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CHAPTER 1: INTRODUCTION  

1.1 This Environmental Statement (ES) has been prepared by Iceni Projects to report the findings of an 

Environmental Impact Assessment (EIA) that has been undertaken to support a hybrid (part detail, 

part outline) planning application for the redevelopment of Anglia Square (hereafter referred to as 

the ‘Site’,) located within the northern part of Norwich city centre.  

1.2 The location of the Site is identified at Appendix 1.1.   

1.3 This ES is submitted on behalf of Weston Homes and Columbia Threadneedle (hereafter referred to 

as the ‘Applicant’) to Norwich City Council (‘NCC’). 

1.4 Specifically, planning permission is sought for the following (hereafter the Development or the 

proposed Development):  

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  
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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 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). 

1.5 As noted above the application seeks part detailed, part outline consent. A phasing strategy is set 

out in the Design and Access Statement which accompanies the application. The initial phase of 

development, Block A, (referred to as Phase 1), along with the 25-storey tower which forms part of 

Block E, but is not in Phase 1, are submitted in 'detail', to enable an early start to be made on Phase 

1, (in addition, NCC required the tower to be a detailed proposal).  The remainder of the scheme, 

including the rest of Block E, is submitted in 'outline' (referred to as Phases 2 - 4). A phasing plan is 

enclosed as Appendix 1.2. The general form and layout of the latter phases is established by a 

number of development parameters which are set out Appendix 1.3.  

1.6 Indicative information has been provided in respect of scale, layout, landscaping and general 

appearance of the development and access at this stage for Phases 2 – 4.  
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1.7 The proposal is outlined in detail at chapter 4 of this ES. A glossary of common terms used 

throughout the ES can be found at Appendix 1.4.  

Background 

1.8 An Environmental Statement (ES) sets out the findings of an Environmental Impact Assessment 

(EIA). The purpose of the EIA is to identify the likely significance of environmental effects (beneficial 

or adverse) arising from a proposal by comparing the existing situation at the start of the work 

(baseline) with the situation once the proposals are in place. 

1.9 The statutory requirements for carrying out an EIA, the contents of the ES and the procedures for 

determining planning applications for 'EIA Development' are set out within the Town and Country 

Planning (Environmental Impact Assessment) Regulations 2017 (the "EIA Regulations"). The 

undertaking of EIA and the preparation of an ES is required in order to accord with these Regulations. 

The Proposed Development falls within the category of "Infrastructure Projects" (Schedule 2, 10, (b)) 

as described in the Regulations. The applicable thresholds above which EIA is more likely to be 

required, in this category, are: 

 The development includes more than 1 hectare of urban development which is not dwellinghouse 
development; or 

 The development includes more than 150 dwellings; or 

 The overall area of the development exceeds 5 hectares. 

 

1.10 Due to the scale of the Proposed Development, the Applicant has undertaken an EIA for the purposes 

of allowing a full and proper assessment of any impact(s) that may arise. The purpose of this 

Statement is to present the findings of an EIA and to describe any significant effects of the 

Development. Where appropriate, mitigation measures are proposed.  

1.11 Supporting the Regulations is the guidance contained within the National Planning Practice Guidance 

(NPPG) (Paragraph: 001 Reference ID: 4-001-20170728 to Paragraph: 058 Reference ID: 4-53 

Reference ID: 4-053-20140306 (date accessed 27/02/2018).  

Screening and Scoping 

1.12 A formal EIA Screening Request was sought in respect of the Development in April 2017, Norwich 

City Council (NCC) confirmed that the proposed Development constitutes EIA development in their 

Screening Opinion (reference 17/00433/EIA1). A subsequent request for a revised Scoping Opinion 

to consider the latest iteration of the proposals encompassing a larger area was submitted to the 

Council in December 2017 (application reference 17/02003/EIA2). Through this process, NCC 
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indicated that in its opinion, the revised proposals also constituted EIA development, and set out the 

necessary scope of the ES.  

1.13 The NPPG confirms (at Paragraph: 002 Reference ID: 4-002-20140306, date accessed 27/02/2018) 

that:  

“Local planning authorities and developers should carefully consider if a project should be 

subject to an Environmental Impact Assessment. If required, they should limit the scope of 

assessment to those aspects of the environment that are likely to be significantly affected”. 

1.14 NCC confirmed  in their final Scoping Response (17/00434/EIA2), dated 16 February 2018 (copy 

enclosed at Appendix 1.5), that the significant matters to be addressed in the EIA are; 

 Highways, Traffic and Transport, prepared by WSP; 

 Built Heritage, prepared by CgMs; 

 Archaeology, prepared by CgMs; 

 Noise, prepared by SES; 

 Air Quality, prepared by Aether; 

 Socio- Economics, prepared by Iceni Projects; 

 Ecology, prepared Wildlife Matters; 

 Townscape and Visual Assessment, prepared by Iceni Projects and  

 Construction Methodology and Programme , prepared by Weston Homes  

Planning application supporting documents 

1.15 Along with this ES, a number of other documents have been submitted to the Council in support of 

the planning application, these are set out below: 

Table 1.1 Planning Application Supporting Documents  

Planning Documents  Consultant 

Planning Application Form, Notices & Certificates Iceni Projects 

Covering  Letter Iceni Projects  

Planning Statement Iceni Projects  

Application drawings Broadway Malyan 

Design and Access Statement Broadway Malyan 

Affordable Housing Statement Weston Homes 



 

