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1. INTRODUCTION

1.0 Introduction

This Townscape and Visual Impact Assessment (TVIA) has been 

prepared by Iceni Projects Ltd (‘the Consultancy’) on behalf of Columbia 

Threadneedle and Weston Homes Ltd (‘the Joint Applicants’), to support 

the application for the Proposed Development at Anglia Square in the 

City of Norwich (hereafter referred to as ‘the Site’), see figure 1.1. The 

Proposed Development has progressed through close consultation 

with Norwich City Council (NCC) and other stakeholders, developed 

by the Joint Applicants and their project team, led by Broadway Malyan 

(‘the architects’). The Proposed Development has been determined to 

require Environmental Impact Assessment (EIA), and accordingly this 

TVIA forms a technical appendix to the Environmental Statement (ES) 

Chapter 13: Townscape & Visual Impact Assessment.

The description of development is as follows;

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 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).

The Site is located within the Norwich City Centre Conservation Area 

and does not contain any statutorily listed buildings nor any locally 

listed heritage assets. There are a number of designated heritage 

assets within the immediate and wider vicinity of the Site. The heritage 

assessment for this proposed development  is not provided within this 

report. This piece of work has been carried out by CgMs, whom should 

be consulted for all heritage matters related to the Site and whose Built 

Heritage Assessment, see Chapter 7, should be read in conjunction 

with this report.

The Townscape and Visual Impact Assessment set out the relevant 

legislative and policy framework within which to assess impact on 

the Site’s townscape and visual receptors; provide a proportionate 

and robust analysis of the Site and the historic development of the 

surrounding area; offer a full description of the Site and identify 

relevant assets; and provide a detailed assessment of the impact 

of the Proposed Development on the immediate and surrounding 

townscape, demonstrated with the aid of a viewpoint study found at 

section x of this report.

This chapter of the ES has been produced by the Consultancy to 

accompany the planning application for the Site, so as to provide a 

detailed analysis of the impact of the Proposed Development on the 

immediate and surrounding townscape environment. Specifically, it is 

authored by Ailish Killilea BA(Hons) MSc, Senior Heritage Consultant, 

and Edwina Coward BA(Hons) MSc, Heritage Consultant, with 

guidance and review by Laurie Handcock MA (Cantab) MSc IHBC, 

Director – Heritage.
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Fig.1.1: Location plan, the Site is indicated in red.
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The following section details specific, but is not limited to, relevant 

planning legislation, policy and guidance. Likewise, the overall TVIA 

methodology, as set out in the next section, considers national, regional 

and local planning policy and guidance, and in particular that relating 

to townscape, urban design, and views. Considered within this are:

• EU Directive 2011/92/EU of the European Parliament and of 

the Council - The Assessment of Effects of Certain Public and 

Private Projects on the Environment; 

• Department of the Environment, Preparation of Environmental 

Statements for Planning Projects that Require Environmental 

Assessment, Good Practice Guide (1995); 

• Town and Country Planning (EIA) Regulations (2017); 

• Department of Environment, Transport & the Regions, EIA- A 

Guide to Procedures (2000); 

• The third edition of the Guidelines for Landscape and Visual 

Impact Assessment (GLVIA) (2013), produced by the Landscape 

Institute and Institute of Environmental Management and 

Assessment;

• Landscape and Seascape Character Assessments (2014) by 

Natural England;

• Planning (Listed Buildings and Conservation Areas) Act, 1990; 

• National Planning Policy Framework (2012); 

• Planning Practice Guidance (2014); 

• Setting and Views of Heritage Assets: Historic Environment 

Good Practice Advice in Planning Note 3 (2015) by Historic 

England; and 

• Historic Environment Good Practice Advice in Planning, Note 

4: Tall Buildings (2015) by Historic England; and all relevant local 

policy. 

2.1 Legislation

There is no specific legislation in relation to townscape and design. 

However, although the following assessment is carried out on 

the impact of the Proposed Development regarding in relation to 

townscape and visual receptors, it is acknowledged that historic fabric 

has an intrinsic link with how an area develops over time, resulting in 

the character and townscape of an area. Accordingly, heritage assets 

are considered by this assessment to contribute to or form part of the 

identified townscape receptors for the purposes of this assessment, 

where they appear within the agreed viewpoints. The legislative 

framework associated with listed buildings and conservation areas 

therefore forms part of the Policy Context for this Chapter. 

Where any development may have a direct or indirect effect on 

designated heritage assets, there is a legislative framework to ensure 

the proposals are considered with due regard for their impact on 

the historic environment. Primary legislation under Section 66 (1) 

of the Planning (Listed Buildings and Conservation Areas Act) 1990 

states that in considering whether to grant planning permission for 

development which affects a listed building or its setting, the Local 

Planning Authority or Secretary of State, as relevant, shall have special 

regard to the desirability of preserving the building or its setting or any 

features of special architectural or historic interest that it possesses.

Section 66(1) of the Act states that:

“In considering whether to grant planning permission for development 

which affects a listed building or its setting, the local planning authority 

or, as the case may be, the Secretary of State shall have special regard to 

the desirability of preserving the building or its setting or any features of 

special architectural or historic interest which it possesses.”

Section 72(1) of the Act, meanwhile, states that:

“In the exercise, with respect to any buildings or other land in a 

conservation area, of any functions under or by virtue of any of the 

provisions mentioned in subsection (2), special attention shall be paid to 

the desirability of preserving or enhancing the character or appearance 

of that area.”

2.2 National Planning Policy

National Planning Policy Framework (March 2012)

In March 2012, the government published the National Planning Policy 

Framework (“NPPF”), as adopted national policy. Currently, a new draft 

NPPF is out for consultation but will be formally adopted at the point of 

submission and these updates or changes are therefore, not of material 

consideration for this submission. 

This national policy framework encourages intelligent, imaginative and 

sustainable approaches to managing change. Historic England has 

defined this approach, which is reflected in the NPPF, as ‘constructive 

conservation’: defined as ‘a positive and collaborative approach to 

conservation that focuses on actively managing change... the aim is 

to recognise and reinforce the historic significance of places, while 

accommodating the changes necessary to ensure their continued 

use and enjoyment’ (Constructive Conservation in Practice, Historic 

England, 2009).

The NPPF promotes sustainable development as a fundamental 

theme in planning and sets out a series of ‘Core Planning Principles’ 

(Paragraph 17). These core principles highlight that planning should 

be a creative exercise in finding ways to enhance and improve the 

places in which people live their lives; that it should secure high quality 

design and a good standard of amenity; and that heritage assets 

should be conserved in a manner appropriate to their significance, so 

that they can be enjoyed for their contribution to the quality of life of 

this and future generations.

Section 7, ‘Requiring Good Design’, reinforces the importance of 

good design in achieving sustainable development, by ensuring the 

creation of inclusive and high quality places. Paragraphs 56-68, which 

are outlined in this section, set out the requirements for high quality 

design and how this should be considered by both the applicant and 

the decision maker.
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This section of the NPPF affirms, in paragraph 58, the need for new 

design to function well and add to the quality of the surrounding area, 

establish a strong sense of place, respond to local character and history, 

create safe and accessible environments, and to be visually attractive.

It is recognised at paragraph 61 of the NPPF that although the visual 

appearance of a development is an important factor, urban design 

principles which go beyond this, such as creating new connections, 

connecting places and the integration of new development into 

natural, built and historic environments, should also be considered 

within the planning and decision making process.

The guidance contained within Section 12, ‘Conserving and enhancing 

the historic environment’, relates to the historic environment, and 

developments which may have an effect upon it. Paragraphs 126-141 

are set out in this section regarding the importance of preservation 

and enjoyment of the historic environment, the desirability of new 

development making a positive contribution to local character and 

distinctiveness, and opportunities to draw on the contribution made 

by the historic environment to the character of a place.

Paragraph 131 emphasises that local planning authorities should 

take account of: the desirability of new development making a 

positive contribution to local character and distinctiveness; the 

positive contribution that conservation of heritage assets can make 

to sustainable communities including their economic vitality; and the 

desirability of new development making a positive contribution to local 

character and distinctiveness.

Paragraphs 133 and 134 address the balancing of harm against public 

benefits. If a balancing exercise is necessary (i.e. if there is any harm to 

the asset), considerable weight should be applied to the statutory duty 

where it arises. Proposals that would result in substantial harm or total 

loss of significance should be refused, unless it can be demonstrated 

that the substantial harm or loss is necessary to achieve substantial 

public benefits that outweigh that harm or loss (per Paragraph 133). 

Whereas, Paragraph 134 emphasises that where less than substantial 

harm will arise as a result of a proposed development, this harm 

should be weighed against the public benefits of a proposal, including 

securing its optimum viable use.

Planning Practice Guidance (“PPG”) (Department for Communities and 

Local Government, March 2014)

The guidance in the PPG supports the NPPF. It reiterates the promotion 

of good design and conservation of heritage assets in a manner 

appropriate to their significance as core planning principles. 

It states well designed places are considered to have a distinctive 

character, with physical attributes such as local pattern of street 

blocks, building forms, details and materials, and style and vernacular 

contributing to this. In addition to this, it states that: ‘Distinctiveness 

is not solely about the built environment – it also reflects an area’s 

function, history, culture and its potential need for change.’

Consistent with this, the consideration of the historic environment is 

employed. Stating that conservation is an active process of maintenance 

and managing change that requires a flexible and thoughtful approach. 

That through new development, heritage assets are conserved, and 

where appropriate enhanced, in a manner that is consistent with their 

significance and thereby achieving sustainable development. The 

public value found in the heritage assets in the contribution that they 

can impart to the understanding of a place and interpreting our past.

2.3 Local Planning Policy

Norwich City Council’s Local Plan consists of a series of documents, 

including the Joint Core Strategy, which sets out the Council’s spatial 

vision and its guiding principles for planning, the Development 

Management Policies Document, and the Site Allocations and Site 

Specific Policies Plan, both of which support the strategic objectives set 

out in the Core Strategy. The relevant policies, in regards to townscape 

and visual assessment, are provided below.

Joint Core Strategy (Broadland District Council, Norwich City Council 

and South Norfolk Council, March 2011; amendments adopted 

January 2014)

The Joint Core Strategy for Broadland, Norwich and South Norfolk is 

the key planning policy document for the Greater Norwich area. It was 

adopted in March 2011, and amended by the Broadland Part of the 

Norwich Policy Area: Local Plan, adopted in January 2014.

