prepared by CgMs to supplement this submission. 

The assessment concludes that there will be no impact on any designated archaeological assets or 

their setting during the construction phase of the project, and that any impacts on undesignated 

buried archaeological remains will either be managed through design changes to allow 

preservation of important remains in situ or offset through a comprehensive programme of 

archaeological investigation, recording and dissemination, designed in consultation with the 

archaeological advisors to the LPA. No impacts are predicted on either designated or undesignated 

archaeological assets during the operational phase of the project. Consequently the proposals are 

compliant with Norwich Development Management Policy Plan Policies DM1 ‘Sustainable 

Development’ and DM9 ‘Heritage’. 

Arboriculture  

4.64 An Arboricultural Survey, Impact Assessment and Protection Plan has been prepared by Barton 

Hyett in support of this application. The report notes that the Site contains a limited number of 

trees, none of which are particularly high quality or the subject of statutory protection. Whilst a 

limited number of existing trees will need to be removed in order to facilitate the development, the 

proposals will include a comprehensive landscaping scheme involving a significant amount of new 

tree planting. A number of mitigation measures are also proposed. 

4.65 Consequently the report concludes that there are no overriding arboricultural constraints to 

development, subject to the implementation of recommendations and advice included within the 

report. As such, the proposal complies with Norwich Development Management Policies Plan 

Policy DM7 ‘Trees’, together with the guidance set out in the Landscape and Trees: Supplementary 

Planning Document (SPD) (June 2016). 

Demolition and Construction Management 

4.66 The ES Chapter on Development Programme, Demolition and Construction prepared by Weston 

Homes sets out the proposed management of the demolition and construction of the 

redevelopment of Anglia Square. This includes details of the phasing of the redevelopment 

programme, and description of the demolition and enabling works proposed, the hours of work for 

activities creating noise audible at the edge of the construction area, environmental controls and 
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safety measures that will be implemented as part of the demolition and construction of the 

development. A Construction Environmental Management Plan (CEMP) will be prepared and 

agreed with NCC and Norfolk County Council where relevant, prior to commencement of the 

scheme. The potential impacts of the construction phase are considered in further detail in the 

above chapter of the ES. 

Ecological Assessment  

4.67 A Phase I Habitat Survey has been produced by Wildlife Matters, alongside an Appropriate 

Assessment, (AA), in order to assess the Site for any ecological features and designations, and 

impact of the scheme on the EU Designated Sites in Norfolk identified by Natural England, 

respectively. The survey concludes that the Site has no protected species andvery little ecological 

value, and also that it is not within or neighbouring areas with designations for ecological 

protection. As such, there is an opportunity to increase the biodiversity of the Site and it is 

recommended to enhance the level of ecology on the Site through the provision of trees and other 

measures such as bird/bat boxes. The AA confirms that there is no anticipated harm to the EU 

Designated Sites both within Norwich and beyond. Consequently, the proposal complies with 

Norwich Development Management Policies Plan Policy DM6. Ecology is considered in detail in 

the eponymous chapter in the Environmental Statement. 

Energy 

4.68 A comprehensive Energy Statement has been produced by JSH in support of this application. The 

Statement highlights the proposed, measures that are to be used to satisfy both building 

regulations and NCC local plan policy on energy consumption. These will include efficient fabric to 

maximise insulation, and the use of air source heat pumps for all commercial accommodation, 

including the hotel.  Consequently, the proposal complies with Norwich Development Management 

Policies Plan Policy DM4, Providing for Renewable and Low Carbon Energy. 

Flood Risk Assessment 

4.69 A Flood Risk Assessment has been prepared by EAS in support of this submission. The 

assessment indicates that the Site is at low risk of flooding from fluvial and tidal flooding, and whilst 

groundwater would appear to be relatively high, there is no evidence of groundwater flooding. 

Furthermore, the Site is almost entirely impermeable, which would prevent groundwater 

emergence at the Site. It further notes that surface water flooding has been modelled in detail, 

which has helped to identify the most vulnerable parts of the proposed development, and quantify 

the risks, with appropriate mitigation measures proposed where necessary. The assessment thus 

concludes that the development proposals are considered acceptable in terms of flood risk 

considerations, and thus the proposals comply with Norwich Development Management Policy 

Plan Policy DM5 ‘Flooding’. Flood risk is considered in further detail as part of the ES. 
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Contamination 

4.70 A Phase I Desk Study and Preliminary Risk Assessment has been prepared by Stansted 

Environmental Services. The research identified potential sources of contamination that may form a 

pollutant linkage. As such, these findings have shaped the recommendation for further intrusive 

investigations, which can be undertaken following clearance of each part of the Site. The 

recommendations include: 

 Undertake an UXO Survey of the Site prior to the development due to the history of 

bombing on the Site during World War II; 

 Sinking boreholes for geotechnical and chemical samples; and 

 Installation and monitoring of gas and groundwater monitoring standpipes.  

4.71 Consequently, the proposal complies with the Norwich Development Management Policies Plan 

Policy DM11 ‘Environmental Hazards.’ 

Noise 

4.72 The Noise Impact Assessment has been prepared by Stansted Environmental Services in support 

of this application. The report and accompanying ES chapter detail the potential sources and 

significance of noise impacts in relation to both the construction and operational phases of the 

development. A range of mitigation measures are detailed, including the enforcement of noise and 

vibration limits for the construction phase, and acoustic ventilation solutions for the operational 

phase.    

4.73 The assessment work concludes that with the utilisation of recommended mitigation measures 

where necessary, acceptable noise and vibration levels will be achieved. Consequently, the 

proposals comply with Norwich Development Management Policy Plan Policy DM2 ‘Amenity’.  

Socio-economic 

4.74 A Socio-economic Assessment has been prepared by Iceni Projects in support of this application. 

The assessment, detailed within the relevant ES chapter, considers the temporary construction 

employment generated by the proposals, the direct employment likely to be generated by the 

operational phase, the impacts on the local labour market, contribution to local housing provision, 

and the effect on local services facilities. 

4.75 The assessment concludes that the development proposals will have a beneficial effect in terms of 

employment generation for both the construction and operational phases, and the new residential 

dwellings could generate significant benefits to the socio-economic conditions and reduction in 

deprivation levels in Norwich. The impact of the proposals on the local labour market is also 

assessed to be positive, and the scheme will make a notable contribution towards the supply of 

housing in Norwich. Overall, the socio-economic impacts of the proposals are assessed as 
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positive, and will contribute towards the social and economic success of the local area and the City 

more widely. 

Statement of Community Involvement 

4.76 The Statement of Community Involvement has been produced by Cratus in support of this 

application. The report sets out the process of community engagement during the preparation of 

the planning application, setting out the methods of engagement, the feedback received and how it 

influenced the emerging design of the proposal. This application’s engagement process has thus 

complied with national policy (NPPF) together with NCC’s Statement of Community Involvement 

SPD (November 2016). 

Surface Water Drainage 

4.77 The Surface Water and Drainage Strategy has been formulated by EAS in support of this 

application. The report notes that due to the fact that groundwater levels at the Site are likely to be 

high, and having regard to the brownfield nature of the Site, SuDS solutions cannot include 

infiltration into the soil. Nevertheless SuDS measures do include attenuation and controlled 

discharge into existing drainage as a strategy, which is recommended. Thus the proposals do 

include green and brown roofs, podium landscaped areas, swales and ground level planting as well 

as attenuation tanks. There is also the opportunity for re-use of water from the attenuation tanks, 

which will manage up to and including the 1 in 100 year (plus 40% for climate change) storm event. 

The proposed drainage strategy will ensure that the rate of surface water runoff will be lower than 

that of the existing Site. Consequently the proposals are compliant with the relevant policy 

requirements including Policies DM3 and DM5 of the Norwich Development Management Policies 

Plan. 

4.78 Anglian Water have also confirmed that there is sufficient capacity in the foul network to 

accommodate the development. 

Sunlight, Daylight and Overshadowing Assessment  

4.79 The Sunlight, Daylight and Overshadowing Assessment has been prepared by CalfordSeaden in 

support of this application. The report demonstrates that the application proposals have been 

designed with careful regard to daylight, sunlight and overshadowing matters. Whilst the 

assessment notes that a development of this nature and scale will inevitably include areas that do 

not meet the guidelines, the results of the assessment work indicate that the majority of the 

scheme will comply with the relevant British Research Establishment (BRE) guidelines in terms of 

impacts on neighbours. Meanwhile 86% of the habitable rooms will achieve or exceed their target 

thresholds for Average Daylight Factor, (ADF), whilst 93% of the development’s habitable windows 

will receive a greater amount of sunlight than that recommended by the BRE. With regard to 

overshadowing, there are few amenity areas that cannot benefit from at least two hours of sunlight, 

as proposed, during 21st March, (a worst case than during mid summer), and this is considerably 
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in excess of the BRE guidance. As such, the proposal complies with Norwich Development 

Management Policies Plan Policies DM2 ‘Amenity’ and DM12 ‘Residential Development’. 
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 BENEFITS OF THE PROPOSALS 5.

Economic 

5.1 One of the principal purposes of the application proposals described above is to provide a 

significantly enhanced retail development that will be capable of attracting a diverse range of 

tenants that will cater to the needs of residents and visitors. The provision of a high quality and 

attractive retail environment will thus create a more commercially successful and economically 

resilient centre, with a more diverse mix of retail, leisure and other Main Town Centre uses 

appropriate to the Large District Centre location able to better serve the needs of shoppers and 

residents. This will support the local economy through the generation of greater retail spend and 

tax revenue, the provision of enhanced employment opportunities and the direct and indirect 

investment generated by the enhanced centre. 

5.2 The proposed development will generate considerable employment opportunities at a range of skill 

levels during the construction phase, with an estimated average of 250-300 people on Site each 

day. This represents an 8-10% increase in the number of construction jobs in Norwich. These 

direct employment benefits could also generate further indirect employment opportunities in the 

wider economy, resulting in an estimated 400-480 indirect and induced jobs that could be 

supported over the duration of the construction phase. The construction phase, which will last a 

number of years, will allow for the training of a local labour force, thereby assisting to tackle 

unemployment longer term. Meanwhile, once operational, the new retail and commercial units will 

support a wide range of employment opportunities, with an estimated 536-639 jobs being 

supported by the new centre to the significant benefit of the local economy. This is a significant 

increase over the 200 – 250 jobs currently associated with Anglia Square and the other commercial 

buildings within the application Site, and would provide jobs within a wider range of employment 

categories. 

5.3 Furthermore, the new residential dwellings proposed for this Site would increase the economically 

active population resident within the area by an estimated 1,538 persons. This represents a 13% 

uplift in the number of economically active people in the local area. 

5.4 The additional residential dwellings would also generate greater retail expenditure in the local area 

and across the City more widely, with the estimated gross spending of the new residents 

accommodated by the development totalling £23.2-40.7 million each year. This additional 

expenditure will provide a significant boost to the vitality and viability of the Large District Centre as 

well as to the wider City Centre economy. 
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5.5 Consequently the proposals will generate substantial economic benefits for Anglia Square, the 

local area and Norwich’s economy more widely, through the creation of a more resilient and 

commercially successful centre, a significant increase in job opportunities in a wider range of 

employment types and the creation of a significant number of new, high quality residential 

dwellings. 