Environmental Statement | Anglia Square| Chapter 1 | Page 6 of 8 
 
 

Contamination Report – Phase 1 Desk Study and Preliminary Risk 

Assessment 

SES 

Arboricultural Survey, Impact Assessment and Protection Plan Barton Hyett 

Ecological Assessment (Extended Phase 1 Habitat Survey) and HRA 

Appropriate Assessment 

Wildlife Matters 

Health Impact Assessment Iceni Projects 

Daylight / Sunlight Report Calford Seaden  

Landscape Strategy  Planit-ie  

Energy and Water  Statement JSH 

Flood Risk Assessment (including Drainage Strategy) EAS 

Retail and Leisure Statement and Retail Strategy Report Iceni and Cushman and 

Wakefield  

Viability Assessment Iceni Projects  

Statement of Community Involvement  Cratus  

 

Structure of the report 

1.16 The format and structure of this ES as a whole is in accordance with Schedule 4 of the Regulations 

and best practice guidance. 

1.17 The ES comprises three volumes: 

  Volume 1: Non-Technical Summary (NTS); 

 Volume 2: Environmental Statement - Main Text; and 

 Volume 3: Environmental Statement - Technical Appendices. 

1.18 The main text of the ES is structured as follows: 

 Chapter 1 - Introduction - Sets out the structure to the ES and provides a summary of the process 
of identifying environmental matters and effects to be evaluated in the ES; 

 Chapter 2 - EIA Methodology - Describes the approach taken to the assessment of significant 
environmental effects, including any assumptions, and the approach taken to the establishment 
of the EIA scope; 

 Chapter 3 – Description of the Site and Surroundings and Background - Describes the Site and 
surroundings, including any planning history associated with the Site.  

 Chapter 4 – Proposed Development and Alternatives - Description of the Site, Proposed 
Development and alternatives.  

 Chapter 5 - Construction Methodology and Programme - Describes demolition and construction 
plan and programme.  

  Chapter 6 - Highways, Traffic and Transport - Assesses the impact of the Development on the 
road network and key junctions and predicts the possible effects on sensitive receptors in the 
area; 
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 Chapter 7 –  Built Heritage – Assesses the impact of the Development upon heritage assets 
within the surrounding area; 

 Chapter 8 – Archaeology -  Considers the impact of the Development on the archaeological 
assets of surrounding area during construction; 

 Chapter 9 – Noise - Considers the impact of noise and vibration to be generated during the 
construction and operational phases of the Development; 

 Chapter  10 - Air Quality - Assesses the impact the Development will have on the air quality 
during construction and operation; 

 Chapter 11 – Socio – Economics -  Assesses the impact the Development will have on existing 
any future residents against key socio-demographic measures; 

 Chapter 12 –Ecology – Assesses the impacts of the Development on the European protected 
sites within radius of the Site during construction and operation; 

 Chapter 13 – Townscape and Visual – Considers the impact of the Development on the 
immediate and surrounding townscape during operation; and 

 Chapter 14 - Cumulative Effects, Impacts and Mitigation - Provides an appraisal of the potential 
cumulative effects of the Development with other committed developments, and considers any 
forms of mitigation that may be required. 

 

1.19 In accordance with the requirements of the Regulations and best practice guidance, a Non-Technical 

Summary (NTS) of this statement has been prepared and is provided at Volume I. 

1.20 All technical background information (plans, diagrams, tables and technical reports) is included in 

the Appendices at Volume III. All Appendices referred to in this report can be found in Volume III. 

The EIA Team 

1.21 The Applicants have instructed a team of specialist consultants to consider each issue required under 

this EIA. The EIA team has worked closely throughout the preparation of the ES. 

1.22 Iceni Projects has compiled the ES, provided the introductory chapters, coordinated the production 

of the ES and the Non-Technical Summary. The EIA team comprises the following consultants: 

Table 1.2 EIA Team and Topic 

Author  Topic  ES Chapter 

Number  

Iceni Projects   Introduction 1 

Iceni Projects  EIA Methodology  2 

Iceni Projects  Description of Site 3 

Iceni Projects Proposed Development and Alternatives 4 
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Weston Homes Construction Methodology and Programme  5 

WSP  Highways, Traffic and Transport  6 

CgMs Built Heritage  7 

CgMs Archaeology  8 

SES Noise 9 

SES/Aether Air Quality  10 

Iceni Projects  Socio - Economic  11 

Wildlife Matters  Ecology  12 

Iceni Projects  Townscape and Visual  13 

Iceni Projects  Cumulative Effects, Impacts and Mitigation  14 

Statement of Competency  

1.23 In accordance with section 18 (5)(a) of the EIA Regulations, this EIA has been undertaken by 

independent qualified and competent experts from a number of consultancies with sufficient 

expertise to ensure the completeness and quality of the assessment.  

Availability of ES Volumes 

1.24 Copies of the ES and Non-Technical Summary are available to view at NCC’s offices. Alternatively, 

Iceni Projects will be able to assist and can be contacted as follows: 

Eilish Smeaton 

Flitcroft House 

114-116 Charing Cross Road 

London  

WC2H 0JR 

Telephone 020 3640 1033 

Email: Esmeaton@iceniprojects.com 

 

1.25 A fee of £100 will be charged for each hard copy provided or £35 per CD copy. 
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