This document sets out the broad vision for the growth for the districts 

of Broadland, Norwich and South Norfolk and contains strategic 

policies for the period 2008-2026. The following policies, although 

not limited to, outlined in the Joint Core Strategy that are considered 

relevant to the Site include:

Policy 2: Promoting good design

All development will be designed to the highest possible standards, 

creating a strong sense of place. In particular development proposals 

will respect local distinctiveness including as appropriate:

• the historic hierarchy of the city, towns and villages, maintaining 

important strategic gaps;

• the landscape setting of settlements including the urban/rural 

transition and the treatment of ‘gateways’;

• the landscape character and historic environment, taking account of 

conservation area appraisals and including the wider countryside and 

the Broads area;
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• townscape, including the city and the varied character of our market 

towns and villages;

• provision of landscaping and public art;

• the need to ensure cycling and walking friendly neighbourhoods by 

applying highway design principles that do not prioritise the movement 

function of streets at the expense of quality of place;

• the need to increase the use of public transport, including through 

‘public transport-oriented design’ for larger development;

• designing out crime;

• the use of sustainable and traditional materials; and

• the need to design development to avoid harmful impacts on key 

environmental assets and, in particular SACs, SPAs and Ramsar sites.

This will be achieved by ensuring that:

• major development areas providing over 500 dwellings or 50,000m2 

of non-residential floorspace, and areas of particular complexity will be 

masterplanned using an inclusive, recognised process demonstrating 

how the whole scheme will be provided and ensuring that it is well 

related to adjacent development and infrastructure;

• all residential development of 10 units or more will be evaluated against 

the Building for Life criteria published by CABE (or any successor to this 

standard), achieving at least 14 points (silver standard); and

• Design and Access Statements for non-residential development will 

show how the development will meet similar high standards.

Policy 11: Norwich City Centre

The regional centre role will be enhanced through an integrated 

approach to economic, social, physical and cultural regeneration 

to enable greater use of the city centre, including redevelopment of 

brownfield sites. It will be the main focus in the sub-region for retail, 

leisure and office development. Housing and educational development 

will also reinforce the vibrancy of the city centre. Its role will be promoted 

by:

• enhancing the historic city, including its built, archaeological and 

environmental assets and its distinctive character as identified in 

Conservation Area appraisals, through innovative, sustainable design;

• strengthening the city’s role as a cultural centre and visitor destination 

of international importance, with additional tourist facilities, including 

promotion of conference and concert facilities;

• expanding the use of the city centre to all, in particular the early 

evening economy and extending leisure and hospitality uses across the 

city centre, with late night activities focussed in identified areas;

• enhancing its retail function, providing for a substantial expansion of 

comparison retail floorspace of varied types and size of unit to provide 

a range of premises. This will be achieved through intensification of 

uses in the primary retail area and if necessary through its expansion; 

other shopping areas within the centre will be strengthened to provide 

for retail diversity, with a particular focus on enhancing the character of 

specialist retailing areas and markets; and

• expanding its function as an employment centre, including provision 

of high quality office premises and a diversity of uses across the area, 

including media, creative, financial, business and professional services 

and information communication industries Housing development 

densities will generally be high, but family housing will also be provided 

to achieve a social mix.

Housing will be provided as part of mixed-use developments wherever 

possible.

To support these roles, improvements will be made to:

• the public realm;

• open spaces, green linkages and connections between open spaces, 

linking to the river corridor and the open countryside;

• walking and cycling provision; and

• sustainable transport access to and within the city centre in accordance 

with the Norwich Area Transportation Strategy, in particular to strengthen 

its role as a gateway and hub of an enhanced public transport system.

Areas of the city centre will be comprehensively regenerated:

• the Northern City Centre will be developed in accordance with its Area 

Action Plan to achieve physical and social regeneration, facilitate public 

transport corridor enhancements, and utilise significant redevelopment 

opportunities;

• the St Stephens area will be developed for mixed uses in accordance 

with its masterplan, to promote retailing, offices and housing and to 

create an improved pedestrian environment; and

• the Rose Lane area will be a major focus for commercial development.
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The Norwich Local Plan: Development Management Policies Plan 

(adopted in 2014) 

This policy document by NCC sets out detailed planning policies to 

help manage and guide change in Norwich between now and 2026. 

Policies specifically considered within this TVIA are: DM1 - Achieving 

and delivering sustainable development; DM3 - Delivering High Quality 

Design; and Policy DM9 - The historic environment and heritage assets.

Under Policy DM1, new developments (such as through their design, 

configuration, visual appearance, and location) are expected to:

‘...protect and enhance the physical, environmental and heritage 

assets of the city and to safeguard the special visual and environmental 

qualities of Norwich for all users;’

In consideration of new development, significant weight will be given 

to the design principles set out under DM3, specifically:

a) Gateways

Major development within 100m of the main gateways to the city, as 

defined on the Policies map, will only be permitted where its design is 

appropriate to and respects the location and context of the gateway. 

New landmark buildings of exceptional quality will be accepted where 

they help to define or emphasise the significance of the gateway. In these 

locations, particular emphasis will be given to design considerations 

over other factors.

b) Long views

The design of new buildings must pay careful attention to the need to 

protect and enhance the significant long views of the major landmarks 

identified in Appendix 8 and those identified in conservation area 

appraisals.

c) Local distinctiveness and character

Proposals should respect, enhance and respond to the character and 

local distinctiveness of the area. The design of all development must 

have regard to the character of the surrounding neighbourhood and 

the elements contributing to its overall sense of place, giving significant 

weight to the uses and activities around it, the historic context of the 

site, historic street patterns, plot boundaries, block sizes, height and 

materials.

d) Layout and siting

(i) The layout of a development should make efficient use of land, 

making best use of its topography and should have a positive impact in 

terms of its appearance and the way it is used. Appropriate consideration 

should be given to orienting development in order to optimise energy 

efficiency and maximise solar gain;

(ii) Proposals should be designed to provide a permeable and legible 

network of routes and spaces through the development, which takes 

account of public accessibility, links effectively with existing routes and 

spaces and minimises opportunities for crime, disorder and anti-social 

behaviour. The public realm should be designed so that it is attractive, 

overlooked, safe and secure;

(iii) Well-designed and well-defined private, semi-private and public 

open space should be incorporated for all development, as appropriate 

to the area. This must include sufficient space for bin and cycle storage 

in accordance with policies DM2 and DM31.

e) Density

Development should achieve a density in keeping with the existing 

character and function of the area, although higher densities will be 

accepted within the city centre, district and local centres and other 

locations of high accessibility. The density of development must take 

account of the need to protect and enhance heritage assets and their 

settings, where these would be affected. The density of residential 

development should accord with policy DM12.

f) Height, massing, scale and form

Developers should demonstrate that appropriate attention has been 

given to the height, scale, massing and form of new development 

including the avoidance of dominant or incongruous extensions and 

alterations to existing buildings.

g) Design of roads and streets

Streets, routes and spaces should enhance the quality of the 

environment. The provision of car parking, servicing areas and accesses 

should not dominate. Roads, pedestrian footways and cycleways 

should be constructed from a palette of materials chosen to reflect the 

special character of the city (including the selection of appropriate street 

furniture and lighting) to complement the character and appearance of 

the area and enhance the appearance, safety and usability of the public 

realm.

h) Materials and details

Proposals for new development (including extensions and alterations 

to existing buildings) will be required to demonstrate that appropriate 

consideration has been given to the selection and choice of materials 

and decorative colour (including hard and soft landscape materials). 

In choosing materials developers should have regard to the prevailing 

materials of the area. Development will be encouraged to make the 

maximum practical use of sustainable and reused/recycled materials.

Policy DM9 establishes that all development must have regard to the 

historic environment and take account of the contribution heritage 

assets make to the character of an area and its sense of place (defined 

by reference to the national and local evidence base relating to heritage, 

including relevant detailed advice in conservation area appraisals). 

In addition to this, development shall maximise opportunities to preserve, 

enhance, or better reveal the significance of designated heritage assets 

and that of any other heritage assets subsequently identified through 

the development process. It will also promote recognition of the 

importance of the historic environment through heritage interpretation 

measures.
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2.4 Supplementary Planning Documents

Norwich City Centre Conservation Area Appraisal (Norwich City 

Council, September 2007) 

The Norwich City Centre Conservation Area was established in 

October 1992 to cover the whole of the city within the medieval city 

walls. Previously,  separate Conservation Areas covered different part 

of the area, the first being designated in 1970. 

The Conservation Area covers of 570 acres which consists of several 

distinct character areas which obtain special characteristics. Anglia 

Square is one of these distinguished character areas.

Anglia Square Character Area Appraisal (Norwich City Council, 2007)

The Anglia Square Character Area Appraisal includes the Anglia 

Square Shopping Centre, St Crispin’s Road and adjacent industrial 

units and is therefore dominated by late twentieth century commercial 

developments, industrial units and surface car parking. The area was 

subject to comprehensive redevelopment in the 1960s and 70s and is 

one of very poor townscape quality which visually severs the northern 

housing areas from the rest of the historic central area. Anglia Square is 

highlighted as being an area of low significance and a negative feature 

which detracts from the character and appearance of the conservation 

area.

Anglia Square Policy Guidance Note (2017)

The Policy Guidance Note for the redevelopment of Anglia Square 

was adopted by Norwich City Council in March 2017 and was 

prepared with the assistance of Weston Homes in 2016-17 following 

public consultation and input from stakeholders including Columbia 

Threadneedle plc. The following sections are relevant to but not 

exclusive of this TVIA:

Existing Building Heights

3.14—Whilst the majority of the existing buildings within Anglia Square 

are 3 to 4 storeys in height, the dominant structures of Sovereign House, 

Gildengate House and the multi-storey car park range from 7 to 8 

storeys, thereby providing a significant element of height and mass to 

the existing development.

3.15—The buildings surrounding the site to the north and east are 

largely of a traditional character forming terraced streets of two to three 

storeys in height although there are some four storey flats directly 

opposite the site off Edward Street. The taller buildings currently on the 

site are some distance from these buildings. Additionally, there are also 

some taller office buildings located on the southern side of St Crispin’s 

Way.

Constraints

3.16—Historic environment: The Anglia Square site sits within a sensitive 

historic environment. It is located within the City Centre Conservation 

Area (Anglia Square character area) and is in the vicinity of the Northern 

City and Colegate character areas. It also falls within the Main Area of 

Archaeological interest. The conservation area character appraisals 

provide an overview of each character area, including its significance 

in terms of the historic environment, identify landmarks, views and key 

characteristics, and appraise positive and negative features of the area.