Social 

5.6 The creation of up to 1,250 new homes on this currently underutilised and partially vacant site will 

provide a significant contribution towards the identified needs of Norwich and the wider Norwich 

Policy Area. The supply of residential dwellings arising from this Site will contribute up to 15% or 

2.6 years of supply against Norwich’s requirements for the plan period 2008-26 identified in the 

Joint Core Strategy. As discussed above, there has been a significant shortfall in supply in recent 

years against identified requirements, and the Council is currently unable to identify a 5 year 

housing land supply. There is consequently a pressing need to significantly boost the supply of 

housing, as advocated by paragraph 47 of the NPPF, in order to address the significant negative 

social consequences of failing to meet housing needs. In this regard, the current proposals could 

eliminate the historic shortfall and help to address the negative consequences of undersupply such 

as increasing unaffordability and market instability, thereby increasing access to housing within the 

market area. The provision of at least 120 of these dwellings as affordable, in a policy compliant 

mix of social rented to intermediate, and with a mix of predominantly 1 bedroom flats, as needed in 

the area together, with some 3 bedroom houses for families, will result in the scheme meeting the 

widest range of households in need as can be managed in terms of viability. This will also ensure 

that there is social integration of the new households in the development with the surrounding 

community, from where those in housing need will be drawn. The viability reviews to be specified in 

the Section 106 Agreement will ensure that as the development is built out in phases, it continues 

to provide the maximum amount of affordable housing, with a guarantee for upwards-only reviews 

of numbers. 

5.7 The economic benefits described above will also assist with social issues identified within the 

Socio-Economic chapter of the ES. For example, it is noted that the application Site is located 

within one of the 10% most deprived neighbourhoods in the country. The creation of new 

employment and training opportunities and improved access to housing could have a catalytic 

effect in terms of assisting to reduce this deprivation. 

5.8 The proposals also provide the opportunity to accommodate a range of facilities that could benefit 

the local community. Specifically, a new purpose-built facility for Surrey Chapel is proposed on the 

parcel of land north of Edward Street, whilst the inclusion of flexibility for an element of D1 Non-

Residential Institution floorspace allows community facilities such as health centres, nurseries and 

educational establishments to be accommodated, subject to demand, viability and practicalities.  
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5.9 The inclusion of a replacement cinema and new food and drink retailers will enhance the leisure 

provision for local residents in the whole of the northern Norwich area, whilst the enhanced 

convenience retail offer will better serve the everyday needs of the local area. 

5.10 Furthermore, the proposals involve the replacement of the dated and largely poor public realm on 

Site with a significantly enhanced environment for pedestrians and cyclists, providing enhanced 

permeability and legibility across the Site. The creation of two public squares and wide, well 

designed pedestrianised routes, all with surveillance from flats above the commercial ground floor, 

will improve the local environment for residents and visitors, and reducing the fear of, and potential 

for, crime and antisocial behaviour. 

5.11 The proposals will seek to encourage the use of sustainable modes of transport such as walking 

and cycling through measures such as enhanced cycling routes and storage and a more pleasant 

public realm. As such, the development has the opportunity to improve the health of residents in 

the local area and visitors to the centre. 

Environmental 

5.12 The application Site is located in a highly sustainable City Centre location, a short walk from the 

core of Norwich City Centre and within a designated Large District Centre. The Site is accessible 

by a range of sustainable transport options, as detailed within the Transport Assessment that 

accompanies this application, and is located within close proximity to the significant range of 

facilities, services and employment opportunities within the City Centre. Meanwhile the creation of 

a new mixed use centre on the Site will significantly enhance the range of shops and facilities 

available to local people in this location, thereby further enhancing the sustainability of the Site. 

5.13 The proposed creation of a sustainable, mixed use community will reduce the need for the new 

residents to travel to access services and facilities, thereby delivering a highly sustainable form of 

development and reducing the potential impact of new residential development on the environment. 

With regard to commuting patterns, it is noted that Norwich has a large net inflow of labour 

(approximately 26,967 workers). The proposed development could help to achieve a more 

sustainable pattern of development by locating new dwellings within the City Centre, in close 

proximity to employment opportunities, thereby reducing commuting into the City and the 

associated dependency on the private car. 

5.14 Importantly, the proposed development seeks to make efficient use of an underutilised, partially 

vacant brownfield Site within the City Centre, thereby reducing the pressure to release greenfield 

land outside Norwich. As noted above, the creation of up to 1,250 new dwellings on this Site will 

represent a significant boost to the City’s housing supply, and will assist to maximise the proportion 
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of the housing requirement across the Joint Core Strategy area that is accommodated on 

brownfield land, in accordance with the key principles set out in paragraph 111 of the NPPF. 

5.15 The development proposals also include the potential for notable ecological and environmental 

improvements to the Site, through the creation of large areas of landscaped amenity space and 

public realm, as well as the identification and appropriate remediation of any historic contamination 

as necessary. 

5.16 The proposals have been designed to ensure that sustainability measures are prioritised wherever 

feasible, such as the use of renewable energy via air source heat pumps for the commercial 

floorspace and efficient building fabric throughout, whilst the construction phase will also be carried 

out in a sustainable manner, as described within the Development Programme, Demolition and 

Construction chapter of the ES. 

Overall Planning Balance 

5.17 As noted above, paragraph 14 of the NPPF identifies the presumption in favour of sustainable 

development as being at the heart of the planning process. It explains that this entails approving 

proposals that accord with the development plan without delay. As set out above, we consider that 

overall the proposals comply with relevant policy requirements of the development plan, and having 

regard to the key principles set out in local policy and other material considerations identified, the 

proposed development is judged to be acceptable. 

5.18 We have summarised above the various ways in which the development proposals comprise the 

economic, social and environmental aspects of sustainable development set out at paragraph 7 of 

the NPPF, and highlighted a number of the significant benefits that would result from the 

regeneration of Anglia Square and the remainder of the Site. 

5.19 The various technical reports and the EIA submitted in support of this application consider in 

significant detail the various impacts of the proposed development on a wide range of different 

technical aspects. These detail any anticipated adverse impacts of the proposals and identify 

mitigation measures where required to reduce or avoid any such impacts. This technical 

assessment work has been an iterative process and has influenced each aspect of the design of 

the current application proposals. Where residual adverse impacts are anticipated, these must be 

balanced against the significant benefits of the proposals, as part of the overall planning judgement 

when determining a planning application. 

5.20 The technical assessment work has indicated that, inevitably given the scale and nature of the 

proposed development, some residual impacts are expected to arise from the proposed 

redevelopment of Anglia Square. For example, as discussed above, the Built Heritage Assessment 
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concludes that the proposals will result in less than substantial harm to the significance of identified 

heritage assets. However, it is important to note that the various technical assessments and the ES 

chapters highlight that any such impacts will be limited in their scope and magnitude. Balanced 

against this, the benefits of the current proposals in terms of delivering a sustainable development 

are identified as being significant. Consequently the limited adverse impacts are judged to be 

significantly outweighed by the substantial benefits of the scheme. As such, we respectfully request 

that the application be approved. 
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 CONCLUSION 6.

6.1 This Planning Statement has been prepared by Iceni Projects on behalf of Weston Homes and 

Columbia Threadneedle in support of a hybrid (part detailed, part outline) planning application 

submitted to Norwich City Council for the comprehensive redevelopment of the Anglia Square 

Shopping Centre site and surrounding land. 

6.2 The Site is located in a strategic position within the northern part of Norwich City Centre and 

comprises the principal element of a Large District Centre. It has been identified for redevelopment 

for a number of years within various local planning policy documents, including the 2010 Northern 

City Centre Area Action Plan and more recently the Council’s 2017 Anglia Square and 

Surroundings Policy Guidance Note. 

6.3 The proposed development seeks to comprehensively redevelop the existing Site to provide a new 

mixed use district centre (including up to approximately 11,000 sqm GEA flexible retail/ commercial 

floorspace and a new cinema), a replacement multi-storey car park, a new purpose-built facility for 

Surrey Chapel, up to 1,250 new residential dwellings and a hotel. 

6.4 The proposals will secure the long-awaited redevelopment of this underutilised Site and provide 

significant investment to enhance the physical appearance, the retail and leisure function and 

overall vibrancy of the Site, as well as acting as a catalyst for the wider regeneration of the northern 

City Centre. The development seeks to create a successful retail environment that will provide a 

greater range of shops and facilities appropriate to Anglia Square’s position within the retail 

hierarchy, whilst complementing the rest of the Large District Centre, such as Magdalen Street and 

meeting the everyday needs of local residents In particular, the proposals include a new foodstore, 

new modern units suitable for comparison retailing, local retailers and services and an enhanced 

leisure offer to serve the needs of the existing community as well as the new residents, alongside 

new employment floorspace for a range of businesses. Meanwhile the new homes created will 

provide a significant boost to the City’s housing supply for a number of years, including in respect 

of affordable housing provision, and underpin the viability of the new shopping centre. 

6.5 The proposals are considered to satisfy the three aspects of sustainable development identified 

within the NPPF and accord with the relevant requirements of the development plan. Consequently 

we consider that planning permission should be grated, having regard to relevant guidance and the 

clear planning justification for the development. 
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A2. PLANNING HISTORY 



Land to the East of Edward Street 

Reference 

Number 

Description Decision  

4/2001/0079 

 

Demolition of warehouse building. Refused (25 

April 2001) 

4/2001/0720 Erection of 6 retail units, service yards, car parking, pedestrian and 
cycle ways, diversion of public highway, associated landscaping 
and hardstanding areas, provision of bus laybys and associated 
highways works. 

Withdrawn 

(06 August 

2004) 

4/2003/0103 

Demolition of warehouse building 

Approved 

(14 March 

2003) 

03/00040/D 

Condition 2 : Details of boundary treatment, for previous planning 
permission 4/2003/0103/C 'Demolition of warehouse building'  

Approved 

(08 

September 

2003) 

07/01347/C Demolition to facilitate comprehensive regeneration of Anglia 
Square and environs for mixed use development 

Withdrawn 

(21 August 

2008) 

07/01349/F Comprehensive regeneration of Anglia Square and environs for 
mixed use development, including detailed proposals for residential 
tower (block A) and foodstore and full details of servicing, car 
parking, access (including enhanced pedestrian, cycle, public 
transport accessibility, bridge link from St Crispins, foodstore 
service bridge and closing of subway) and proposed Edward 
Street/Pitt Street link road. Establishing the principle of additional 
retail (Class A1) and residential (Class C3), food and drink uses 
(Classes A3, A4 and A5), office use (Class B1), the potential 
relocation of Surrey Chapel (Class D1) and enhancement of 
landscaping including enlarged square. 

Withdrawn 

(21/08/2008) 

08/00974/C Details: Demolition to facilitate comprehensive regeneration of 
Anglia Square and environs for mixed use development 

Withdrawn 

(21/08/2008) 

08/00974/F Comprehensive regeneration of Anglia Square and environs for 
mixed use development, including detailed proposals for residential 
(Block A) and foodstore and full details of servicing, car parking, 
access (including enhanced pedestrian, cycle, public transport 
accessibility, bridge link from St. Crispins, and closing of subway), 
siting of ground floor units and detail of proposed Edward Street / 
Pitt Street link road. Establishing the principle of additional retail 
(Class A1) and residential (Class C3), food and drink uses (Classes 
A3, A4 and A5), health centre (Class D1), the potential relocation of 
Surrey Chapel (Class D1) and enhancement of landscaping 
including an enlarged square. 

