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 SOCIO – ECONOMICS 

11.1 In the context of the changes to the Development at Anglia Square set out above, this Chapter of the 

Supplementary ES (July 2018) considers the following topics: 

 Potential effects during construction arising from the displacement of current uses; 

 Potential effects after completion due to proposed changes to the range of uses that could 

be accommodated within the commercial element of the proposal; and  

 Potential effects arising from the introduction of a play trail within the public open spaces. 

Policy Context 

11.2 The Revised NPPF which was published on the 24th of July places an emphasis on the economic 

and social objectives of planning. The following policies from the NPPF are of particular relevance to 

the proposed Development: 

 Paragraph 80 – planning decisions should help create the conditions in which businesses 

can invest, expand and adapt; 

 Paragraph 91 – planning decisions should aim to achieve health, inclusive and safe places 

which promote social interaction; are safe and accessible; and enable and support healthy 

lifestyles; 

 Paragraph 92 – To provide social, recreational and cultural facilities and services the 

community needs, planning decisions should: plan positively for the provision and use of 

shared spaces, community facilities and other local services to enhance the sustainability of 

communities and residential environments; ensure that established shops, facilities and 

services are able to develop and modernise and are retained for the benefit of the 

community; ensure an integrated approach to considering the location of housing, economic 

uses and community facilities and services; 

 Paragraph 94 – it is important that a sufficient choice of school places in available to meet 

the needs of existing and new communities; and 

 Paragraph 96 – access to a network of high quality open spaces and opportunities for sport 

and physical activity is important for the health and well-being of communities. 
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Updates to the Assessment of Potential Effects  

Construction Effects 

11.3 This section identifies and assesses the nature and scale of the socio-economic effects of the 

Development during the construction phase. 

11.4 It is not expected that the changes to the Development at Anglia Square will result in material 

changes to overall construction phasing and timescales, therefore the direct and indirect construction 

employment effects will remain consistent with those set out within Chapter 11 of the ES (March 

2018).  

11.5 It is envisaged that Gildengate House will remain available for temporary use as artist studios up 

until its residential conversion in Phase 4 (subject to agreement of lease terms between Columbia 

Threadneedle and Outpost). The conversion is expected to commence in 2025. This provides up to 

a seven year lead-in time for the occupiers to find alternative accommodation, thereby minimising 

potential disruption of activities. The use of Gildengate House for artist studios was always intended 

to form a flexible ‘meanwhile use’ and the current lease terms reflect this. The impact of the 

Development on the other existing uses remains as set out within Chapter 11 of the Original ES 

(March 2018). 

11.6 Having regard to the above, the construction effects of the proposal on the existing uses is assessed 

as medium-term, temporary, minor adverse in the Local Impact Areas given that the disruption 

and displacement of the artist uses will occur in Phase 4. 

Operational Effects 

11.7 This section identifies and assesses the nature and scale of the socio-economic effects of the 

Development during the operational phase. This section focuses on the effects arising from the 

added flexibility to the mix of uses that could be accommodated within the commercial element of 

the Development, in particular, the addition of B1 uses. 

Direct Employment  

11.8 The precise number of jobs that will be supported will depend on the end-users that occupy the 

scheme, particularly as it is unknown to what extent current occupants of commercial space may be 

re-accommodated in the new development. However, it is possible to estimate employment 

generation by applying average employment densities to the proposed floorspace. The proposal now 

includes added flexibility to 6,580 sqm of the commercial floorspace to include the potential to 

accommodate B1 uses within the Development. 

11.9 In gross terms, it is estimated that the Development could support between 536-763 jobs including 

both part-time and full-time roles. Table 11.1 provides a breakdown of these jobs. 