3.17—The site lies in the vicinity of a number of statutorily and locally 

listed buildings, including several buildings in Magdalen Street and at 

the junction of Pitt Street and St Augustine’s Street. The closest Listed 

Buildings are Doughty’s Hospital (Grade II, located immediately to 

the south of St Crispin’s Road, opposite Upper Green Lane), and 75 

Magdalen Street (Grade II, located immediately adjacent to the site on 

the opposite side of Magdalen Street), St Augustine’s Church (Grade I) 

and the Gildencroft cottages (Grade II, adjacent to St Augustine’s Street). 

Buildings 43-45 Pitt Street are locally listed. There are two Grade I listed 

churches nearby, to the south of St Crispin’s Road: St Martin at Oak and 

St Mary’s Coslany.

3.18—The height and traditional character of buildings and streets 

to the north and east of the site (most immediately Magdalen Street, 

St Augustine’s Street and Gildencroft) needs to be respected in the 

redevelopment to ensure the buildings, streets and their settings are not 

unduly dominated or harmed by the new buildings.

3.19—Anglia Square is highlighted as ‘negative’ within the city centre 

conservation area appraisal (2007). It is considered to be of low heritage 

value and significance but nevertheless it should be acknowledged that 

the area benefits from some limited aesthetic, historic and communal 

heritage value in terms of Historic England guidance. These attributes 

are explored in paragraphs 3.20 to 3.23 below. However, it is ultimately 

a failure in townscape terms with buildings of low quality design and 

materials, inactive and defensive street frontages and complicated 

circulation arrangements both within the development, but also poor 

connectivity with the wider townscape and city. The council considers 

Anglia Square’s aesthetic value and significance to be low. The wider 

development is of poor townscape and architectural quality. Its design 

is now extremely dated with poor building materials, featuring concrete 

roof tiles and low quality red brick. The Magdalen Street frontage lacks 

inspiration and the upper floor levels crudely overhang the pavement, 

which is oppressive for pedestrians. The scale of buildings on Magdalen 

Street largely corresponds to the surrounding townscape. Edward 

Street is fronted by a large ugly service yard and a looming multi-storey 

car park that is unused. The inactive frontage creates another dark 

and unwelcoming street. The whole Anglia Square development is 

considered unsuccessful from an urban design perspective, with high 

level and covered walkways and stairwells that are confusing to the 

user and feel insecure and potentially unsafe. The development served 

to disrupt and erode the historic road network and effectively severed 
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links between the city and its northern suburbs and between Magdalen 

and St Augustine’s Streets. The scale and location of Sovereign House 

blocks views of Norwich Cathedral. This presents an opportunity for 

improvement.

3.20—The development covers one of the oldest north-south routes 

in the city (currently named Botolph Street) and the site of three lost 

churches – St Botolph, St Olave and St Margaret Combust meaning 

there is some archaeological value to the site. The applicant would 

need to address the archaeological implications for the site as a result of 

any re-development upon application.

3.21—The development, which was constructed by Alan Cooke 

Associates between 1966-68, is of some historic heritage value as 

an interesting example of an ambitious re-development project of 

the 1960’s and as an example of provincial brutalism. It is the only 

development of its kind in Norwich. Sovereign House is an example 

of Brutalism architecture with robust concrete buttressing at the lower 

levels to its starkly horizontal emphasis and long ribbon windows and 

angular glazed stair towers. It divides opinion locally but the majority 

view is that its overall appearance is oppressive and undermined by 

a later re-cladding in corrugated panels. The bulk of the building and 

its awkward protruding lift plant on the roof undesirably dominates its 

surroundings. Having now been vacant for almost a decade, with no 

sign of re-use or re-occupation, Sovereign House is in a very poor state 

of repair, to the detriment of the appearance of the conservation area.

3.22—The wider Anglia Square development is a highly visible element 

within the city and an area of well-utilised public space. It has some 

social/communal value as a result of its former use as an HMSO office, 

and provides retail/ leisure services that are well used and well regarded 

despite its rather tired appearance. However, the positive aspects of the 

public space in Anglia Square could be improved in a new scheme and 

the space has the potential to be even better used, and connected with 

the surrounding townscape.

3.23—The buildings surrounding the site (other than the office buildings 

immediately bordering the site to the south) are of a traditional character 

forming terraced streets of two to three storeys in height, with new four 

storey flats opposite Edward Street. The taller buildings currently on the 

site are some distance from these buildings. The relationship between 

the buildings on St Augustine’s Street and Gildencroft, including St 

Augustine’s Church, needs to be carefully considered so that their 

setting is respected in any redevelopment.

3.27 Key Views: the site presents a visual gateway to the city, however 

the existing approach from the north provides an aspect over surface 

level car parks and the dated, partially vacant buildings of Sovereign 

House and the shopping centre.

Vision and Objectives

5.4Proposed vision:

A rejuvenated Anglia Square, with a distinctive identity that compliments 

the neighbouring area and reflects its location in the heart of the historic 

northern city centre. The development will have,a clear relationship in 

built form with the surrounding area, and a safe and attractive public 

environment, including enhanced public spaces. Enhancement of a 

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. A surface link will cross the existing St 

Crispin’s Road improving walking and cycling connections into the core 

city centre, and there will be an enhanced public transport offer. All this 

will be supported by new residential development to create additional 

footfall, natural surveillance and activity that will enhance the vitality and 

viability of the Large District Centre and help to meet the housing needs 

of Greater Norwich.

5.5Proposed objectives:

The development of the site should:

• 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;

• achieve sustainable, energy efficient and high quality design 

and create an attractive environment for people living in, working 

in and visiting the area;

• reinvigorate the local area’s economy, including providing for 

new employment opportunities;

• 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, with commercially attractive retail units based 

around an appropriate shopping circuit to maximise footfall to all 

units and thus ensure the long term viability of the retail offer, and 

acting as a catalyst for the wider economic regeneration of the 

northern city centre;

• provide significant levels of residential development in order to 

make effective use of this sustainable city centre location, thereby 

assisting in the delivery of new homes to meet Norwich’s needs 

and creating a vibrant, sustainable community which will support 

the viability of the enhanced retail and leisure provision;

• 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;
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• provide for improved public transport facilities in the immediate 

vicinity of the site;

• enhance opportunities for pedestrian and cycle movement 

through the site suitable for all, including those with disabilities, 

and linking with the wider area; and

• encourage the development of a balanced community 

including contributing to the provision of enhanced community 

facilities and recreational opportunities to meet local needs and 

complement the existing local community and the diverse mix of 

uses that already exist within this part of the city centre.

Heritage and views

7.82—Policy DM3 in the Development Management Policies Plan gives 

significant weight to a number of key design principles including the 

need to protect and enhance significant long views of major landmarks 

identified in Appendix 8 of the local plan, including the St John’s Roman 

Catholic Cathedral, Norwich Cathedral, and City Hall. The NCCAAP also 

identified major local landmarks and key strategic views in the northern 

city centre in figure 11A. This includes a key strategic view of Norwich 

Cathedral which is interrupted by Sovereign House, and several existing 

strategic views of St John’s RC Cathedral and St Giles Church.

7.83—Policy DM9 aims to ensure that development has regard to the 

historic environment and takes account of the contribution heritage 

assets make to the character of an area and its sense of place. This policy 

is supplemented by the adopted Heritage interpretation SPD (December 

2015) setting out best practice for development in historic areas where 

heritage interpretation may be required.

7.84—In addition the NPPF seeks high quality sustainable design 

and positive improvements through new development proposals in 

conservation areas, and provides guidance in respect of significance, 

heritage assets and setting. Policy 2 in the Joint Core Strategy requires 

the use of Building for Life as a way of assessing design quality. Building 

for Life 12 is the current version and this will be used to structure the 

pre-application discussions. The NPPF expects councils to ensure an 

independent design review is conducted for proposals of this scale. 

The Council expects to work with the developer to commission an 

independent design review at an early stage of design development 

and prior to the submission of the planning application.

7.85—The Anglia Square site falls within the City Centre Conservation 

Area (Anglia Square character area) and is also within the vicinity of the 

Northern City and Colegate character areas. The site is in the vicinity of a 

number of statutorily and locally listed buildings and also falls within the 

Main Area of Archaeological Interest. The NPPF states that the presence 

of heritage features and conservation areas are not in themselves a 

barrier to high density or innovative solutions, provided that the impact 

of proposed development on them is demonstrated to be acceptable. 

Accordingly, a future planning application will need to be accompanied 

by a Heritage Impact Assessment which recognises Anglia Square’s 

history and role in the city, and addresses what effects the proposals will 

have on the identified heritage assets, and the surrounding townscape. 

The Anglia Square character area appraisal states that the Anglia Square 

complex is of poor townscape quality (identifying the structures as 

‘negative buildings’) which has limited association with its immediate 

surroundings. Sovereign House is identified as a negative landmark 

and has permission for demolition through planning consent granted 

in 2009. Overall the character area appraisal site identifies the site as 

currently being of low significance.

7.86—The site provides an 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.

7.87—A future planning application will need to address how the 

proposals can successfully integrate and improve upon the existing 

townscape character. It should also have regard to all local heritage 

assets and their settings and make reference to relevant heritage 

guidance documents including Historic England’s guidance in respect 

of tall buildings and the setting of heritage assets. Opportunities 

should also be taken to include heritage interpretation of this important 

site in the redevelopment, in accordance with the adopted Heritage 

Interpretation SPD.

7.88—The redevelopment of Anglia Square offers opportunities to 

reinstate and improve views from the north of the site to major city 

landmarks including the Anglican Cathedral, as well as to new higher 

quality architecture as part of the redevelopment of the site. Sitting at 

a low point relative to the surrounding area, long distance views exist 

towards and across the location from elevated positions on several 

routes that approach the area from the north and east. There are also 

many views towards the site from within the city centre conservation 

area to the south. These are illustrated in map 3. The visual impact 

of development proposals on the site will need to be tested from 

each of these viewpoints to establish whether the proposals will be 

visible. Where the proposals will be visible and affect historically and 

aesthetically sensitive viewpoints, fully rendered images will need to be 

supplied with a planning application.

7.89—Views from the public spaces within the development to 

landmark buildings surrounding the site, such as St Augustine’s Church, 

are also important. Such views give aesthetic pleasure, celebrate the 

surrounding heritage and act as waymarkers to orientate people as 

they move through the city. In addition, the development provides an 

opportunity to create a publicly accessible viewing platform or similar 

at the highest point of the development to maximise views of the 

surrounding city from within the site.
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7.90—New development should be sensitive to the scale of existing 

buildings in its vicinity and must respect the setting of historic assets. 