Approved 

(05 October 

2009) 

11/00161/F 

 

Phases 1(b) and 2(a) of proposed regeneration of Anglia Square 
and environs for mixed use development, including: fully detailed 
planning application for Phase 1(b) east of the enlarged square, 
comprising additional retail and food and drink uses (Class A1/A3) 
with a total of 2,985 sq.m. net; rooftop parking providing 99 spaces 
and 29 private flats with temporary car parking; external 
refurbishment of Gildengate House offices and improvement to 

Approved 

(15 March 

2013) 



existing office entrance. Outline planning application for Phase 2(a) 
north of the enlarged square, to establish the principle of additional 
retail and food and drink uses (Class A1/A3) of 2,094 sq.m.and the 
provision of a gym (Class D2) of 1,478 sq.m. 

11/00162/O Phase 2(b) of proposed regeneration of Anglia Square and environs 
for mixed use development; outline application to establish the 
principle of Class D2 (Assembly and Leisure) uses with ancillary 
Class A1/A3 uses. 

Approved 
(15 March 
2013) 

11/00163/C Demolition to facilitate the comprehensive regeneration of Anglia 
Square and associated development proposals as applied for under 
3 planning applications (11/00160/F, 11/00161/F and 11/00162/O). 

Approved 
(15 March 
2013) 

11/00160/F Phase 1(a) of the comprehensive regeneration of Anglia Square 
and environs for mixed use development, including an enlarged 
Anglia Square, detailed proposals for a new 7,792 sq.m. foodstore, 
supported by 507 car park spaces, and full details of servicing, car 
parking (both permanent and temporary), access (including 
enhanced pedestrian, cycle, public transport accessibility, a bridge 
link from St Crispins Road, and closing of subway). Detailed 
proposals for additional retail and other town centre uses (Class A1, 
A2, A3, A4) totalling 3,565 sq.m. net, a creche (Class D1, 304 
sq.m.) and up to 91 residential units (Class C3) in mixed 
private/housing association use. Outline planning application to 
establish further residential development (a possible further 16 
housing association units) on land west of Edward Street. 

Approved 
(15 March 
2013) 

 

Land to the North of Edward Street 

Reference 

Number 

Description Decision  

4/1995/0475 Change of use to car sales area, car service repairs and taxi 
headquarters.  

Not 
available (21 
August 
1995) 

03/00102/U Use of site as temporary car park Approved 
(02 October 
2003) 

07/01347/C Demolition to facilitate comprehensive regeneration of Anglia 
Square and environs for mixed use development 

Withdrawn 
(21 August 
2009) 

08/00975/C Demolition to facilitate comprehensive regeneration of Anglia 
Square and environs for mixed use development 

Approved 05 
(October 
2009) 

08/00974/F Comprehensive regeneration of Anglia Square and environs for 
mixed use development, including detailed proposals for residential 
(Block A) and foodstore and full details of servicing, car parking, 
access (including enhanced pedestrian, cycle, public transport 
accessibility, bridge link from St. Crispins, and closing of subway), 
siting of ground floor units and detail of proposed Edward Street / 
Pitt Street link road. Establishing the principle of additional retail 
(Class A1) and residential (Class C3), food and drink uses (Classes 
A3, A4 and A5), health centre (Class D1), the potential relocation of 
Surrey Chapel (Class D1) and enhancement of landscaping 
including an enlarged square. 

Approved 05 
(October 
2009) 

07/01349/F Comprehensive regeneration of Anglia Square and environs for 
mixed use development, including detailed proposals for residential 
tower (block A) and foodstore and full details of servicing, car 
parking, access (including enhanced pedestrian, cycle, public 
transport accessibility, bridge link from St Crispins, foodstore 

Withdrawn 
(21/08/2008) 



service bridge and closing of subway) and proposed Edward 
Street/Pitt Street link road. Establishing the principle of additional 
retail (Class A1) and residential (Class C3), food and drink uses 
(Classes A3, A4 and A5), office use (Class B1), the potential 
relocation of Surrey Chapel (Class D1) and enhancement of 
landscaping including enlarged square. 

10/01733/F Construction of a two-storey building (with class D1 use) to 
accommodate the relocated Surrey Chapel from St Crispins Road, 
as previously approved in principle within the planning permission 
for the Anglia Square redevelopment (application 08/00974/F). 

Withdrawn 
(30 
November 
2010) 

10/02067/F  Construction of a new two storey building on the vacant car park 
site at Edward Street to accommodate the Surrey Chapel (Class D1 
Use) 

Approved 
(15 April 
2011) 

  

Surry Chapel Segment and Car Park 

Reference 

Number 

Description Decision  

4/2001/0315 Installation of three dual polar antenna, two microwave dishes and 
associated equipment. 

Approved 
(02 July 
2001) 

4/2000/0536 Erection of 5 retail units,52 flats,service yards,car 
parking,pedestrian and cycle ways,diversion of public 
highway,associated landscaping and hardstanding areas,provision 
of bus laybys and associated highway works 

Unknown 
(13 August 
2001) 

4/2001/0720 Erection of 6 retail units, service yards, car parking, pedestrian and 
cycle ways, diversion of public highway, associated landscaping 
and hardstanding areas, provision of bus laybys and associated 
highways works 

Withdrawn 
(06 August 
2004) 

4/2002/1195 Use of site as public car park (100 spaces) in association with 
existing adjoining car park 

Approved 
(07 January 
2003) 

07/01347/C 
Demolition to facilitate comprehensive regeneration of Anglia 
Square and environs for mixed use development 

Withdrawn 
(21 August 
2008) 

08/00974/F Comprehensive regeneration of Anglia Square and environs for 
mixed use development, including detailed proposals for residential 
(Block A) and foodstore and full details of servicing, car parking, 
access (including enhanced pedestrian, cycle, public transport 
accessibility, bridge link from St. Crispins, and closing of subway), 
siting of ground floor units and detail of proposed Edward Street / 
Pitt Street link road. Establishing the principle of additional retail 
(Class A1) and residential (Class C3), food and drink uses (Classes 
A3, A4 and A5), health centre (Class D1), the potential relocation of 
Surrey Chapel (Class D1) and enhancement of landscaping 
including an enlarged square. 

Approved 05 
(October 
2009) 

07/01349/F Comprehensive regeneration of Anglia Square and environs for 
mixed use development, including detailed proposals for residential 
tower (block A) and foodstore and full details of servicing, car 
parking, access (including enhanced pedestrian, cycle, public 
transport accessibility, bridge link from St Crispins, foodstore 
service bridge and closing of subway) and proposed Edward 
Street/Pitt Street link road. Establishing the principle of additional 
retail (Class A1) and residential (Class C3), food and drink uses 
(Classes A3, A4 and A5), office use (Class B1), the potential 
relocation of Surrey Chapel (Class D1) and enhancement of 
landscaping including enlarged square. 

Withdrawn 
(21/08/2008) 

08/00975/C Demolition to facilitate comprehensive regeneration of Anglia Approved 



Square and environs for mixed use development (05 October 
2009) 

11/00161/F Phases 1(b) and 2(a) of proposed regeneration of Anglia Square 
and environs for mixed use development, including: fully detailed 
planning application for Phase 1(b) east of the enlarged square, 
comprising additional retail and food and drink uses (Class A1/A3) 
with a total of 2,985 sq.m. net; rooftop parking providing 99 spaces 
and 29 private flats with temporary car parking; external 
refurbishment of Gildengate House offices and improvement to 
existing office entrance. Outline planning application for Phase 2(a) 
north of the enlarged square, to establish the principle of additional 
retail and food and drink uses (Class A1/A3) of 2,094 sq.m.and the 
provision of a gym (Class D2) of 1,478 sq.m. 

Approved 
(15 March 
2013) 

11/00162/O Phase 2(b) of proposed regeneration of Anglia Square and environs 
for mixed use development; outline application to establish the 
principle of Class D2 (Assembly and Leisure) uses with ancillary 
Class A1/A3 uses 

Approved 
(15 March 
2013) 

11/00163/C Demolition to facilitate the comprehensive regeneration of Anglia 
Square and associated development proposals as applied for under 
3 planning applications (11/00160/F, 11/00161/F and 11/00162/O) 

Approved 
(15 March 
2013) 

11/00160/F Phase 1(a) of the comprehensive regeneration of Anglia Square 
and environs for mixed use development, including an enlarged 
Anglia Square, detailed proposals for a new 7,792 sq.m. foodstore, 
supported by 507 car park spaces, and full details of servicing, car 
parking (both permanent and temporary), access (including 
enhanced pedestrian, cycle, public transport accessibility, a bridge 
link from St Crispins Road, and closing of subway). Detailed 
proposals for additional retail and other town centre uses (Class A1, 
A2, A3, A4) totalling 3,565 sq.m. net, a creche (Class D1, 304 
sq.m.) and up to 91 residential units (Class C3) in mixed 
private/housing association use. Outline planning application to 
establish further residential development (a possible further 16 
housing association units) on land west of Edward Street 

Approved 
(15 March 
2013) 

17/00434/EIA2 EIA scoping opinion request for the redevelopment of the site to 
provide up to 1,350 new residential dwellings (Class C3), a 
proportion of which could be delivered as a hotel (Class C1) or 
student accommodation (Sui Generis). In addition, up to 15,000 
sqm GIA (including servicing areas and loading bays) of 
commercial floorspace at principally ground floor as retail 
(A1/A2/A3/A4 Use Classes), but to include a cinema (Class D2) of 
up to 2,350 sqm GIA, and other non-residential uses of 
approximately 500 sqm GIA to include workshop/artist studio space, 
office, and/or a doctor's surgery will be provided on the lower floors, 
with associated public and private car parking and access, 
landscaping and servicing 

 

17/02003/EIA2 EIA scoping opinion request for the redevelopment of the site to 
provide up to 1,350 new residential dwellings (Class C3), a 
proportion of which could be delivered as a hotel (Class C1) or 
student accommodation (Sui Generis). In addition, up to 15,000 
sqm GIA (including servicing areas and loading bays) of 
commercial floorspace at principally ground floor as retail 
(A1/A2/A3/A4 Use Classes), but to include a cinema (Class D2) of 
up to 2,350 sqm GIA, and other non-residential uses of 
approximately 500 sqm GIA to include workshop/artist studio space, 
office, and/or a doctor's surgery will be provided on the lower floors, 
with associated public and private car parking and access, 
landscaping and servicing 

 

17/00433/EIA1 EIA screening opinion request for the redevelopment of the site to 
provide up to 1,350 new residential dwellings (Class C3), a 
proportion of which could be delivered as a hotel (Class C1) or 

 



student accommodation (Sui Generis). In addition, up to 15,000 
sqm GIA (including servicing areas and loading bays) of 
commercial floorspace at principally ground floor as retail 
(A1/A2/A3/A4 Use Classes), but to include a cinema (Class D2) of 
up to 2,350 sqm GIA, and other non-residential uses of 
approximately 500 sqm GIA to include workshop/artist studio space, 
office, and/or a doctor's surgery will be provided on the lower floors, 
with associated public and private car parking and access, 
landscaping and servicing 

04/01204/F Conversion of the building to 3 office units (B1) from retail (A1), 
external alterations to include installation of new door and windows 
and provision of additional car parking 

Approved 
(06 January 
2005) 

06/00252/F Conversion of building to 5 flats and an office Approved 
(04 May 
2006) 

4/1995/0111 Extension of foyer area under existing canopy Unknown 

15/00708/F Window replacement works Approved 
(08 July 
2015) 

17/00666/F Replacement front entrance doors and glazing Approved 
(07 July 
2017) 

4/1999/0539 Temporary use of site as a short stay public car park. Former 
Express Cleaners Site.  