 

Supplementary Environmental Information | Anglia Square | Page 58 of 79 
 

SEI Table 11.1: Estimated Employment Generation of the Development (Gross) 

Use Floorspace (sqm) 
(GEA)  

Employment Density  Number of Total 
Jobs 

Hotel 11,350/ 250 Bed Hotel 1 job per 3 beds (mid-
range) 

83 

Commercial 
(A1/A2/A3/A4/D1/ 
Sui Generis) 

4,420 A Class Uses – 1 job 
per 15-20sqm (NIA)12 

171-228 

Commercial 
(A1/A2/A3/A4/B1/D1) 

6,580 A Class Uses – 1 job 
per 15-20sqm (NIA) 

B1a Class – 1 job per 
12sqm (NIA) 

255-425 

Cinema (D2) 3,400 1 job per 200sqm 
(GIA) 

16 

Place of Worship 
(D1) 

1,300 Likely to support a 
number of 
volunteering 
opportunities 

10 

Total 27,050 - 536-763 jobs 

Source: HCA Employment Density Guide (2015)/ Iceni analysis 

11.10 As identified in Chapter 11 of the Original ES (March 2018), Anglia Square currently supports in the 

region of 200-250 jobs, on this basis, the net employment impact of the Development will amount in 

an uplift of between 286-563 jobs. In this calculation, 250 jobs have been deducted from the lower 

end of the range and 200 jobs have been deducted from the upper end of the range to reflect the 

maximum range. This represents an uplift in the number of jobs of between 114-146% on the 

Site. The uplift in the number of jobs in Norwich (i.e the Wider Impact Area) equates to an increase 

of 0.5%. 

11.11 The potential number of direct jobs that could be generated has increased (at the upper end of the 

range) from the assessment in Chapter 11 of the Original ES as the employment density for office 

uses is higher and therefore less floorspace is required to accommodate each office job when 

compared to retail and community uses. 

                                                      

1 GEA floorspace has been reduced by 22.5% to estimate NIA floorspace figures based on benchmarks provided in the HCA 

Employment Density Guide (2015) 

2 A Class employment density ratios have been applied to the D1 and Sui Generis floorspace as it is considered to form a 

reasonable proxy. 
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Indirect Jobs 

11.12 It is estimated that the 286-563 additional jobs created across the Site could support a further 60-

118 jobs3 in shops, services, and other businesses within the Local Impact Area.  

11.13 The direct and indirect employment associated with the Development following completion is 

assessed as having a permanent, minor, beneficial impact across the Wider Impact Area. In the 

Local Impact Area, the impact is assessed as permanent, moderate, beneficial.  This is consistent 

with the assessment of impact identified in Chapter 11 taking account of the scale of the increase. 

Open-space, Sport and Recreation 

11.14 The overall quantum of open-space, sport and recreation space to be provided within the 

Development remains unchanged however, it is proposed to include a play trail within the public open 

space. This trail will comprise of a series of objects that the children can play on, but will also help 

turn the new public squares into places for people to explore, engage with an enjoy adding to the 

sense of place.   

11.15 Further information is provided in the updated Landscape Strategy Addendum that accompanies this 

submission. 

11.16 Taking account of the assessment set out in paragraphs 11.220-11.226 of Chapter 11 of the Original 

ES (March 2018), and the introduction of a play trail, the impact on open-space, sport and recreation 

is considered permanent, minor, beneficial across the Local Impact Area. 

Summary  

11.17 The significance of the socio-economic impacts identified has been evaluated against the 

significance criteria matrix. The assessment of effects is summarised in Table 11.2 below. 

 

 

 

                                                      

3 Based on multiplier of 1.21 set out in the HCA Additionality Guide, Fourth Edition 
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SEI Table 11.2 Assessment of the Development (Prior to Mitigation) 

Topic Receptor Relevant 

Impact 

Area 

Duration of 

the Impact 

Impact Magnitude 

Construction Phase 

Existing 
Uses/ 
Employment/ 
Existing 
Businesses 

Local labour market 
(existing 
employment/ 
businesses)  

Local Medium-

term, 

temporary 

Adverse Minor 

Operational Phase 

      

Operational 
Employment 

Local labour market 
(operational phase) 

Local Long-term, 

permanent 

Beneficial Moderate 

Wider Long-term, 

permanent 

Beneficial Minor 

Open-space, 
Sport and 
Recreation 

Provision of open 
space and facilities  

Local Long-term, 
permanent 

Beneficial Minor 

 

Mitigation Measures  

11.18 There are limited changes to the mitigation measures set out within Chapter 11 of the ES (March 

2018). However, there has been an update in the position relating to the relocation options for 

displaced occupiers. 

11.19 Paragraph 11.240 of Chapter 11 of the Original ES (March 2018) refers to proposals to redevelop 

the area under the St Crispins Road Flyover, off Magdalen Street, which could provide relocation 

options for existing uses/employment/ existing businesses that could be displaced as a result of the 

proposed Development. 