Certain vistas and viewpoints within this part of the conservation area 

may determine where development can occur in the site boundary, 

without negatively affecting the setting and significance of the identified 

heritage assets.

7.91—The local plan identifies the main gateways to the city including at 

St Augustine’s Street and at St Crispin’s roundabout. Policy DM3 states 

that these may be appropriate locations for new landmark buildings 

of exceptional quality. There may be scope to provide a landmark 

building within the site, in order to reinforce the sense of place and make 

effective use of this highly sustainable urban site. A landmark building 

does not necessary need to be a landmark as a result of its height and 

particular attention must be paid to such proposals in view of the highly 

sensitive townscape of the St Augustine’s Street area which falls within 

the Northern City character area. Moreover the Anglia Square character 

area assessment within the conservation area appraisal states that taller 

buildings are likely to be more appropriate near the southern end of the 

site, adjacent to the St Crispin’s gateway. Any proposed tall buildings will 

need to be carefully designed, positioned and oriented to complement 

the historic streetscape and respect key views across the city centre 

from and through the site. It will also be essential that it is submitted as a 

fully detailed application rather than in outline so that its impact can be 

accurately evaluated.

7.92—A planning application will be required to provide an architectural 

solution that recognises the ‘gateway’ nature of the site, particularly 

in terms of arrival from the north of the city – where the site acts as the 

specific interface between the city centre and the lower scale suburbs. 

The architectural treatment to Edward Street represents a significant 

opportunity.
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Introduction

The following section sets out the methodology developed by Iceni 

Heritage to assess the likely effects of the Proposed Development 

on the townscape and visual amenity at the location of the Site. This 

has been informed by best practice guidance set out in ‘Guidelines 

for Landscape and Visual Impact Assessment’ (GLVIA), Third Edition 

(2013), as well as Environmental Impact Assessment (EIA) regulations 

and national and regional guidance. The purpose of the Townscape 

and Visual Impact Assessment (TVIA) is to describe the baseline 

condition of the Site and its surrounding area and assess the likely 

impact of new development on townscape and the visual amenity. 

Paragraph 2.7 of the GLIVA defines townscape as: “...areas where the 

built environment is dominant. Villages, towns and cities often make 

important contributions as elements in wider-open landscapes, but 

townscape means the landscape within the built-up area, including the 

buildings, the relationship between them, the different types of urban 

open spaces, including green spaces and the relationship between 

buildings and open spaces.”

Paragraph 2.20 of the GLVIA defines visual amenity as: “When the 

interrelationship between people (‘human beings’ or ‘population’ in 

the language of the Directive and Regulations) and the landscape is 

considered, this introduces related but very different considerations, 

notably the views that people have and their visual amenity - meaning 

the overall pleasantness of the views they enjoy of their surroundings.”

These two components are also referred to as two types of receptors 

and are likely to be interrelated, particularly within a dense urban 

environment, and it is therefore sensible to assess these under one 

single document. In addition to this, the Built Heritage Assessment 

has been carried out by CgMs, assessing the likely effects of new 

development on heritage receptors, which is also interconnected with 

this assessment and should be referred to in conjunction with this 

report.

A Townscape and Visual Impact Assessment (TVIA) helps to inform 

the emerging development proposals and determine the baseline 

study. This document includes an assessment of existing townscape, 

the baseline context, considering the potential effects of the Proposed 

Development on identified townscape elements and a visual 

assessment, considering changes in visual amenity resulting from 

the Proposed Development experienced by the viewer, the ‘visual 

receptors’. An assessment of agreed key viewpoints also informs the 

assessment of effects on both townscape and visual amenity. This 

TVIA forms a technical appendix to the Environmental Statement (ES). 

EIA Scoping

This project has been put through the EIA screening process and has 

been determined by NCC to require EIA assessment. In accordance 

with Regulation 13 of the Town and Country Planning (EIA) Regulations 

(2017), a scoping exercise has been carried out with the relevant 

Planning Authority, Norwich City Council (NCC) in this case, identifying 

the potentially significant environmental issues relating to the site 

and the Proposed Development. Chapter 2 (Methodology) of the ES 

outlines the basis on which the Scoping was undertaken. This exercise 

ensures the appropriate level of assessment is carried throughout the 

ES submission. This TVIA provides assessments of the effects of the 

Proposed Development on townscape and visual receptors identified 

in the final scoping report, dated February 2018, including cumulative 

effects.

Establishing the Baseline Condition

In the first instance, the baseline townscape and visual condition 

was established which forms the basis of all assessments carried 

out in this report. This was determined through examination of the 

site and the surrounding context by carrying out site visits, desktop 

research, gathering of archival information, review of the Built Heritage 

Assessment produced by CgMs,  the general townscape character, 

consideration of viewpoints from where the Proposed Development 

would be visible and study of all relevant studies produced by other 

institutions or consultancies relating to the townscape and visual 

character of the Site and surrounding area, which are accessible.

The ‘townscape study area’ includes the surrounding townscape 

context of the Site and is indicated on the map provided in Section 

4.3. It considers an area of approximately 500 metres surrounding 

the Site, as agreed with NCC; the conclusions of which identifies 

the townscape receptors and where visual receptors are likely to be 

affected by the Proposed Development. The assessment of townscape 

character and visual amenity is informed by the identification and 

assessment of existing townscape character, as well as the Built 

Heritage Assessment (produced by CgMs) which provides a study 

of the historic development of the site and its surroundings through 

a study of relevant publications, maps and aerial photographs. 

Reference is also be made to NCC’s Norwich City Centre Conservation 

Area Appraisal which identifies a number of character areas and from 

which the identification of townscape character areas is informed and 

based upon where relevant. The Proposed Development is likely to 

affect a proportion of these characters areas and will build upon this 

characterisation work.

The Study Area was established to identify what existing built form 

could potentially be affected by the development of the Site, including 

all townscape features, designated heritage assets and locally listed 

buildings within a 250m radius of the Site and the wider townscape, 

including all Grade I and Grade II* designated heritage assets and 

Scheduled Monuments, within a 1km radius. This approach was agreed 

with NCC in pre-application discussions by CgMs and Iceni Projects. 

Through visiting the Site visit in December 2017, the point at which Iceni 

Heritage commenced professional townscape and visual services, and 

the application of professional judgement, a further scoping exercise 

was carried out to identify those townscape and visual receptors within 

the Study Area which could potentially experience effects as a result of 

the Proposed Development. 



16Townscape & Visual Impact Assessment

ANGLIA SQUARE   |    NORWICH 3. METHODOLOGY

The Proposed Development

The Proposed Development has been produced by the architects, 

Broadway Malyan, and further detail can be found in the Design and 

Access statement accompanying this application.

During the design development process, the architects have consulted 

on the appropriateness of the massing and the areas of the Proposed 

Development which will require a detailed planning application with 

NCC. Massing studies through the use of computer models has aided 

in illustrating this and therefore informing the modifications of the 

design. At Section 6 of this Chapter, a brief description and assessment 

of the design is provided. 

Assessing Effects on Townscape and Visual Receptors

The methodology for the assessment of effects on townscape and 

visual receptors is different to that used to assess the effects on built 

heritage receptors, this assessment can be found at Chapter 7 of 

this ES and technical appendix 7.1 and is carried out by CgMs. The 

assessments included in this Chapter consider the effects on the 

townscape resource as a whole and on visual receptors, i.e. the human 

experience of particular townscape views.

The purpose of the assessments carried out at Section 7 of this TVIA, 

is to establish whether the effects of the Proposed Development 

on the townscape as an environmental resource are significant. In 

accordance with guidance set out in the GLVIA (2013), the assessments 

consider how the Proposed Development will affect key elements of 

the townscape, its identifiable and aesthetic  qualities and distinctive 

qualities. 

Additionally and as recommended by Natural England, guidance 

and best practice outlined in ‘Landscape Character Assessment 

Guidance for England and Scotland’ (Scottish Natural Heritage and 

The Countryside Agency, 2002), ‘Landscape and Seascape Character 

Assessments’ (Natural England, 2014) and the relevant National 

Character Areas, specifically: 78. Central North Norfolk (2014); 80. The 

Broads (2015); and 84. Mid Norfolk (2014), have been considered and 

inform the assessments carried out on the potential likely effects of the 

Proposed Development on the natural characteristics and the historic 

character of the urban landscape. 

Effects on Townscape Receptors

The assessment of potential effects upon townscape character and 

visual amenity have been informed by the identification of a set of 

key representative viewpoints. These have been selected and agreed 

in consultation with NCC and Historic England and cover a range of 

different townscape views from around a compass from which the 

Proposed Development will likely be visible, in order to provide a 

representative assessment. 

The viewpoints include a variety of short, medium and long distance 

townscape views, including the identification of any strategic 

viewpoints. These viewpoints have been assessed and agreed with 

NCC. The locations of key representative viewpoints were identified 

manually through desk-based assessment and site visits. This has 

included the instruction of a specialist visualisation company, 

Cityscape, who have produced non-verified views of the Proposed 

Development from the initial 57 viewpoints that had been identified 

as being potentially sensitive. This study has been used to inform 

discussions on the key viewpoint locations with NCC in order to seek 

agreement on a final set of views, resulting in the final 47 viewpoints 

assessed at Section 7.2 of this report. 

The 47 selected viewpoints provide a varied representation of long, 

medium and short distance views, which also consider topographical 

elements that influence the vantage of visibility towards the Site. These 

viewpoints have been selected from the examination of the Site from all 

directions, illustrating the effect of the Proposed Development on the 

urban environment and the future relationships likely to arise. The focus 

of these assessments is on the effect of the Proposed Development on 

townscape receptors. In addition to this, some assessment is provided 

on the effect of the Proposed Development on heritage receptors where 

required, but for the full assessment on heritage receptors please see 

the Built Heritage Assessment prepared by CgMs.

Each viewpoint has been selected in order to assess the Proposed 

Development at ‘maximum exposure’ and also at ‘maximum 

conjunction’ with sensitive elements in the built environment.