Refused 16 
September 
1999) 

 

Car Park off New Botolph Street 

Reference 

Number 

Description Decision  

4/1995/0382 Condition 2: Landscaping, planting and site treatment works for 
previous planning permission no. 4940774/F, ''Use of site as public 
car park' 

Approved 
(13 July 
1995) 

4/1997/0334 Renewal of previous permission to use site as public car park. Temporary 
Approval (03 
July 1997) 

4/2000/0536 Erection of 5 retail units,52 flats,service yards,car 
parking,pedestrian and cycle ways,diversion of public 
highway,associated landscaping and hardstanding areas,provision 
of bus laybys and associated highway works. 

Unknown 
(13 August 
2001) 

4/2001/0720 Erection of 6 retail units, service yards, car parking, pedestrian and 
cycle ways, diversion of public highway, associated landscaping 
and hardstanding areas, provision of bus laybys and associated 
highways works. 

Withdrawn 
(06 August 
2004) 

07/01347/C  
Demolition to facilitate comprehensive regeneration of Anglia 
Square and environs for mixed use development 

Withdrawn 
(21 August 
2008) 

08/00974/F Comprehensive regeneration of Anglia Square and environs for 
mixed use development, including detailed proposals for residential 
(Block A) and foodstore and full details of servicing, car parking, 
access (including enhanced pedestrian, cycle, public transport 
accessibility, bridge link from St. Crispins, and closing of subway), 
siting of ground floor units and detail of proposed Edward Street / 
Pitt Street link road. Establishing the principle of additional retail 
(Class A1) and residential (Class C3), food and drink uses (Classes 
A3, A4 and A5), health centre (Class D1), the potential relocation of 
Surrey Chapel (Class D1) and enhancement of landscaping 
including an enlarged square. 

Approved 
(05 October 
2009) 



07/01349/F Comprehensive regeneration of Anglia Square and environs for 
mixed use development, including detailed proposals for residential 
tower (block A) and foodstore and full details of servicing, car 
parking, access (including enhanced pedestrian, cycle, public 
transport accessibility, bridge link from St Crispins, foodstore 
service bridge and closing of subway) and proposed Edward 
Street/Pitt Street link road. Establishing the principle of additional 
retail (Class A1) and residential (Class C3), food and drink uses 
(Classes A3, A4 and A5), office use (Class B1), the potential 
relocation of Surrey Chapel (Class D1) and enhancement of 
landscaping including enlarged square. NB Application 
accompanied by Environmental Statement submitted under the 
Environmental Impact Assessment Regulations 

Withdrawn 
(21 August 
2008) 

08/00975/C Demolition to facilitate comprehensive regeneration of Anglia 
Square and environs for mixed use development. 

Approved 
(05 October 
2009) 

11/00162/O Phase 2(b) of proposed regeneration of Anglia Square and environs 
for mixed use development; outline application to establish the 
principle of Class D2 (Assembly and Leisure) uses with ancillary 
Class A1/A3 uses 

Approved 
(15 March 
2013) 

11/00163/C Demolition to facilitate the comprehensive regeneration of Anglia 
Square and associated development proposals as applied for under 
3 planning applications (11/00160/F, 11/00161/F and 11/00162/O) 

Approved 
(15 March 
2013) 

11/00160/F Phase 1(a) of the comprehensive regeneration of Anglia Square 
and environs for mixed use development, including an enlarged 
Anglia Square, detailed proposals for a new 7,792 sq.m. foodstore, 
supported by 507 car park spaces, and full details of servicing, car 
parking (both permanent and temporary), access (including 
enhanced pedestrian, cycle, public transport accessibility, a bridge 
link from St Crispins Road, and closing of subway). Detailed 
proposals for additional retail and other town centre uses (Class A1, 
A2, A3, A4) totalling 3,565 sq.m. net, a creche (Class D1, 304 
sq.m.) and up to 91 residential units (Class C3) in mixed 
private/housing association use. Outline planning application to 
establish further residential development (a possible further 16 
housing association units) on land west of Edward Street 

Approved 
(15 March 
2013) 

  



Sovereign House, Anglia Square  

Reference 

Number 

Description Decision  

07/01347/C   Demolition to facilitate comprehensive regeneration of Anglia 
Square and environs for mixed use development 

Withdrawn 

(21 August 

2008) 

07/01349/F Comprehensive regeneration of Anglia Square and environs for 
mixed use development, including detailed proposals for residential 
tower (block A) and foodstore and full details of servicing, car 
parking, access (including enhanced pedestrian, cycle, public 
transport accessibility, bridge link from St Crispins, foodstore 
service bridge and closing of subway) and proposed Edward 
Street/Pitt Street link road. Establishing the principle of additional 
retail (Class A1) and residential (Class C3), food and drink uses 
(Classes A3, A4 and A5), office use (Class B1), the potential 
relocation of Surrey Chapel (Class D1) and enhancement of 
landscaping including enlarged square. NB Application 
accompanied by Environmental Statement submitted under the 
Environmental Impact Assessment Regulations 

Withdrawn 

(21 August 

2008) 

4/2003/0069 

Replacement of 0.3 metre diameter microwave dish with a 0.6 
metre diameter dish 

Approved 

(28 

February 

2003) 

09/00364/A 
Display of 5 no. non-illuminated fascia signs on elevation fronting St 
Crispins Road 

Refused (12 

June 2009) 

4/1996/0212 Change of use from offices (B1) to retail (A1) and installation of 
replacement shop front 

Unknown 

(10 May 

1996) 

09/00694/A Display of 5 No. non-illuminated fascia signs on elevation fronting 
St Crispins Road 

Approved 

(14 

September 

2009) 

4/1998/0548 External alterations at rear of store fronting onto Cherry Lane to 
form new office entrance, goods entrance and fire exit door. parking 
spaces in Cherry Lane 

Unknown 

(20 

November 

1998) 

08/00903/F  Installation of an ATM cashpoint machine at front of premises Refused (25 

September 

2008) 

4/1995/0137 Change of use of first floor from retail (Class A1) to night club 
(Class D2) and installation of new entrance doors 

Unknown 

(21 April 

1995) 

4/1995/0979  Installation of microwave antenna equipment on roof of building Approved 

(15 



December 

1995) 

4/1995/0710  Proposed erection of a telecommunication facility comprising 6 
sectored antennae, one transmission dish and three cabinets on 
roof of Sovereign House 

Unknown 

(28 

September 

1995) 

4/1995/0709  Proposed erection of a telecommunication facility comprising 6 
sectored antennae, one transmission dish and three cabinets on 
roof of Sovereign House 

Unknown 

(11 October 

1995) 

17/00433/EIA1 EIA screening opinion request for the redevelopment of the site to 
provide up to 1,350 new residential dwellings (Class C3), a 
proportion of which could be delivered as a hotel (Class C1) or 
student accommodation (Sui Generis). In addition, up to 15,000 
sqm GIA (including servicing areas and loading bays) of 
commercial floorspace at principally ground floor as retail 
(A1/A2/A3/A4 Use Classes), but to include a cinema (Class D2) of 
up to 2,350 sqm GIA, and other non-residential uses of 
approximately 500 sqm GIA to include workshop/artist studio space, 
office, and/or a doctor's surgery will be provided on the lower floors, 
with associated public and private car parking and access, 
landscaping and servicing 

Pending 

08/00975/C Demolition to facilitate comprehensive regeneration of Anglia 
Square and environs for mixed use development 

Approved 

(05 October 

2009) 

11/00163/C Demolition to facilitate the comprehensive regeneration of Anglia 
Square and associated development proposals as applied for under 
3 planning applications (11/00160/F, 11/00161/F and 11/00162/O) 

Approved 

(15 March 

2013) 

11/00162/O Phase 2(b) of proposed regeneration of Anglia Square and environs 
for mixed use development; outline application to establish the 
principle of Class D2 (Assembly and Leisure) uses with ancillary 
Class A1/A3 uses 

Approved 

(15 March 

2013) 

17/00434/EIA2 EIA scoping opinion request for the redevelopment of the site to 
provide up to 1,350 new residential dwellings (Class C3), a 
proportion of which could be delivered as a hotel (Class C1) or 
student accommodation (Sui Generis). In addition, up to 15,000 
sqm GIA (including servicing areas and loading bays) of 
commercial floorspace at principally ground floor as retail 
(A1/A2/A3/A4 Use Classes), but to include a cinema (Class D2) of 
up to 2,350 sqm GIA, and other non-residential uses of 
approximately 500 sqm GIA to include workshop/artist studio space, 
office, and/or a doctor's surgery will be provided on the lower floors, 
with associated public and private car parking and access, 
landscaping and servicing 

 

EIA Scoping 

Response 

Given 

 

11/00161/F Phases 1(b) and 2(a) of proposed regeneration of Anglia Square 
and environs for mixed use development, including: fully detailed 
planning application for Phase 1(b) east of the enlarged square, 
comprising additional retail and food and drink uses (Class A1/A3) 
with a total of 2,985 sq.m. net; rooftop parking providing 99 spaces 
and 29 private flats with temporary car parking; external 
refurbishment of Gildengate House offices and improvement to 
existing office entrance. Outline planning application for Phase 2(a) 
north of the enlarged square, to establish the principle of additional 

Approved 

(15 March 

2013)  



retail and food and drink uses (Class A1/A3) of 2,094 sq.m.and the 
provision of a gym (Class D2) of 1,478 sq.m 

17/02003/EIA2 EIA scoping opinion request for the redevelopment of the site to 
provide up to 1,350 new residential dwellings (Class C3), a 
proportion of which could be delivered as a hotel (Class C1) or 
student accommodation (Sui Generis). In addition, up to 15,000 
sqm GIA (including servicing areas and loading bays) of 
commercial floorspace at principally ground floor as retail 
(A1/A2/A3/A4 Use Classes), but to include a cinema (Class D2) of 
up to 2,350 sqm GIA, and other non-residential uses of 
approximately 500 sqm GIA to include workshop/artist studio space, 
office, and/or a doctor's surgery will be provided on the lower floors, 
with associated public and private car parking and access, 
landscaping and servicing 

Pending 

11/00160/F Phase 1(a) of the comprehensive regeneration of Anglia Square 
and environs for mixed use development, including an enlarged 
Anglia Square, detailed proposals for a new 7,792 sq.m. foodstore, 
supported by 507 car park spaces, and full details of servicing, car 
parking (both permanent and temporary), access (including 
enhanced pedestrian, cycle, public transport accessibility, a bridge 
link from St Crispins Road, and closing of subway). Detailed 
proposals for additional retail and other town centre uses (Class A1, 
A2, A3, A4) totalling 3,565 sq.m. net, a creche (Class D1, 304 
sq.m.) and up to 91 residential units (Class C3) in mixed 
private/housing association use. Outline planning application to 
establish further residential development (a possible further 16 
housing association units) on land west of Edward Street 

Approved 

(15 March 

2013) 

08/00974/F Comprehensive regeneration of Anglia Square and environs for 
mixed use development, including detailed proposals for residential 
(Block A) and foodstore and full details of servicing, car parking, 
access (including enhanced pedestrian, cycle, public transport 
accessibility, bridge link from St. Crispins, and closing of subway), 
siting of ground floor units and detail of proposed Edward Street / 
Pitt Street link road. Establishing the principle of additional retail 
(Class A1) and residential (Class C3), food and drink uses (Classes 
A3, A4 and A5), health centre (Class D1), the potential relocation of 
Surrey Chapel (Class D1) and enhancement of landscaping 
including an enlarged square. 