11.20 Since the Original ES was drafted, a planning application (Ref. 18/00956/F) has been submitted on 

behalf of Columbia Threadneedle (a joint applicant for the proposed Development). The application 

relates to the installation of pre-fabricated shipping containers to provide flexible commercial uses 

(Classes A1, A3, A4, A5, B1), event space and market space at this location. In total, the proposal 

has the potential to deliver 266sqm of lettable space within 19 individual units and four market stalls. 

Temporary planning permission is sought for a period of ten years. 
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11.21 The flexible mix of commercial uses proposed (Classes A1/A3/A4/A5/B1) will complement and 

support the strong mix of independent businesses in the area. Lettable space will be available on a 

flexible basis, providing opportunities for local start-ups and other small businesses. The letting 

strategy will seek to target local, independent tenants and could accommodate some of those 

occupiers displaced by the proposed Development at Anglia Square, including the artist’s currently 

located within Gildengate House. 

11.22 The planning application documentation indicates that event space will be provided and managed 

through an events programme for the local community, together with market stalls and ancillary 

facilities. The emerging programme is likely to include both ‘low level’ activity (i.e. comedy/ open mic 

night, Sunday Brunch Club, sunrise workout, weekend markets, art clubs) and larger events (i.e. film 

screenings, seasonal markets). These measures combined with those provides as part of the 

Amended Scheme will help integration and cohesion between the new and existing communities in 

Norwich. 

11.23 Whilst separate from the proposed Development, there is a clear inter-relationship and the temporary 

development under St Crispins Road Flyover would help to bridge the gap between Anglia Square 

and Magdalen Street south of the flyover. This could also help integration and cohesion between the 

new and existing communities in Norwich.  

11.24 It is worth noting that the planning application to redevelop the area under the St Crispins Road 

Flyover, off Magdalen Street is still awaiting decision. The approval of planning application Ref. 

18/00956/F has the potential to offset the adverse effects of the displacement of existing occupiers 

during the construction phase of the development and to maximise the integration and cohesion 

between new and existing communities in Norwich. However, until such time as this has been 

determined, this has not been taken into account in the assessment of effects. 

11.25 A Social Sustainability Strategy will be prepared which will identify measures for achieving an 

inclusive community and encourage social cohesion within/ between new and existing communities. 

Updated Residual Effects 

11.26 The residual effects associated with the proposed development relating to existing uses, operational 

employment and open-space, sport and recreation remain as described in Table 1 above. The 

residual effects related to other topics and receptors remain as identified in Table 11.17 of the 

Original ES (March 2018). 

Summary and Conclusion  

11.27 There are limited changes to the proposed Development that will impact the assessment provided 

within Chapter 11 of the Original ES.  
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11.28 Since the Original ES was submitted, the Revised NPPF was published however, there remains a 

focus on social and economic objectives. 

11.29 It is envisaged that Gildengate House will remain available for temporary use as artist studios up 

until its residential conversion in Phase 4, starting in 2025, subject to agreement of lease terms 

between Columbia Threadneedle and Outpost. Therefore, the likely impact is considered to be 

medium-term, temporary, minor adverse. Potential re-location has not been precluded as part of the 

Proposed Development.  

11.30 The change to mix of unit sizes within the residential element of the proposed Development to include 

additional one bed units and fewer two bedroom units would reduce the child yield in overall terms. 

The child yield will see a reduction from 190 children to 164 children. Given the relatively limited 

change in each age group and the existing capacity in the Local Impact Area, there is no change in 

the assessment of effects provided with Chapter 11 of the ES (March 2018). 

11.31 The introduction of a play trail, means the impact on open-space, sport and recreation is considered 

to be permanent, minor, beneficial across the Local Impact Area. 

11.32 Temporary Proposals to redevelop the area under the St Crispins Road Flyover, off Magdalen Street, 

(Application Ref. 18/00956/F) could provide relocation options for existing uses/employment/ existing 

businesses that could be displaced as a result of the proposed Development. The approval of 

planning application has the potential to offset the adverse effects of the displacement of existing 

occupiers during the construction phase of the development and to maximise the integration and 

cohesion between new and existing communities in Norwich. However, the planning application is 

still awaiting decision and until such time as this has been determined, this has not been taken into 

account in the assessment of effects. 
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