Accurate Visual Representations (AVRs) have been produced by 

visualisation specialists, Cityscape, which illustrate the Proposed 

Development accurately through fully surveyed information, allowing 

accurate assessment of the Proposed Development as would be seen 

in the existing context, of which 3 are non-verified wireline, 4 are non-

verified render, 16 are verified wireline, and 24 are verified render. The 

AVRs have been produced through the use of computer modelling of 

the Proposed Development and accurately incorporated into surveyed 

photographs of the existing area and is detailed in Cityscape’s 

methodology, see Appendix 1 of this report. In addition to this and 

owing to the nature of this hybrid application, some closer views, 

where much of the Proposed Development falls within the outline 

element of the application and is therefore for illustrative purposes 

only, are supplied with an additional ‘Verified Outline Render’ (VOR) for 

ease of the reader to identify the detailed and outline elements of the 

Proposed Development.

Considering the townscape environment as it can change over time 

and the change that is likely to take place during the duration of time 

until this planning application is determined, where relevant cumulative 

effects have been examined owing to the interaction between the 

proposed development and other proposals located close to the 

Site. As agreed with NCC, the relevant proposals have been selected. 

In addition to this, seasonal change has been considered within the 

relevant viewpoints.
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The AVRs assessed within this TVIA are used as a tool to illustrate how 

the proposed Development would appear if it were constructed with 

significance ratings used, see fig. 3.1, used to describe the overall 

visual effects arising.

The alignment, height, scale and massing of the Proposed 

Development, together with the provision of new buildings and public 

realm, has the potential to change the existing townscape character, in 

addition to views, to and from the Site. The proposed introduction of 

a tall building in particular, has the potential to give rise to significant 

effects on townscape and views, both in terms of the construction 

and operational phases. The significance of this will depend on the 

identified receptors’ sensitivity and the magnitude of change. 

The assessments of visual effects in Section 7.2 are based on the 

comparison of an ‘existing’ photograph and a ‘proposed’ AVR, 

informed by visiting the Site and desk based research and analysis. The 

assessments are structured under the following components:

Existing: a description of the existing context visible in the view, which 

seeks to evaluate its townscape qualities and visual amenity observed;

Sensitivity of the view: this considers both the qualities arising from the 

townscape and the susceptibility of people experiencing it;

Proposed: a description of the design and visual appearance of the 

Proposed Development and mitigation achieved through the design 

process. Due to the nature of a hybrid application, in some cases the 

proposed imagery can be considered a Verified Illustrative Render 

as much of the proposed scheme in certain images will have a high 

portion which is proposed as part of the outline application and 

therefore the detail is indicative only at this stage. A Verified Outline 

Render is provided where this is relevant for full clarification, see below;

Magnitude of change: a quantitative assessment of the magnitude, 

or level, of change expected to arise from the Proposed Development 

within the view;

Residual effect: this is a combined assessment which considers the 

sensitivity of the view and the magnitude of change, resulting in the 

overall effect, and an assessment of the qualitative aspects of the 

design to determine whether the residual effect is ‘beneficial’, ‘neutral 

or balanced’ or ‘adverse’ in nature; 

Cumulative effect: only where applicable, an assessment of the 

potential cumulative effect arising from the combination of the 

Proposed Development and other proposals made, resulting in an 

assessment of the residual cumulative effect, see views 8, 12, 19, 29, 

36, 37, 46 and 47; and

Verified Outline Render: only where a high portion of the proposed 

development is part of the outline application, a Verified Outline Render 

is also provided, clarifying for the viewer specifically what detail is 

proposed within this planning application. The views identified are as 

follows: 16; 18; 19; 29; 32; 33; 37; 38; 44; 45; and 47.

Townscape Receptors

Townscape receptors are the components of the urban landscape that 

are likely to be affect by the Proposed Development, such as overall 

character and key characteristics. These are identified by areas of 

distinctive character or Character Areas. Although townscape receptors 

are not a statutory designation, where relevant, are identified and 

assessed, whether identified by another organisation or the authors 

of this TVIA. This follows best practice guidance set out by GLVIA and 

are recognised to arise out of the historical development and patterns 

in the particular areas. The value of the townscape receptor could be 

identified by a range of criteria, such as condition, scenic quality, rarity, 

recreational value, perceptual qualities and associations. 

Sensitivity of the Visual Receptors

The AVRs produced and accompanying each of the 47 views, are 

utilised to assess the effects of the Proposed Development on people 

experiencing this environment and their visual amenity. The sensitivity 

of the visual receptor has been considered through combined 

judgement of the value attached to a particular view and the receptor’s 

susceptibility to change in the view. It is recognised that receptors 

may hold a differing opinion on how the view is experienced, differing 

experience by those working in the area or passing through as tourists 

for example, therefore a wide selection of views are assessed in order 

to provide a well balanced overall assessment of effect.

In regards both townscape and visual receptors, the sensitivity of the 

receptors is described as ‘high’, ‘medium’’ or ‘low’.

Magnitude of Change

As set out in the GLVIA (2013), the magnitude of change should be 

determined on considering a combined judgement regarding size 

and scale of change, the extent of area over which this change would 

occur, and the reversibility of the change proposed. The magnitude 

of change is largely a quantitative judgement of impact determined 

through use of AVR material. 

In regards both townscape and visual receptors, the magnitude of 

change experienced by the receptors is described as ‘high’, ‘medium’’ 

or ‘low’.

Significance of Effect

Arriving at a judgement of the Significance of effect under each 

assessment of views is done so by combining the determined level 

of sensitivity of the receptor and the magnitude of change, in order to 

identify the potential effect. 

In regards both townscape and visual receptors, the significance of 

effect is described on a scale of ‘major’, ‘moderate’, ‘minor’, ‘negligible’ 

or ‘no change’, and are detailed as follows:
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Significance of Effect – 
determined by combining 
judgements on sensitivity 
of receptor and magnitude 
of change 

 
Sensitivity of the Receptor 

High 
 

Medium Low 

 
Magnitude 
of Change 

High Major Major Moderate 

Medium Major Moderate Minor 

Low Moderate Minor Negligible or 
no change 

 

Major effect - on townscape and visual receptors is determined by a 

combination of either: a high receptor sensitivity and a high magnitude 

of change; or a medium receptor sensitivity and a high magnitude of 

change; or a high receptor sensitivity and a medium magnitude of 

change. This is considered  to be a significant effect and a material 

change in planning terms.

Moderate effect - on townscape and visual receptors is determined by a 

combination of either: a high receptor sensitivity and a low magnitude 

of change; or a medium receptor sensitivity and a medium magnitude of 

change; or a low receptor sensitivity and a high magnitude of change. 

This is considered to be a significant effect and a material change in 

planning terms.

Minor effect - on townscape and visual receptors is determined by 

a combination of either: a medium receptor sensitivity and a low 

magnitude of change; or a low receptor sensitivity and a medium 

magnitude of change.  This is not considered to be a significant effect.

Negligible effect - on townscape and visual receptors is generally 

determined by a combination of a low receptor sensitivity and a low 

magnitude of change. If the effects of the proposed development are 

found to be negligible, it would not be possible to identify this to be a 

‘beneficial’, ‘neutral’ or ‘adverse’.

No change - on townscape and visual receptors occurs when receptors 

are located at a substantial distance away from the Site, so much so 

that it does not have any effect on their setting or is completely omitted 

from the view due full occlusion by other elements.

This judgement process in determining the significance of effect is 

summarised in the following table:

Qualitative Rating of the Effect

On determining the significance of effect the level of mitigation and 

enhancement achieved by the design and the qualitative nature of the 

residual effect must be considered. This effect is determined as either 

‘beneficial’, ‘neutral’ or ‘adverse’.

Beneficial effect - is determined when the proposed development 

would result in an improvement in townscape or view quality and 

visual amenity of the receptor when the change is considered to 

be an enhancement of the townscape quality, an enhancement 

or strengthening of the existing townscape character, and/or the 

introduction of features or elements of high quality design which 

would be considered an enhancement to the existing townscape and 

the visual enjoyment of the receptors.

Neutral effect - is determined when the beneficial and adverse effect 

of the proposed development is weighted evenly of is the qualitative 

appearance of the proposed development or would not be discernible 

due to the distance from the Site.

Adverse effect - is determined when the proposed development would 

result in the depreciation of the existing townscape or view quality 

and the visual amenity when the change is considered to harm the 

townscape quality, harm key features of the townscape character or to 

introduce features or elements of low/poor design quality which would 

detract from the existing townscape and the visual enjoyment of the 

receptors.

Residual Rating of Effect

Following both quantitative and qualitative judgements made, 

combining the significance of the effect and judged qualitative rating, 

the residual (or overall) significance ratings for townscape and visual 

effects are as follows:

Major and beneficial;

Moderate and beneficial;

Minor and beneficial;

Major and neutral;

Moderate and neutral;

Minor and neutral;

Major and adverse;

Moderate and adverse;

Minor and adverse; 

Negligible; or

No change.

Fig.3.1: Significance of effect table showing how the combined judgements of 
both the sensitivity of receptor and the magnitude of change determine the 
significance of effect. Effects in yellow are those which are deemed material 
change in planning terms.
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In all viewpoint assessments the residual significance rating should 

always be read alongside the qualitative written assessment of 

each effect to ensure an accurate reading is obtained during the 

determination process.

Cumulative Effects

Due to the changing nature of the townscape environment, in some 

cases it is relevant to consider the proposed development in isolation, 

but also in combination with committed development/planning 

consented schemes. The committed development considered in the 

TVIA have been agreed with NCC through the EIA scoping process 

and are presented at Section 4.3 of this document. Only views where 

it is relevant to consider committed developments, i.e. would form part 

of the future baseline of the view, will have a cumulative assessment 

provided. These views have been identified as: 8; 12; 19; 29; 36; 37; 46 

and 47.

The cumulative effect is determined on considering the overall or 

residual effect of the proposed development in combination with all 

committed development. Where it is considered that the proposed 

development does not have an effect when considered alongside 

committed development, i.e. the proposed development would not 

be visible following the construction of the identified committed 

development, would result in a significance rating of ‘no cumulative 

effect’.

Construction Effects

Construction effects include permanent effects on the existing built 

environment through the construction of the Proposed Development. 

These effects relate to the change incurred through the construction 

phase and reflect what built fabric will be removed and what it will be 

replaced by. There are temporary effects associated with this, such 

as the construction machinery that will be present on the Site during 

construction phases, construction dust, noise and hoardings which 

will be present for a short term. These temporary effects will change as 

the Proposed Development progresses and will not be present on the 

completion of the project.

Operational Effects

Operational effects refer to the effect following the completion of the 

Proposed Development and consider the buildings, services and 

public spaces proposed as they would be used and navigated, on full 

completion of the construction phase.