Approved 

(05 October 

2009) 

17/01041/A Display of: 1) 1 No. internally illuminated fascia sign. 2) 1 No. 
internally illuminated hanging sign. 3) 2 No. non-illuminated internal 
posters 

Approved 

(15 August 

2017) 

4/1997/0829 Installation of internally illuminated projecting canopy name sign  Unknown 

(01 

December 

1997) 

4/1997/0828 Installation of replacement shopfront and external security shutter Unknown 

(27 

November 

1997) 

4/1998/0405 Change of use from shop (Class A1) to cafe/restaurant/ hot food 
takeaway (Class A3) 

Unknown 

(02 July 

1998) 



03/00505/A Installation of internally illuminated fascia sign Approved 

(13 January 

2004) 

07/00024/A  Installation of internally illuminated fascia sign and two internally 
illuminated projecting signs 

Approved 

(21 March 

2007) 

4/1997/0705 Erection of telecommunication facility including mast, antennae and 
dishes on roof of building 

Unknown 

(20 October 

1997) 

17/00920/F Conversion into 3 No. retail units, front extension by 3.4m to edge 
of podium deck, new shop fronts, signage, cladding and set back of 
proud front elevation of existing Savers retail unit 

Approved 

(07 August 

2017) 

17/00386/F Conversion into 3 No. retail units, front extension by 3.4m to edge 
of podium deck, new shop fronts, signage and cladding 

Approved 

(12 May 

2017) 

4/1997/0156 Front extension of shop units and installation of new shopfront  Refused (31 

July 1997) 

4/1999/0918 Installation of new shop front Approved 

(06 January 

2000) 

4/1995/0804 Installation of new shopfront (variation of planning permission 
4950024/F) 

Unknown 

(19 October 

1995) 

4/1995/0024 Alterations to premises to form retail shop unit (Class A1) with 
associated offices on first floor,installation of new 
shopfront,alterations to first floor facade and erection of pedestrian 
fire escape bridge across Sovereign Way 

Unknown 

(06 April 

1995) 

4/1997/0066 Installation of new shopfront Unknown 

(07 March 

1997) 

04/00351/A Installation of internally illuminated fascia sign and internally 
illuminated projecting sign 

Approved 

(03 June 

2004) 

15/00817/A Display of: 1) 1 No. non-illuminated fascia sign; 2) 1 No. non-
illuminated projector sign. 

Approved 

(31 July 

2015) 

4/1998/0090 Installation of 2 public telephone kiosks Refused (20 

February 

1998) 

4/2003/0570 Display of five internally illuminated fascia signs Unknown 

(21 July 



2003) 

4/1996/0079 Installation of one internally illuminated fascia sign, six non-
illuminated fascia signs and three internally illuminated projecting 
signs 

Unknown 

(01 

February 

1996) 

4/2000/0826 Infill of covered walkway to provide extension of shop unit Approved 

(13 

November 

2000) 

4/1995/0457 Change of use from retail to children's play area and associated 
facilities 

Unknown 

(21 June 

1995) 

08/01272/U Change of use from retail (A1) to a tattoo and body piercing studio 
(sui generis) with clothing and jewellery sales 

Approved 

(17 

February 

2009) 

13/01581/A Retrospective application for the display of: 1) 1 No. internally 
illuminated fascia sign; 2) 1 No. non-illuminated fascia sign; 3) 1 No. 
internally illuminated projecting sign 

Approved 

(17 

December 

2013) 

4/1996/0155 Change of use of part of ground floor into restaurant/ take away 
(Class A3) 

Unknown 

(04 April 

1996) 

15/00681/A Display of: (1) 1 no. internally-illuminated Desh Supermarket oval 
entrance sign; (2) 1 no. internally-illuminated Halal Coffee & Grill 
fascia sign 

Approved 

(19 June 

2015) 

14/00969/F Installation of ducted extraction system and 3 No. external doors Approved 

(02 October 

2014) 

4/1999/0826 Installation of replacement ATM cash dispenser Approved 

(14 January 

2000) 

05/00966/F Installation of two external condenser units Approved 

(20 

December 

2005) 

14/01886/A Display of: (1) 2 No. externally-illuminated Desh Supermarket oval 
fascia signs; (2) 2 No. externally-illuminated Halal Coffee & Grill 
fascia sign; (3) 1 No. internally-illuminated Desh Supermarket oval 
entrance sign; (4) 1 No. non-illuminated Halal Coffee & Grill 
entrance canopy sign 

Part 

Approval / 

Part Refusal 

(16 March 



2015) 

4/2001/0151 Display of 4 internally illuminated high level signs Approval (04 

June 2001) 

4/2002/1025 Installation of internally illuminated projecting sign and internally 
illuminated ATM surround sign 

Approval (22 

November 

2002) 

4/1999/0822  ATM cash dispenser fascia display Approval (14 

January 

2000) 

07/01114/A Installation of an internally illuminated sign Approval (13 

November 

2007) 

07/01115/F  Installation of ATM Approved 

(13 

November 

2007) 

4/2001/0399 Installation of temporary telecommunications base station and 
associated equipment 

Unknown 

(19 

November 

2001) 
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A3. PLANNING POLICY ASSESSMENT 



 

PLANNING POLICY MATRIX 

 

   1 

 
Policy Summary Assessment of Proposed Development 

National Planning Policy Framework (NPPF) (March 2012) 

Paragraph 
14 

Explains that the fundamental precept of the NPPF is a presumption in 
favour of sustainable development. 

The proposal constitutes sustainable development. Please see the 
Planning Statement and ES for details. 
 

Paragraph 
16 

Local authorities should positively seek opportunities to meet the 
development needs of their area. 

The proposals aim to contribute towards meeting a significant local need in 
terms of housing and economic growth. See the Planning Statement, Main 
Town Centre Uses Statement and ES for details. 
 

Paragraph 
17 

States that planning policies and decisions should make effective use of 
land. It also encourages planning to proactively drive and support 
sustainable economic development to deliver homes, businesses and 
thriving local places that that the country needs.  

The proposals make efficient use of an underutilised, sustainably located 
brownfield City Centre site, to provide a mixed-use development which 
constitutes a sustainable development (in terms of economic, social and 
environmental). Please see the Planning Statement for details. 
 

Paragraph 
19 

States that planning “should operate to encourage and not act as an 
impediment to sustainable growth”. 

The proposal constitutes all aspects of sustainable development, as 
discussed in the Planning Statement and ES.  
 

Chapter 2 Seeks to ensure the vitality of town centres through promoting 
competitive town centre environments that provide customer choice and 
diverse retail offers, whilst reflecting the individuality of town centres. 
This includes a range of leisure, commercial, office, tourism, cultural, 
community and residential development. 

Redevelopment of this long underutilised and partially vacant brownfield 
site will contribute to the economic, social, physical and cultural 
regeneration of the city centre. The existing retail facilities perform provide 
a limited retail offer to the local population, whilst the physical appearance 
of Anglia Square significantly detracts from the local area and the wider 
setting of many heritage assets and does not integrate well with the 
surrounding area. The proposed redevelopment will significantly enhance 
the function and appearance of the site and provide wider socio-economic 
and regeneration benefits to the northern city centre and will make efficient 
and effective use of the site. 
 

Chapter 4 Promotes sustainable transport, encouraging patterns of development 
that maximise sustainable transport solutions. Development should be 

The mixed-use nature of the scheme will in itself be highly sustainable, with 
new residents living in close proximity to/ immediately above a range of 



2 

focused in locations that encourage people to minimise journey lengths 
for employment, shopping, leisure, education and other activities. This 
builds upon the core planning principles set out within paragraph 17, 
which encourages development in sustainable locations that makes the 
fullest possible use of public transport, walking and cycling. 

local shops, food and drink establishments, and services which offer 
employment. 
 
Please refer to the accompanying Planning Statement, the Transport 
Assessment and Travel Plan, as they set out a range of measures to deliver 
a sustainable urban community which shifts ways of living and travel 
behaviour as far as practical. 
 

Paragraph 
50 

Identifies that local planning authorities should provide a mixture of 
housing based on current and future demographic trends. Furthermore, 
they should identify the size, type and tenure range of housing required 
in particular locations.   

Opportunities have been taken wherever possible to maximise the diversity 
of unit type and mix as far as practical and viable. The scheme facilitates 
the provision of at least 120 affordable housing units, which is fully justified 
by the relevant viability work submitted with the application. A range of 
typologies are proposed. 
 
The supporting Design & Access Statement and Socio-Economic chapter 
in the ES identify how issues such as the identity of the place, how a sense 
of community will be promoted and how the scheme will integrate with the 
existing community. 
 

Chapter 7 Encourages good quality design of the built environment, ensuring that 
it is sustainable, inclusive and establishes a strong sense of place whilst 
optimising the potential of the site to accommodate development. 
However, paragraph 59 states that local planning authorities should 
avoid unnecessary prescription or detail and should concentrate on 
guiding the overall scale, density, massing, height, landscaping, 
materials, layout and access of new development in relation to the 
neighbouring buildings and the local area more generally. 
 

See Design & Access Statement for details of the approach to a design and 
layout that creates a sense of place reflecting local building typologies and 
materials; and the influence of the Built Heritage Assessment on the 
massing, scale and height in relation to the surroundings. 

Chapter 8 States local authorities should promote healthier communities through 
facilitating social interaction and creating healthy and inclusive 
communities. This is achieved through mixed-use developments, strong 
neighbourhood centres and active street frontages, safe and accessible 
environments, and clear and legible pedestrian routes. The chapter also 
promotes the creation of new open space.  

The proposed development promotes sustainable modes of transport and 
incorporates enhanced public realm, with open spaces to host events and 
providing places to meet. Large areas of amenity space are also provided 
for residents. The design will reduce the fear of crime and discourage anti-
social behaviour. The incorporation of at least 120 affordable dwellings will 
encourage social integration. Please refer to Planning Statement, Design & 
Access Statement, ES, Affordable Housing Statement and further technical 
work for further details.  

Chapter 10 Deals with meeting the challenge of climate change, flooding and 
coastal change, stating that Local Planning Authorities should plan for 

See Supporting Planning Statement, ES, Energy Statement, Flood risk 
assessment, ES Development Programme, and Demolition and 
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new development in locations and ways which reduce greenhouse gas 
emissions and should encourage layouts that minimise energy 
consumption. 

Construction Statement for details. The scheme proposes efficient building 
fabric and Air Source Heat Pumps as renewable energy, to reduce energy 
consumption and carbon footprint; SuDS measures will attenuate rain water 
drainage run-off. 
 

Chapter 11 Focuses on the conservation and enhancement of the natural 
environment. The planning system should protect and enhance valued 
landscapes and minimise pollution and other adverse impacts on the 
local and natural environment. 

The proposals have been designed to enhance biodiversity across the site 
and to minimise impacts on the natural environment, as explained within 
the Phase I Habitats Survey for the Site, the Appropriate Assessment 
covering EU Designated Sites, the Phase I Desk Study and Preliminary 
Risk Assessment in respect of ground conditions, and various other 
technical documents submitted in support of this application, including the 
ES. The application site comprises a previously developed site of limited 
ecological and environmental value, where previous ground contamination 
can be addressed via mitigation. There will be negligible impact on the EU 
Designated Sites in Norfolk. 
 

Chapter 12 Sets out the approach for identifying the significance of a heritage asset, 
and assessing development proposals in terms of their impact on the 
significance of an asset, with greater weight being given to assets of 
greater significance. Paragraph 138 notes that not all elements of a 
Conservation Area will contribute to its significance, whilst paragraph 
137 states that local planning authorities should look for opportunities 
for new development within Conservation Areas and within the setting 
of heritage assets to enhance or better reveal their significance. 
Proposals that make a positive contribution should be treated 
favourably. 
 

The proposal has been designed having full regard the identified potential 
heritage assets within the immediate and surrounding area. Please refer to 
the accompanying Built Heritage Assessment, Townscape & Visual Impact 
Assessment and Design & Access Statement for further details.  
 

 Joint Core Strategy for Broadland, Norwich and South Norfolk (March 2011, with amendments adopted January 2014) 

Policy 2 The policy seeks to promote good design, stating that development 
should respect local distinctiveness, including a range of factors such as 
the historic hierarchy of Norwich, and the townscape and its character. 
Proposals should seek to achieve cycling and walking friendly 
neighbourhoods, promote the increased use of public transport, and 
design out crime. 
 

The development proposals incorporate the principles of good design. 
Please refer to the accompanying Design & Access Statement, 
Landscaping Scheme, and Planning Statement for further details. 

Policy 3 Seeks to ensure that where possible, development will aim to minimise 
reliance on non-renewable high-carbon energy sources and maximise 
the use of decentralised and renewable/ low-carbon energy sources and 

The proposals seek to maximise the use of sustainable design and 
construction methods to minimise energy consumption. Additionally, Air 
Source Heat Pumps for all commercial floorspace will meet the renewable 
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sustainable construction technologies. The policy refers to the aim of 
developments providing at least 10% of the scheme’s energy 
requirements from decentralised and renewable or low carbon sources, 
and that sustainable construction methods are maximised. 

energy objective. A full assessment of the proposals against the relevant 
policy requirements is included within the Energy Statement submitted in 
support of this application, whilst the Development Programme, Demolition 
and Construction Statement identifies measures to ensure sustainable 
construction methods are maximised.  
 

Policy 4 Identifies a strategy for the delivery of at least 36,820 new residential 
dwellings between 2008 and 2026. The policy sets out strategic 
guidance for housing: 
 
- Housing Mix: Provide balanced communities and meet the needs of 

the area as set out in recent housings needs study and/or Housing 
Market Assessment. 

- Affordable Housing provision: Should be based on the most up to 
date needs assessment for the plan area. The target provision on 
sites for 16 dwellings or more (or over 0.6 ha) is 33% with 
approximate 85% social rented and 15% intermediate tenures 
(numbers rounded, upwards from 0.5). The policy provides room for 
movement, stating the provision may be reduced if a viability 
assessment proves the development not financially viable. 
 

The proposal will accommodate up to 1,250 dwellings, which will make a 
significant contribution towards the City’s housing needs. 
 
Whilst the nature of the site and the proposals will inevitably involve the 
provision of mainly flats, opportunities have been taken wherever possible 
to maximise the diversity of unit type and mix as far as practical and viable.  
The scheme provides at least 120 affordable housing units, which will be 
fully justified by the relevant viability work submitted with the application. 
Consideration of how the mix and tenure respond to existing housing needs 
and the socio-economic impact of the proposals is appropriately addressed 
in the Affordable Housing Statement, the Planning Statement, and the ES 
Socio-Economic chapter. 
 

Policy 5  The policy highlights a target job growth of at least 27,000 additional jobs 
in the period 2008 – 2026, with an increased proportion of higher value 
knowledge economy jobs, whilst ensuring provision of all types and 
levels of jobs in all sectors. The policy sets out the need for small to 
medium start-up businesses and promotes flexible building design and 
innovative approaches to encourage local working and business 
opportunities. The policy also seeks to promote leisure and cultural 
industries. 

The broad economic benefits of the development are quantified within the 
Socio-Economic chapter of the ES. These quantified as substantial both 
during the construction and operational phases. 
 
The potential of the scheme to act as a catalyst for economic growth in the 
northern city centre, and the significance of the direct and indirect economic 
benefits, is addressed in the Socio-Economic chapter of the ES. The mixed 
uses in the scheme will provide a broad range of job categories. 
 

Policy 6  The policy sets out to make improvement to the bus, cycling and walking 
networks. Including the concentration of development close to essential 
services and facilities, promoting sustainable modes of transport. The 
policy also sets out the need to provide IT links and telecommunications 
to reduce the need to travel. 
 

The scheme provides enhanced pedestrian and cyclist permeability through 
the Site in improved public spaces; ample cycle storage for resident, 
employees and visitors, and improved bus stop provision. Please refer to 
the accompanying Transport Assessment and Planning Statement.  
 

Policy 7 The policy seeks to maintain or enhance the quality of life and wellbeing 
of communities, through: enhancing accessibility to appropriate health 

The proposed development incorporates enhanced public realm, with open 
spaces to host events and providing places to meet. The ES Socio 
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facilities; providing sufficient, appropriate and accessible education 
facilities; and to ensure equitable access to new and improved 
community facilities to improve cohesion. 

Economic Chapter details that education facilities, indoor sports halls, play 
areas and community halls in the locality will be able to accommodate the 
additional population. An additional GP surgery may be required, but this 
could be accommodated within the scheme, subject to negotiations with the 
NHS. Please refer to Planning Statement, Design & Access Statement, ES 
and further technical work for further details. 
 

Policy 11  In order to promote Norwich City Centre, the policy seeks to improve the 
early evening economy through extending leisure and hospitality uses. 
In addition to this, the policy sets out to enhance its retail function and 
expand its function as an employment centre, whilst providing higher 
housing densities and the provision of family housing to achieve a social 
mix. In order to support city centre uses, the policy seeks to make 
improvements to; the public realm, open spaces and green links; walking 
and cycle provision; sustainable transport access.  

Redevelopment of this long underutilised and partially vacant brownfield 
site will contribute to the economic, social, physical and cultural 
regeneration of the city centre, by broadening its uses to provide a wider 
range of retailers (e.g. service retail uses [Comparison Goods]), and also 
cafes and bars, as well as a larger cinema. In addition, the hotel will add 
public facilities. All of this will assist the leisure and hospitality economy.   
 
The physical appearance of Anglia Square significantly detracts from the 
local area and the wider setting of many heritage assets, and does not 
integrate well with the surrounding area, all of which would be addressed 
by the high quality public realm fronted by the retail and leisure uses. The 
flats above would be high density housing in a sustainable location. 
 
The proposed redevelopment will significantly enhance the function and 
appearance of the site and provide wider socio-economic and regeneration 
benefits to the northern city centre and will make efficient and effective use 
of the site, with good pedestrian/cyclist permeability 
. 

Policy 19 New retailing, services, offices and other town centre uses as defined 
by government guidance will be encouraged at a scale appropriate to 
the form and functions, with Norwich City Centre being at the top of the 
hierarchy.  

The proposal seeks to regenerate the site to ensure the level of retail, 
service, office and other town centre uses appropriately reflect its Large 
District Centre allocation. Please refer to the Main Town Centre Uses 
Statement for further details. 
 

Norwich Development Management Policies (December 2014) 

Policy DM1 
Sustainable 

Sets out overarching guidance for developments to achieve and deliver 
sustainable development, in terms of the economic, environmental and 
social dimensions of sustainability. The policy promotes the following: 
 
- Employment opportunities; 
- Protection of city assets and safeguard the special visual and 

environmental qualities of Norwich; 

The proposals constitute sustainable development, as demonstrated in the 
supporting Planning Statement Environmental Statement, and other 
supporting Statements. The sustainability points of the development are as 
follows: 
 
- Wider permanent employment categories will be provided. 
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- Help combat the effects of Climate Change through achieving 
national and local carbon reduction targets by making the most 
efficient practicable use of resources, minimising the overall need to 
travel reducing dependency on the private car and high-emission 
vehicles and ensuring ease of access to facilities and services for 
all users both now and in the future; 

- Protect and enhance the physical, environmental and heritage 
assets of the city and to safeguard the special visual and 
environmental qualities of Norwich;  

- Improving the security, health and wellbeing of the elderly and 
vulnerable groups; and 

- Promote mixed, inclusive and diverse communities, by increasing 
opportunities for social interaction, community cohesion, cultural 
participation and lifelong learning. 
 

- The Built Heritage Assessment and Townscape and Visual Impact 
Assessment demonstrate the acceptable impact on 47 viewpoints 
agreed with NCC for the assessment. 

- The Energy Statement details the compliance with aims for reduction in 
energy usage and the use of renewable energy systems. 

- The mix of uses and sustainable location minimise the need to travel. 
- The dwellings will include wheelchair adaptable units, and the public 

realm works including the crossings will improve the less mobile to 
traverse and visit the scheme. 

- The affordable housing will be well integrated with other units, and the 
entire scheme will encourage use by the surrounding community. 

Policy DM2 
Amenity  

Seeks to protect the amenity of neighbouring occupants and uses 
through preventing overlooking, overshadowing, loss of light and 
preventing disturbance from pollution (light, noise, odour, vibration, air 
and light). 
 
The policy also aims to provide high standards of living for future 
occupiers and to ensure dwellings are designed to meet the demands of 
everyday life, expecting internal space standards to exceed the City 
Council’s indicative minimum guidelines.  
 
In terms of amenity space, the policy highlights appropriate external 
private or communal amenity space should be provided, with communal 
amenity areas landscaped to a high standard, in accordance with DM3. 
Bin and cycle storage should not be detrimental to the provision of 
private and communal amenity space. 

An appropriate standard of residential amenity will be achieved, as 
discussed within the Design & Access Statement, ES and technical reports 
submitted in support of this application.  
 
The Daylight and Sunlight Report demonstrates a high proportion of targets 
being met, resulting in generally positive results with minimum impact on 
existing surrounding dwellings. Internal space standards meet the national 
minimum, as well as Building Regulations relating to accessible and 
adaptable dwellings. 
 
The Noise Impact Assessment and Air Quality Assessment, both 
appendices to eponymous ES chapters, demonstrate acceptable residual 
impacts on the new dwellings and no significant impact on surroundings.  
 