Authorship

This TVIA is by Iceni Projects, a planning led multi-disciplinary built 

environment consultancy. Specifically, it is authored by Ailish Killilea 

BA MSc, Senior Heritage Consultant, and Edwina Coward BA MSc, 

Heritage Consultant, with guidance and review by Laurie Handcock 

MA (Cantab) MSc IHBC, Director – Heritage.
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4.1 Brief Historical Evolution of the Site

The Site forms part of the Anglo-Saxon settlement which was once 

known as ‘North Wic’, ‘wic’ referring to it’s role as an inland port during 

this period. The town’s positioning next to the Wensum and Yare river 

played a significant role in the development of the town which allowed 

trade to flourish and established itself as a market town.

In 1066, when the Norman’s invaded, Norwich was one of the largest  

towns in England with an estimated population of 5000. After the 

invasion, Norwich Castle was established on a man-made hill following 

the demolition of 98 houses, streets and churches. Defensive ditches 

were introduced which ran along today’s Botolph Street and Anglia 

Square car park. 

The city walls were constructed in the thirteenth century and were 

used for self-protection and to control the goods and people entering 

in to town. The walls were maintained until the late eighteenth century. 

Eighteenth Century

Norwich continued to expand within the city walls throughout the 

eighteenth century with building construction focused along the 

primary roads through the city with open fields to the rear. Whilst the 

castle remained as the central focal point, the merchants requested for 

the city to be opened up to encourage increased trade. As a result, a 

number of the gateways were demolished in 1793 and 1794. 

Nineteenth Century

The last gateway in the city was demolished in 1808 which was situated 

on Magdalen Street. By this time the population was over 36,000 and 

the area was heavily consumed with various trading industries such 

as leatherworking, brewing and engineering which had replaced a 

significant number of wool and silk weaving houses. During the late 

nineteenth century, a large plot to the north of Botolph Street (where 

Anglia Square stands today) was occupied by a Crape Manufactory 

whilst in 1903 a cloth factory of some architectural merit (by A.F.Scott) 

stood on Botolph Street. 

Twentieth Century

By 1901, the population had risen to over 100,000 and overcrowding 

within the city had become problematic. The layout of the historic 

core of Norwich remained largely unchanged until the mid-twentieth 

century which included Magdalen Street, St Augustine Street and 

Botolph Street. This was due to the ongoing industrial development 

of the area which was heavily occupied by large warehouse buildings 

and dense residential areas. 

Numerous public buildings were also constructed during this period 

which included the 1930s City Hall and Police station buildings which 

replaced some nineteenth century buildings and occupied the land 

where Mancroft Market was once held which had been relocated in 

front of the City Hall.  

Norwich suffered heavy bomb damage during World War Two and 

the city was targeted at least 679  times. As with all cities, Norwich 

underwent its own period of post-War reconstruction which included 

predominantly large areas of housing and the sixteen storey Winchester 

Tower located to the south west of the centre. 

Fig. 4.1: 1886 OS map.
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Fig. 4.4: Proposed masterplan for Anglia Square, 1964.
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The Site

Anglia Square is located within the city walls and has therefore formed 

part of the historic core of Norwich which dates back to the Late 

Saxon period. The primary routes within this area remained largely 

unchanged entering into the early twentieth century with the Site 

being occupied by predominantly residential and industrial buildings. 

By 1905, a Clothing Manufactory had been established with further 

industrial development continuing into the mid-twentieth century and, 

as a result, large areas of residential buildings were demolished. 

By 1955, as indicated on the OS map, due to the proposals for an 

Electrical Engineering Works in the early twentieth century, further 

demolition had been carried out which included the Crape and Cloth 

factory. The land was replaced  with a shoe factory, numerous printing 

works and a wood heel factory. Further development was undertaken 

to the land to the south in the proceeding years.

The Site suffered heavy bomb damage during in the Baedeker raids of  

April 1942 and although many buildings remained standing, evident 

on the 1956 OS map, post-War reconstruction meant that most of these 

were demolished unnecessarily. This also included the curtailment 

of historic throughfares, including Botolph Street and Calvert Street 

which allowed for the reordering of St Crispins Road to the south of 

the site to create a new city flyover. The new infrastructure aimed to 

redirect traffic around the city centre which predominantly followed 

existing streets and made use of the areas which had been eradicated 

during the war. Botolph Street and part of St Georges and Calvert Street 

were removed and an extension to St Crispin’s Road was constructed 

to link the flyover over Magdalen Street. 

1960s-70s: The Development of Anglia Square

By the mid-twentieth century,  the Site had been transformed. The 

residential housing and factories as well as the Calvert Street Methodist 

Church and the Bank which occupied the site were demolished which 

made room for the Anglia Square commercial development.

 The development of Anglia Square commenced with the construction 

of Sovereign House which was built for Her Majesty Stationary Office 

(HMSO) in the late 1960s. The Anglia Square shopping centre, cinema 

and multi-storey car park structure followed in the early 1970s. 

Fig. 4.2: 1938 OS map.

Fig. 4.3: 1955 OS map.
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4.2 The Existing Buildings on the Site

The Site

This is not considered to be a site of significant heritage interest; no 

building or structure located on the Site is statutorily listed and, only 

one building is recognised to hold local interest, number 43/45 Pitt 

Street. The Site is situated in the Norwich City Centre Conservation 

Area due to its position within the historic city walls, however, within 

the Conservation Area appraisal the development is considered to 

be ‘of very poor townscape quality which visually severs the northern 

housing areas from the rest of the historic central area’.

The Site (Anglia Square) comprises of a 1960s-70s commercial 

development to the north of Norwich city centre. The Site is bounded 

by  the ring road St Crispin’s Road to the south, historic Pitt Street to the 

west, Edward Street to the north and Magdelen Street to the east which 

provide numerous access routes into the development. Within the 

Site, Anglia Square itself can be accessed by pedestrians via historic 

Magdalen Street which lies east of the commercial development.

The complex was designed by Alan Cooke and Partners and was part 

of a wider scheme which was never completed resulting in expansive 

areas of car parking to the north and west of the Site. The complex 

provides a retail and leisure space for the local community and 

comprises of  four commercial buildings which shadow the ground 

floor shopping centre. In the late twentieth century, a steel and glass 

canopy was erected above the walkways which aligned the retail units 

and provided cover for consumers. The area to the west of the Site, 

along Pitt Street, remains largely undeveloped. 

Sovereign House

To the west of the Square is Sovereign House which was the first 

building to be completed on Anglia Square, constructed in 1968.  It 

stands vacant as a large commercial building set on a north/south 

range, and a smaller curved range extending eastwards from the 

Fig. 4.6: Anglia Square, 1980s.

Fig. 4.8: Anglia Square looking towards the multi storey car-park, 1980s.Fig. 4.7: Retail units, Anglia Square, 1980s.

Fig. 4.5: The construction of Anglia Square, 1968.
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northern part of this principal range. Whilst the north/south range is set 

over six storeys, the east range extends to seven storeys. The elevations 

are predominantly continuous glazing which express a horizontal 

rhythm of bands formed by the pre-cast concrete panels. From ground 

floor level to the underside of third floor level, the building is set back 

from the wall face with the floorplate above jettied out creating a 

double height over hang which is supported by a steel colonnade to 

its perimeter. There are also two external staircases which are encased 

in glazed curved towers, one to the south-west of the main range, and 

the other to the north-east.

Sovereign House is noted in the City Centre Conservation Area Appraisal 

to have a ‘negative impact on the character and appearance of the 

wider Conservation Area’. In addition to this it received a Certificate of 

Immunity (CoI) in May 2017, which includes the neighbouring Quality 

Discount Stores (CoI number: 1445241).

Retail Shopping Centre

The ground floor is occupied by retail units. This includes the building 

to the south-west of the Site, in between Green lane and Cherry Lane 

which is currently occupied by ‘Quality Discount Store’, the building 

is split into two sections responding to the split levels created by the 

road and pedestrain access within Anglia Square. As a result, Where 

the building sits alongside Cherry Lane, it stands as a single storey, 

wrapped with a glazed band in between two thick concrete profiles 

with a corregated curved roof finish above. To the east end, the building 

extends in to a two storeyed, rectangular building, also expressing the 

glazed band and matching roof profile and material.

The current shopping centre is noted within the Conservation Area 

Appraisal to have a ‘negative impact on the character and appearance 

of the wider Conservation Area.

Fig. 4.9: Location plan of the Site, showing the land and buildings located within the legal development boundary.
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Gildengate House

To the south of the Site is Gildengate House, a seven storey office 

block with  red brick and glazed facade which is centrally interrupted 

by the interception made by Upper Green Lane which ascends from St 

Crispin’s Road. To the ground floor, the building is elevated, supported 

by columns which provides car parking and delivery access. 

Gildengate House has been noted for representing a negative landmark 

within the Conservation Area.

Hollywood Cinema

To the east of the site is the Odeon cinema, recently renamed the 

Hollywood Cinema. Built between 1969-1971 as part of the new 

Anglia Square Shopping Centre, the Odeon was a replacement by the 

Rank Organisation of the older 1938 Odeon Theatre on Botolph Street 

(demolished 1971). The building is constructed of reinforced concrete 

and stands elevated on stilts above the shopping centre. The principal 

facade is glazed to the first and second storey and expresses a cream 

cladding finish. The building stands the equivalent of approximately 

five storeys high and does not exceed the height of its neighbouring 

buildings. 

The former Odeon cinema is noted within the Conservation Area 

Appraisal to have a ‘negative impact on the character and appearance 

of the wider Conservation Area’.

Multi-Storey car park

To the north of the site is a multi-storey car park accessed via Upper 

Green Lane off Edward Street to the north and St Crispin’s Road to the 

south. The structure is seven storeys high with open car parking on 

the open roof above. The structure is rectangular in form and clearly 

expresses the concrete structure in its elevation through the defined 

horizontal bands of red brick and concrete floor slab underneath. The 

car park has been out of use since 2012 due to structural defects. 

The structure is also considered to have a ‘negative impact on the 

character and appearance of the wider Conservation Area’ and it ‘gives 

no enclosure to the street and allowing localised views of the backs of 

properties.’

Fig. 4.11: Hollywood Cinema.

Fig. 4.13: Gildengate House.

Fig. 4.10: Southern part of Sovereign House.