Amenity space for the new residents will be provided in the form of private 
balconies and large, communal landscaped roof gardens, as discussed in 
the Landscape Strategy. The Phase I Contamination Report confirms the 
suitability of the Site with mitigation for the proposed uses, thus avoiding 
issues for adjoining uses.  
 

Policy DM3 The policy sets out the overarching guidance on design, including 
principles on matters such as key views, layout and siting, density, 
height, scale and form, and materials and details. 

The design principles set out within this policy have been fully considered 
in the formulation of the development proposals. A full explanation and 
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assessment of the design approach and its compliance with relevant 
principles is set out within the Design & Access Statement. 
 

Policy DM4 Renewable energy generation schemes are encouraged where 
reasonably practicable and their scale, sitting and cumulative effects do 
not have significantly adverse impacts on neighbouring uses or amenity; 
visual amenity; heritage assets; and highway safety. 

The proposals seek to maximise the use of sustainable design and 
construction methods to minimise energy consumption via efficient 
construction materials, and the use of Air source Heat Pumps. A full 
assessment of the proposals against the relevant policy requirements is 
included within the Energy Statement submitted in support of this 
application, whilst the ES Development Programme: Demolition and 
Construction identifies measures to ensure sustainable construction 
methods are maximised. 

Policy DM5 The policy outlines all development proposals are assessed having 
regard to the need to manage and militate against flood risk. New 
development is required to incorporate mitigation measures to deal with 
surface water to minimise flood risk within the surrounding areas, and 
include sustainable drainage measures appropriate to the scale and 
nature of the development should be installed. The use of permeable 
materials and soft landscaping to increase infiltration should be 
maximised. 

Measures to minimise flood risk and maximise the use of sustainable 
drainage methods have been incorporated into the proposals wherever 
feasible. The Flood Risk Assessment and Drainage Strategy explains that 
infiltration is not possible on the Site, but they set out the SuDS measures 
proposed to attenuate rainwater run-off to an acceptable level. The impact 
of the development on its surroundings in respect tof surface water flooding 
is demonstrated to be minimal. The Site and its surroundings lie within Flood 
Zone 1, so other mitigation is not required. 
 

Policy DM7 Seeks to ensure that tree planting is considered as an integral part of 
the design of a development, and indicates that existing trees should be 
protected where possible. 

Whilst a limited number of existing trees will need to be removed in order to 
facilitate the development, the proposals retain the principal group of trees 
on St. Crispin’s Road, and the necessary tree protection measures are 
detailed in the Arboricultural Survey, Impact Assessment and Protection 
Plan, and Landscape Strategy Statement. The scheme will include a 
comprehensive landscaping scheme involving a significant amount of new 
tree planting.  
 

Policy DM8 
 

In terms of new open space provision, new developments are required 
to contribute to the enhancement, or provision of local open space either 
through on-site provision or indirect contribution where appropriate. 

The proposals include significant enhancements to the public realm on the 
site, including the creation of two major, landscaped public squares. 
Amenity space for residents will be provided in the form of large, landscaped 
podium and roof gardens. Please refer to the Design & Access Statement 
and Landscape Strategy documents for further details. The S106 
Agreement will include measures to enhance the nearby Leonard Street 
play area. 
 

Policy DM9 
 

States that development must have regard to the historic environment 
and take account of the contribution heritage assets make to the 

The proposals have been designed with careful regard to the potential 
impact of development on heritage assets, and any impacts have been 
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character of an area and its sense of place. Development should 
maximise opportunities to preserve, enhance, or better reveal the 
significance of heritage assets. 

minimised as far as practicable. The proposals will also result in a number 
of significant public benefits. Please refer to the Built Heritage Assessment 
and Townscape & Visual Impact Assessment, along with the eponymous 
ES chapters for detailed consideration of these matters. 
 

Policy DM12 
 

Sets out a range of general principles to be applied to residential 
development. Proposals should protect the amenity and character of the 
surrounding area, and should provide for a mix of dwellings, in terms of 
size, type and tenure. An appropriate density should be achieved, 
having regard to relevant constraints, the sustainability of the location, 
and the need to make efficient use of land.  
 

The proposals seek to maximise the provision of a range of unit sizes and 
types and include dual aspect units as far as practical. The proposed 
residential dwellings will meet the relevant national minimum space 
standards, as well as relevant Building Regulations standards relating to 
accessible and adaptable dwellings (Part M4(2) and (3), thereby ensuring 
an appropriately high standard of accommodation is delivered. Further 
details are provided within the Planning Statement, Design & Access 
Statement and other relevant technical work. 
 

Policy DM16 
& DM19 
 

Seek to promote high quality employment and business development 
and inward investment, including the provision of office floorspace within 
major developments. 

The development proposals include a range of retail, service and leisure - 
related employment opportunities within the flexible commercial floorspace, 
an element of which could be used for office/ maker/ community use, 
thereby supporting the local economy and enhancing the vitality and long-
term sustainability of the Large District Centre. Please refer to Planning 
Statement and ES for further details. 
 

Policy DM18 The policy outlines that retail development must be at a scale 
appropriate to the centre’s position in the hierarchy as set out in the Joint 
Core Strategy Policy 19. 

The nature and scale of development proposed is considered to be entirely 
appropriate to the site’s location within a Large District Centre. Please refer 
to the Main Town Centre Uses Statement and Planning Statement for 
further details. 
 

Policy DM22 The policy highlights new or enhanced community facilities will be 
permitted and encouraged where they contribute positively to the well-
being and social cohesion of local communities. Preference is given to 
locations within or adjacent to existing or proposed local or district 
centres. Proposals in centres will be accepted where their location is 
appropriate to and their scale and function is compatible with the centre. 

The proposals provide the opportunity to accommodate a range of facilities 
that could benefit the local community. Specifically, a new purpose-built 
facility for Surrey Chapel is proposed on the parcel of land north of Edward 
Street, whilst the inclusion of flexibility for an element of D1 Non-Residential 
Institution floorspace allows community facilities to be accommodated, 
subject to demand, viability and practicalities. 

Policy DM23 In order to enhance the vibrancy of district centres, leisure, hospitality 
and late night uses are permitted by this policy where they do not give 
rise to unacceptable amenity and environmental impacts. Leisure and 
hospitality uses are permitted within the city centre leisure area. 

The proposals include the flexibility to accommodate a range of leisure-
focused retail uses, in accordance with the site’s location within the City 
Centre Leisure Area. This will enhance the vitality and long term viability of 
the Large District Centre, and help to generate an evening economy for 
Anglia Square. The proposed retail and leisure strategy is detailed and fully 
assessed against relevant policy within the Main Town Centre Uses 
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Statement. Residential amenity for the new dwellings and surrounding area 
can be assured by planning conditions addressing hours of operation and 
external noise limits. 
 

Policy DM28 With regards to sustainable travel, this policy states new development is 
expected to meet the criteria for sustainable development set out in 
DM1, with particular focus in reducing the overall need to travel. 
Development proposals must ensure, as far as practicable that they 
would not result in overall net growth across the city in travel by private 
car, and any anticipated increase in travel demand can be 
accommodated or diverted by non-car modes. 

The development proposals have been designed to maximise the use of 
sustainable modes of travel, including the provision of new cycle routes 
through the scheme, the inclusion of significant areas of cycle parking, and 
the use of public transport having regard to the sustainable location of the 
Site. Provision for car club parking on site are also included. Residential 
and commercial Travel Plans will be approved. Full details are included 
within the Transport Assessment. 
 

Policy DM29 Sets out a range of criteria for public off-street parking, which will be 
permitted in the City Centre Parking Area. 

The application site is located within the City Centre Parking Area, and as 
such the provision of off-street public parking is acceptable in principle. The 
proposals involve the replacement of an existing car park with a new multi-
storey car park to support the retail and commercial function of Anglia 
Square. The quantum of public spaces provided is to be reduced from 1,192 
to 600, plus up to 40 spaces for hotel/ D1/ B1 uses. This is considered 
appropriate to the site’s location and the nature of the proposed use. The 
development is expected to comply with the relevant policy requirements. 
Further discussion of these matters is provided within the ES Highways, 
Traffic and Transport chapter, and associated Transport Assessment 
appendix. 
 

Policy DM30 Sets out a range of guidance regarding the creation of new routes and 
access points to developments. 

The relevant guidance has been taken into account within the design of the 
application proposals, as explained within the Transport Assessment. 

Policy DM31 Seeks to ensure appropriate levels of parking are provided in 
accordance with the relevant adopted standards. A range of criteria are 
set out which should be complied with when planning parking and 
servicing arrangements. 
 

The overall level of public car parking provided is considered to be 
appropriate given the nature of the retail proposals and existing provision 
on site, as explained in respect of Policy DM29. The number and mix of 
residential parking spaces represents a ratio of 0.73 – 0.75 spaces per 
dwelling overall (depending on Reserved Matters details). Take up in Phase 
I will be monitored and will inform a possible lower provision ratio in later 
phases, if found to be sufficient. This satisfies the policy given , the site’s 
location and public transport accessibility, as detailed in the Transport 
Assessment submitted in support of this application. Servicing of 
commercial and residential units is explained in the Design & Access 
Statement, and shown to meet the requirement, for both delivery and waste 
collection. 
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Policy DM33 Requires developers to make appropriate provision for affordable 
housing and other facilities and infrastructure improvements which are 
fairly and reasonably related in scale and kind to the development. 

Any necessary planning obligations, which meet the tests of the CIL 
regulations. The affordable housing offer is detailed in the Affordable 
Housing Statement. This includes the elements to be covered by the S106 
Agreement. The ES Socio-Economic chapter identifies those facilities that 
can already accommodate the additional households, and so do not need 
contributions. Other matters are set out in the Obligations Statement. The 
Heads of Terms set out in the Obligations Statement will be discussed with 
the Council and relevant statutory bodies. 
 

Anglia Square Policy Guidance Note (March 2017) 

Paragraph 
5.1 

The council is committed to ensuring the comprehensive redevelopment 
of Anglia Square which has the potential to act as a catalyst for wider 
change within the wider northern city centre area. 

The proposals seek to deliver the comprehensive redevelopment of Anglia 
Square and will act as a catalyst for wider economic growth in the northern 
City Centre. Further details are provided within the Socio-Economic chapter 
of the ES. 
 

Paragraph 
5.4 

Identifies the aim that the redevelopment of Anglia Square will enhance 
the strong and diverse District Centre function, serving the wider 
suburban areas of North Norwich, an improved convenience offer, and 
enhanced leisure offer with a new cinema, cafes and restaurants to 
continue the use of area into the evening. 

The proposal provides a wide range of uses which strengthens the level of 
choice and diversity of the District Centre’s function including all those listed 
Please refer to the accompanying Main Town Centre Uses Statement, 
Design & Access Statement and Planning Statement for further details 
regarding this provision. 
 