Fig. 4.12: Sovereign House.
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4.3 Current & Emerging Context

In this section we discuss the existing context of the Site and the 

area in which it sits. This includes the identification of designated 

heritage assets within the immediate vicinity of the Site, as heritage 

and townscape receptors are very closely connected in how they 

influence the built environment and its character. There are important 

relationships to be found between historic features and townscape, as 

this evidence of how places have changed and developed over time 

contributes to the existing form and character. However, this Chapter 

of the ES submission deals specifically with the impact on townscape 

and visual receptors and the impact on heritage is authored by CgMs, 

found at Chapter 7 and Technical Appendix 7.1 of this Environmental 

Statement, and should be read in conjunction with this document. 

The north west portion on the site accommodates additional car 

parking with no structures present. This section is bounded by Pitt 

Street to the west and New Botolph Street to the north west. 

To the south west of the site is a small complex of two storey buildings. 

This ranges from a 1970s print works unit which is currently used in 

association with the car washing company which stands next to a 

former public house which was locally listed, however, has since been 

granted permission for it to be demolished.  Further south, Surrey 

Chapel sits on the Site boundary having been relocated from Surrey 

Street in 1985. This building has also been granted consent for its 

demolition (08/00974/F) previously, this consent has since expired.

The map at figure 4.14 shows all designated heritage assets which 

have been scoped in for assessment as part of this Environmental 

Statement, as agreed with NCC and HE. The study area reaches a 

radius of 1KM. In addition to this, NCC, in conjunction with Broadland 

Council, have requested that Catton Park, located approximately 2KM 

north of the Site, be included as part of this scope. The townscape and 

visual assessment of effect on this sensitive receptor can be found at 

View 1, Section 7.2 of this report.

Fig 4.14 Map showing the designated heritage assets to the perimeter of the Site which have been scoped for assessment as part of this Environmental Statement. 

Source: CgMs Heritage Report. A detailed assessment has been carried out by CgMs on all identified heritage receptors at Section 4.2 of the Built Heritage Assessment 

(Appendix 7.1).
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4.0 BASELINE ASSESSMENT

Identification of designated heritage assets which contribute to the 

overall townscape

Although a heritage assessment is not carried out as part of this 

TVIA, some heritage assets are considered in relation to how they 

contribute to the townscape and visual quality of the built environment 

and in some cases are considered to be sensitive receptors within 

the identified townscape character areas. Of particular note are the 

prominent designated heritage assets which are considered to be 

landmark features of Norwich City and within the wider townscape. 

These include:

• Norwich Castle;

• Church of St Peter Mancroft;

• City Hall Clock Tower;

• Norwich Cathedral;

• The Church of St Giles; and

• The Roman Catholic Cathedral of St John the Baptist.

The scoping opinion received from NCC included the following listed 

of heritage assets, designated and non-designated, for assessment 

within this Environmental Statement. This list has been provided by 

CgMs Heritage and although all heritage assets are considered within 

the TVIA, the baseline and assessment for these has been carried out 

by CgMs and for the full Assessment of built heritage can be found 

at Section 4.2 of the Built Heritage Assessment (Appendix 7.1) of this 

Environmental Statement. 

NHLE 
Number Heritage Asset Designation Sensitivity

1372839 75, Magdalen Street Grade II High

1051372 71, Botolph Street Grade II* High

1051191 Cat and Fiddle Public 
House Grade II High

1187193 Doughty's Hospital Grade II High

1051894 Rear of Numbers 13 and 
15, St Augustine's Street Grade II High

1218903 107 and 109, Magdalen 
Street Grade II High

1220508 1 and 3, St Augustine's 
Street Grade II High

1051893 5, St Augustine's Street Grade II High

1220515 7, St Augustine's Street Grade II High

1372494 9 and 11, St Augustine's 
Street Grade II High

1220534 21, St Augustine's Street Grade II High

1051190 47 and 49, Magdalen Street Grade II High

1051192 113, Magdalen Street Grade II High

1372495 23 and 25, St Augustine's 
Street Grade II High

1291722 115 and 117, Magdalen 
Street Grade II High

1220544 27-29, St Augustine's 
Street Grade II High

1051248 2-12, Gildencroft Grade II High

1220581 22 and 24, St Augustine's 
Street Grade II High

1291696 46 and 48, Magdalen Street Grade II High

1372458 26-30, St Augustine's 
Street Grade II High

1372838 Former Church of St 
Saviour Grade I High

1051196 44, Magdalen Street Grade II High
1051896 Church of St Augustine Grade I High

1290907 32, 34, 36 and 36A, St 
Augustine's Street Grade II High

1051189 41, Magdalen Street Grade II High

1051897 42-52, St Augustine's 
Street Grade II High

1290734 63, St Georges Street Grade II High

1051188 Numbers 31 to 35 and 
Gurney Court Grade II* High

1187208 12, Golden Dog Lane Grade II High
1372793 10, Golden Dog Lane Grade II High
1206550 5, Cross Lane Grade II High

1290924 The Catherine Wheel 
Public House Grade II High

1051194
Block to rear of Number 24 
Magdalen Street Grade II High

1372837 29, Magdalen Street Grade II High

1210466 Folly House and Pineapple 
House Grade II High

1051350 22, Calvert Street Grade II High
1206046 20, Calvert Street Grade II High
1372513 Church of St Mary Grade I High
1051352 11, Calvert Street Grade II High
1206474 Old Meeting House Grade I High

1051925 Church of St Martin at Oak Grade I High

1206042 9, Calvert Street Grade II High

1051870 80 and 82, St Georges 
Street Grade II High

1280186 Octagon Chapel Grade II* High
1051946 1-9, Muspole Street Grade II High
1051929 2-9, Octagon Court Grade II* High
1280188 27 and 29, Colegate Grade II High
1206500 Church of St George Grade I High

1219257 The Woolpack Public 
House Grade II High

1051320 Bacon’s House Grade II* High
1051282 Church of St Clement Grade I High

1372521 Former Church of St 
James Grade I High

1206438 70, The Close Grade I High
1051314 69, The Close Grade I High

1051315 Carnary Chapel

Grade I and 
Scheduled 
Ancient 
Monument

High

1372788 Erpingham Gate

Grade I and 
Scheduled 
Ancient 
Monument

High

1220104 St Peter Hungate Museum Grade I High

1280207 71, The Close Grade II* High

1051330 The Cathedral of the Holy 
and Undivided Trinity Grade I High

1280208 73, The Close Grade II* High

1206435 67A, 67B, 67C and 68, The 
Close Grade II* High

1187384 The Guildhall Grade I High
1051876 Church of St Giles Grade I High

1372724 Norwich Castle

Grade I and 
Scheduled 
Ancient 
Monument 

High
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A limited number of designated heritage assets are outlined in this 

section to provide sufficient detail to understand the townscape and 

visual assessment set out at Section 7.0 of this technical appendix. 

Listed Buildings

Although there are no designated listed building within the Site 

boundary, there are numerous listed buildings within close proximity 

to its boundary. These are grade II and include the following:

Doughty’s Hospital, Golden Dog Lane - Grade II listed

To the south of the Site, is Doughty’s Hospital, grade II sheltered 

housing. The original building was constructed in 1687, as noted on 

the commemorative stone, however, the building we see today was 

rebuilt c.1869 on the sparse remains of seventeenth century ground 

floor walls. The building expresses red brick and pantile roofs arranged 

around three sides of a courtyard. The two storeyed facade is decorated 

with a cast iron balcony at first floor level and is punctured by thirteen 

windows to the first floor on each of the flanking sides and eight on 

the end range.  The building also possesses nineteenth century ‘Tudor’ 

chimneys and crow-stepped end gables.

1051299 Roman Catholic Cathedral 
of St John the Baptist Grade I High

1004023 City walls and towers Scheduled 
Monument High

Norwich City Centre Conservation 
Area High

43/45 Pitt Street Locally Listed 
Building Low

4 – 6 Cowgate Locally Listed 
Building Low

20 (St Paul’s Tavern PH) Locally Listed 
Building Low

21, 23, 25, 27 & 29 
Cowgate

Locally Listed 
Building Low

33, Cowgate Locally Listed 
Building Low

Wensum Hall (formerly 
Cowgate Street  Sunday 
School)

Locally Listed 
Building Low

43 (Plasterers Arms PH) Locally Listed 
Building Low

13, 13a, 15, 17 & 19 St 
Augustine's Street

Locally Listed 
Building Low

31 & 33 St Augustine Street Locally Listed 
Building Low

39 St Augustine Street Locally Listed 
Building Low

41 & 43 St Augustine Street Locally Listed 
Building Low

53 St Augustine Street Locally Listed 
Building Low

59 St Augustine Street Locally Listed 
Building Low

63 - 73 St Augustine Street Locally Listed 
Building Low

75 St Augustine Street Locally Listed 
Building Low

54 & 54A St Augustine 
Street

Locally Listed 
Building Low

64 & 66 St Augustine Street Locally Listed 
Building Low

68 St Augustine Street Locally Listed 
Building Low

70 & 72 St Augustine Street Locally Listed 
Building Low

2, Chatham Street Locally Listed 
Building Low

4, 6 & 8 Chatham Street Locally Listed 
Building Low

Former Gildencroft Meeting 
House

Locally Listed 
Building Low

43 Magdalen Street Locally Listed 
Building Low

45 Magdalen Street Locally Listed 
Building Low

59 Magdalen Street Locally Listed 
Building Low

65 Magdalen Street Locally Listed 
Building Low

67 & 69 Magdalen Street Locally Listed 
Building Low

71 & 73 Magdalen Street Locally Listed 
Building Low

89 – 93 Magdalen Street Locally Listed 
Building Low

95 Magdalen Street Locally Listed 
Building Low

97 – 99 Magdalen Street Locally Listed 
Building Low

111 Magdalen Street Locally Listed 
Building Low

13-25 Calvert Street Locally Listed 
Building Low

27-35 Calvert Street Locally Listed 
Building Low

30-32 Calvert Street Locally Listed 
Building Low

20 Golden Dog Lane Locally Listed 
Building Low

Fig. 4.15: Doughty’s Hospital - Grade II listed.
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Cat and Fiddle Public House (105, Magdalen Street) - Grade II

The Cat and Fiddle public house consists of predominantly eighteenth 

century fabric with a seventeenth century north rear range as well 

as nineteenth century rear additions. The three-storeyed red brick 

building has a pantiled roof and stands semi detached on Magdalen 

Street, exposed to its south facade. Whilst its west facade expresses 

exposed brickwork, its south facade is rendere. The public house has 

a centrally placed entrance door with a semi-circular arch and fanlight 

with glazing bars. The door is mirrored by sash windows with side 

lights and segmental arches. Above the first floor is punctured by sash 

windows and casement windows to the second floor, underneath the 

dentiled cornice brackets and hipped roof.