Paragraph 
5.5 

States that development on the site should reinvigorate the local area’s 
economy, including providing for new employment opportunities. 
Furthermore, the proposed objectives set out to: 

 
- Revitalise the retail and service provision of Anglia Square as a key 

element of the Large District Centre serving the wider area of North 
Norwich – in order to act as a catalyst for the wider economic 
regeneration of the northern city centre; 

- Provide enhanced tourism, arts and cultural provision including 
potential for hotel and student accommodation, as well an enhanced 
evening economy that will include restaurants, cafes, bars and a 
cinema; 

- Regenerate its physical environment, including open spaces and 
public areas, and help to preserve or enhance the historic character 
of the surrounding area and key views  
 

The proposal provides a wide range of uses which strengthens the level of 
choice and diversity of the District Centre’s function. Please refer to the 
accompanying Main Town Centre Uses Statement, Design & Access 
Statement and Planning Statement for further details regarding these 
provisions. This specifically includes a large hotel with associated facilities, 
a larger replacement cinema, food and drink establishments focused on the 
new St. George’s Square, to create an evening economy of the Site. The 
reconfigured Anglia Square, Botolph Street and Sovereign Way will assist 
improving key views from the Site of St. Augustine’s Church and Norwich 
Cathedral. The replacement buildings will relate better to the historic 
surroundings than those they will replace.  
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Paragraph 
7.18 

Notes that the emerging convenience and comparison retail, cafes, 
restaurants, leisure uses, and an increased residential offer, would be 
complemented by an element of offices within the scheme, and 
potentially an element of flexible studio/workspace accommodation, 
subject to demand and viability. 

A flexible range of potential uses is identified for the ground floor space 
within the development. In particular, the commercial units facing Pitt Street, 
New Botolph Street and Edward Street, which will be subject to rental terms 
attractive to local businesses and makers and community groups (to be set 
out in the S106 Agreement) could accommodate an element of office or 
flexible studio/workspace use, subject to demand and viability. Further 
details are provided within the Main Town Centre Uses Statement, Planning 
Statement, and Obligations Statement 

Paragraph 
7.24 

Anglia Square currently comprises a limited, predominantly value-led 
retail offer. It lacks the diversity of uses required to fulfil its role as the 
focus of the Large District Centre and has limited capacity to serve the 
day to day convenience shopping needs of the local community. There 
is significant scope to improve the quality and mix of the existing retail 
offer to not only better suit local needs, but to create a new destination 
retail and leisure location for the City that will compliment rather than 
compete with the City Centre 

The proposed redevelopment of the site allows the opportunity to enhance 
the retail offer for convenience and comparison retail, including a foodstore, 
with an aspiration to secure ‘lifestyle’ operators. This would contribute to 
creating a place which serves the local community and improves Norwich’s 
retail offer. Please refer to the accompanying Main Town Centre Uses 
Statement, Retail Strategy Report, and the Planning Statement.   

Paragraph 
7.25 

Notes that whilst historic planning policy envisaged a large supermarket 
on this site, the need for convenience retail in the city has largely been 
met and thus the PGN anticipates a more limited offer. 

The application proposals have been designed to accommodate within the 
first phase of development a foodstore between c.500 – 1,500 sq. m (GIA), 
depending on operator demand. This will meet the operator’s perception of 
unmet foodstore capacity in the locality. Please refer to the Main Town 
Centre Uses Statement and Retail Strategy Report for further details. 
 

Paragraph 
7.32 

States that it would be desirable for redevelopment proposals include a 
range of retail unit sizes to ensure a mix of retail provision and help to 
provide jobs and support a distinctive and independent local shopping 
character. 

The development proposals have been designed with sufficient flexibility to 
accommodate a range of different retail unit sizes. Please refer to the Main 
Town Centre Uses Statement, Retail Strategy Report and application 
drawings for further details. 
 

Paragraph 
7.36 

Development proposals will be expected to deliver enhanced pedestrian 
and cycle access within the proposed development to tie into existing 
routes and cycle networks, together with facilitating enhanced public 
transport facilities adjacent to the site. 

The application proposals provide new and enhanced cycle and pedestrian 
routes through the development, which will tie into existing routes in the 
surrounding area via improved crossings from the surrounding roads. 
Furthermore, improvements to the bus facilities on Magdalen Street are 
proposed, with more bus stop waiting space off the road carriageway. 
Please refer to the Transport Assessment for further details. 
 

Paragraph 
7.80 

Encourages the provision of appropriate community facilities. The proposals provide the opportunity to accommodate a range of facilities 
that could benefit the local community. Specifically, a new purpose-built 
facility for Surrey Chapel is proposed on the parcel of land north of Edward 
Street, whilst the inclusion of flexibility for an element of D1 Non-Residential 



12 

Institution floorspace allows community facilities to be accommodated, 
subject to demand, viability and practicalities. 
 

Paragraph 
7.86-7.87 

Highlights the opportunity for significant enhancement to the character 
of the Conservation Area as well as to the setting of local heritage 
assets. The character area appraisal provides guidance for 
redevelopment of the site, including the need to respect the existing 
scale of development on Magdalen Street and St Augustines Street, and 
states that large-scale buildings would be appropriate near the ring-road. 
Proposals will need to address how development can successfully 
integrate and improve upon the existing townscape character. 

The potential impact on heritage assets and townscape has been fully 
considered within the design of the development proposals, and 
opportunities have been taken to provide enhancements where possible 
such as the opening up of key views. The buildings to front Pitt Street, New 
Botolph Street and Magdalen Street have been scaled to reflect the scale 
of surrounding buildings, whilst those fronting St. Crispin’s Road are taller. 
Any potential impacts should be considered against the significant public 
benefits of the proposals. Please refer to the Built Heritage Assessment 
Townscape & Visual Impact Assessment and their eponymous ES chapters 
for further details. 
 

Paragraph 
7.54 

New areas of public open space will be key to the development, acting 
as a new focal point that is recognised across the City as a place to 
meet. 

The proposal creates two new public open spaces (one a reconfigured 
Anglia Square), and a significantly enhanced public realm throughout the 
development. Please refer the accompanying Landscape Strategy and the 
Design & Access Statement. 
 

Paragraph 
7.63 & 7.66 

Provides comprehensive guidance on improving connectivity and 
transport links / nodes through the site. 

Please refer to the accompanying Design & Access Statement, Transport 
Assessment and Travel Plan for further details of the permeability through 
the Site, the nodes created at the squares, and the improved crossings into 
the Site. 
 

Landscape and Trees: Supplementary Planning Document (SPD) (June 2016) 

- 

This SPD provides further guidance in regards to the NPPF and Local 
Plan policies relating to trees, landscaping and development. The 
general design principles seek to promote stronger sense of place and 
character, ultimately achieving a higher quality environment. Key 
principles include: 
 
-    Integrate development into its surroundings:  
-    Making good use of the site and existing features.  
-    Incorporating open space:  
-    Environment and green infrastructure considerations:  
-    Street layout:  
-    Future maintenance 

The Landscape Strategy submitted in support of this application identifies 

how the landscaping scheme reinforces the design principles in the public 

realm, in addition to: 

- Creating a high quality of soft landscaping in Anglia Square, and 
throughout the scheme in addition to supplementing the current very 
low levels of biodiversity/ecology on the site; 

- Demonstrating how the landscaping supplements the improved public 
realm and proposed new open spaces; 

- Using different materials to reinforce a high-quality design and urban 
design principles for pedestrians moving through the site; 

- Incorporating a high-quality edge to the proposal to integrate the 
development into the surrounding urban realm. 



13 

Heritage Interpretation: Supplementary Planning Document (SPD) (December 2015) 

- 
This SPD supports and interprets policy DM9 of the adopted Norwich 
Development Management Policies local plan. 

Please refer to the Built Heritage Assessment and eponymous ES chapters 
for further consideration of heritage matters. 
 

Affordable Housing: Supplementary Planning Document (SPD) (2015) 

- 

This SPD provides detailed guidance on how policy 4 of the Greater 
Norwich Joint Core Strategy (JCS) and policy DM33 of the Development 
management policies local plan, both relating to delivery of affordable 
housing. This SPD includes guidance on the design of affordable 
housing and expands on off-site and on-site provision.   

Affordable housing will be provided to the maximum extent of policy 
compliance possible, subject to viability, in accordance with the relevant 
guidance as part of the development proposals. This scheme proposes at 
least 120 units of affordable housing, with a tenure mix of 85% social rented/ 
15% intermediate, specified in JCS4, and with a unit size mix of primarily 1 
bedroom and a small number of 3-bedroom family homes, as agreed with 
officers to reflect need in the locality. The scope to increase the number of 
units (but not decrease them, via subsequent viability appraisals, is set out 
in the Affordable Housing Statement and the Obligations Statement which 
lists the Heads of Terms of the S106 Agreement. 
 

Open Space and Play: Supplementary Planning Document (SPD) (October 2015) 

- 

This SPD supports and interprets policy DM8 of the adopted Norwich 
Development Management Policies Plan and aspects of Policy 1 of the 
Norwich Joint Core Strategy. The Council expects, in most 
circumstances, open space and playspace should be provided on site 
for larger schemes. Where there is already a play area within 400m of 
the site (or there are other factors precluding on site provision) 
developments may provide for improvement, enhancement or 
reprovision to compensate for increased demand. The SPD provides 
additional guidance on; the circumstances where commuted payment 
may still be sought in lieu of on-site provision; the approach to 
negotiation developer contributions for play if not on-site; and 
mechanisms for funding open space and playspace from the CIL. 
 

Appropriate open space will be provided for the benefit of residents in the 
form of large landscaped communal podium and roof gardens, and private 
balconies. Meanwhile at street level, enhanced public realm and new public 
spaces will be provided. The communal gardens will include opportunities 
for informal play, and there are two large play areas located nearby, at 
Gildencroft Park and Leonard Street play area. The Obligations Statement 
indicates an intention to discuss enhancement to the latter, for discussion 
during the application process. Refer to the Landscape Report and Planning 
Statement for further details. 

Internal Space Standards Note (March 2015) 

- 

This note reflects post adoption changes to national policy as a result of 
the housing standards review and the subsequent ministerial statement 
of March 2015 which affect the implementation of policy DM2 – Amenity. 
Table 1 outlines the minimum gross internal floor areas and storage for 
each residential unit type. 
 
 

The internal space standards for all dwellings have been met in accordance 
with the Nationally Described Space Standards, exceeding them where 
possible. 
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Main Town Centre Uses and Retail Frontages: Supplementary Planning Document (SPD) (December 2014) 

- 

This SPD supports and interprets policy DM20 of the Norwich 
Development Management Policies and Policy 11 of the Norwich Joint 
Core Strategy. The SPD outlines that shops continue to make up the 
majority of the primary shopping area and encourages a range of 
beneficial supporting services such as cafés and restaurants 
contributing to the diversity and attractiveness of the city centre for 
residents and visitors. The SPD also provides a description of the 
character and function of different areas of the centre and how they may 
evolve and develop in the future, which are used in assessing and 
determining planning applications. 
 

The scheme will strengthen the Large District Centre function and support 
the vitality and viability of the centre’s retail function. Please refer to the 
Retail Strategy Report and Main Town Centre Uses Statement for further 
details. 

Accessible and Adaptable Dwellings Standards Note (March 2015) 

- 

The note highlights that Building Regulations M4(2) replace Lifetime 
Homes standards, as mentioned in Policy DM12. 

The development proposals will meet relevant Building Regulations 
standards relating to accessible and adaptable dwellings (Part M4(2) and 
(3), thereby ensuring an appropriately high standard of accommodation is 
delivered. Please refer to the Design & Access Statement for further details. 
 

 