71, Botolph Street - Grade II*

Whilst number 71 is a twentieth century construction above ground, 

it beholds a fifteenth century brick built undercroft with chamfered 

diagonal and cross ribs with side chambers extending beneath the 

pavement. 

2-12, Gildencroft - Grade II

Numbers 2-12 comprises of a sixteenth century terrace  of six cottages 

which have seventeenth and eighteenth century alterations and were 

subject to twentieth century restorations thereafter.

To the ground floor, the building is built up on flint with brick dressings 

at ground floor and a timber frame to the first floor. The two storeyed 

terrace has a jettied upper floor and each cottage would have once 

had a central door with flanking windows, however, these have since 

been replaced with sash and casement windows, or blocked. To the 

first floor, mullion and transom windows puncture the wall fabric.

Fig. 4.17: 71, Botolph Street Fig. 4.18: 2-12 Gildencroft, Norwich

Fig. 4.16: Cat and Fiddle Public House - Grade II listed.
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Norwich City Centre Conservation Area

The Norwich City Centre Conservation Area was established in 

October 1992  and includes the city within the medieval city walls. A 

Conservation Area Appraisal document was adopted in September 

2007.

The Conservation Area has been defined as an area of special 

architectural and historic interest, the character and appearance of 

which is desired to be preserved or enhanced. The area covers 230 

acres which has been divided into thirteen distinct character areas. 

The Norwich Conservation Area has been designated for its unique 

character which is a product of its location and history. This has 

predominantly derived from the River Wensum which stands as the 

key landscape feature of the area. Settlement developed from this with 

the earliest surviving construction of the town being the city walls, the 

cathedral and the market square. 

The key buildings within the Conservation Area include Norwich 

Castle, the Anglican Cathedral, the Roman Catholic Cathedral, St Peter 

mancroft, St Giles on the Hill Church and City Hall Clock tower.

There are sixteen other Conservation Areas within the Norwich City 

Council administrative area. 

Fig. 4.19: Norwich City Centre Conservation Area map, Source: NCC. The Site is circled in red.
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Anglia Square Character Area

The Site falls within the Anglia Square Character Area which sits within 

the Norwich City Centre Conservation Area.  

The area was heavily bombed during the Baedeker raids in April 1942 

which meant that a large portion of the historic core was damaged. As a 

result, this character area was subject to heavy post-War reconstruction 

and is therefore dominated by late twentieth century commercial 

developments, industrial units and surface car parking. The area is 

noted by the Local Planning Authority to have poor townscape quality 

which visually severs the northern housing areas from the rest of the 

historic central area.

Within the character area, more specifically, in Anglia Square itself, are a 

number of buildings which obscure views of prominent City landmarks 

due to their massing and height. Understandably, the buildings have a 

detrimental impact on the conservation area.

There are a small number of buildings which make a positive 

contribution to the character area. These are generally eighteenth 

century and nineteenth century red brick buildings with slate or 

pantiled roofs, up to three storeys high. 

Anglia Square provides the local retail and leisure facilities for the 

northern City centre alongside excessive car parking areas and large, 

unoccupied commercial and industrial units. The area is also interrupted 

by the 1960s St Crispin’s road flyover which crosses Magdalen Street 

and was built as part of the Inner Ring Road.

Fig. 4.20: Anglia Square Character Area, shown on an OS map of 1886
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Topography

The natural topography of the wider area is somewhat hilly, which 

considerable climbs in elevation found to the north-east and south-

west. The area on which Norwich City has developed however is low 

lying, sheltered by these hill ranges, and some undulation to the south 

of the City. 

The Site itself and the immediate area is relatively flat and sits at a low 

level within the wider area. River Wensum, being the low point of the 

valley floor, the terrain gently slopes upwards around this location, 

and then more dramatically towards the north, west and further south. 

Mousehold Heath, to the north-east, and the Ber Street escarpment, 

to the south-west which forms a prominent ridge between Rouen 

Road and King Street and along which Norwich Castle is established, 

although the castle mound is somewhat artificially created.

Mousehold Heath is acknowledged as an extremely important 

historical element in how Norwich City has been and is appreciated 

and experienced, being one which features heavily in the work of the 

Norwich School of landscape painters. This vantage point within the 

landscape provides attractive and distant views over the City and the 

Norwich City Skyline. 

The variation in contours of the topography and location of significant 

assets or access routes at higher levels have been considered within 

the following assessment and in particular within the viewpoint study 

at Section 7.2. Of particular relevance are Views 1, 7, 8, 9, 10 and 12.

Fig. 4.21: Topography map of Norwich and the wider area in which it sits. Source: NCC. The Site is circled in red.
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Cumulative Development

The following cumulative developments, some being committed 

development at the time of this planning submission, have been agreed 

for consideration with NCC and are particularly relevant in a number of 

views in determining the impact of the Proposed Development within 

the context cumulative development, or the emerging baseline. 

LPA ref: 17/00016/F – Construction of 125 bedroom hotel with 

associated parking, landscaping and highways works. Approved 06 

December 2017.

Scale: 4 storeys in height/46.25m AOD

LPA ref: 17/00357/F – Redevelopment of St Stephens Tower for 

student accommodation with vertical extensions, demolition of 

ancillary structures to facilitate a new link building and landscaping. 

Validated 27 February 2017 and approved 08 September 2017.

Scale: 9 storeys in height/56.38m AOD  

LPA ref: 17/01078/F – Redevelopment of car park site to the rear of 

Premier Inn, Duke Street to provide student accommodation. Validated 

21 July 2017; 17/01078 - rear of Premier Inn - was refused 14 March 

2018. 

Scale: 7 storeys in height/28.6m AOD

LPA ref: 16/01950/O – St Mary’s Works, Duke Street - Outline planning 

application to include the demolition of office workshop buildings; 

part demolition, part retention, conversion and extension of St Mary’s 

Works and redevelopment of the site to provide circa 168 residential 

units (C3) including live-work (Sui Generis); circa 4500sqm of office 

space (B1a); circa 2,600 sqm hotel and ancillary restaurant facility (C1); 

circa 400sqm retail (A1&A3); circa 40sqm gallery (A1&D1); 137 parking 

spaces and associated parking. Validated 01 August 2017; Council 

resolution to grant, subject to s.106 Agreement, 11 January 2018.

Scale: multiple blocks of between 2-9 storeys/13.85-33.45m AOD.

LPA ref: 17/01295/F - Redevelopment of site to provide 307 student 

bedroom development with associated access and landscaping. 

Validated 14 August 2017; Refused 15 December 2017.

Scale: 8 storeys stepping down to 3 storeys in height/52.23– 37.60m 

AOD.

LPA ref: 17/01391/F – St Crispin’s House, Duke Street - Change of Use 

application in respect of the conversion and extension of an existing 3, 

4 and 5 storey office building (B1 use class) to student accommodation 

(sui generis use class) containing 614 student bed spaces and 

communal accommodation at ground floor level, to include common 

room facilities and a gymnasium. Associated external works. Validated 

14 September 2017; approved at committee on the 08 March 2018 

with the decision notice anticipated to be published in due course. .

Scale: 8 storeys in height/32.225m AOD.

Following analysis of the listed committed development, it is  specifically 

St Marys Works, Duke Street and St Crispin’s House, Duke Street which 

could potentially have an impact on the future baseline and therefore 

are the three committed developments which are considered here for 

assessment. The views where cumulative development may have a 

cumulative effect when considered in conjunction with the Proposed 

Development are: 8; 12; 19; 29; 36; 37; 46; and 47.
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5.1 Townscape Assessment

Owing to the nature of the natural topography and the location of the 

Site within the low lying area of this, the Site is well sited to absorb 

higher buildings while imparting an effect on the surrounding urban 

landscape with a lower level of impact. The transition from the higher 

levels from the more peripheral approaches to Norwich City to lower 

ground creates more gradual experiences of the upcoming built form 

of the more urban environment as the viewer  proceeds to the city core.

The most distinctive areas of townscape character are found in 

the historical parts of the city, mostly the more densely built areas 

of Norwich City which are focused within the historical medieval 

boundary and along the River Wensum. These areas are analysed in 

detail in the following section to understand these distinctive areas 

and their differences which contribute to their unique townscape 

character. These areas are identified as ‘townscape receptors’, areas 

whose elements of townscape or urban landscape, their specific 

aesthetic or perceptual qualities and character which contribute to 

an areas distinctiveness. The effect of the Proposed Development on 

these receptors is carried out at Section 7.1 of this report.

5.2 Identification of Townscape Receptors

The following townscape receptor, identified by character area, have 

been determined to be relevant to the Site and full detail provided on 

their distinctive character in the following section. Character areas 

numbers 2-8 have been outlined within the City Centre Conservation 

Area Appraisal by NCC, with the additional low density residential 

character area, located to the north, identified by Iceni Projects and 

added in order to consider all relevant surrounding character context 

to the Site. The 8 character areas are listed as follows:

Area 1: Low Density Residential  Area 2: Northern City

Area 3: Anglia Square   Area 4: Colegate

Area 5: Northern Riverside  Area 6: Elm Hill and Maddermarket

Area 7: Civic    Area 8: Cathedral Close

Fig. 5.1: Character Area map showing all 8 identified character areas. The site is outlined in red.
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Area 1. Low Density Residential Character Area

To the north of the city is a character area defined by its low density 

residential  housing. The layout of the area comprises of a grid structure 

which is divided by the two main roads curving through the area; 

Sprowston Road and Waterloo Road, which link the City of Norwich 

with New Catton to the north. 

The roads are predominantly aligned with two storey terraced housing  

which are set back from the pavement line, offering a shallow forecourt 

between the building facade and the pavement boundary. To the 

rear of the properties are private gardens, reasonably deep in length, 

spreading the width of the property. These attributes are the most 

prevalent characteristics of this area and contribute to the overall 

character of low density residential. Although the area is relatively 

close to Norwich City Centre, the urban characteristic is suburban 

rather than urban.

Whilst the terraced rows are largely consistent in facade design, it is 

clear that modifications have been carried out to the rear of many of 

the properties, resulting in inconsistency and irregular rear elevations.

With regards to the materiality of this area, the majority of the residential 

buildings express exposed red brick masonry and red tiled roofs. 

Window and door openings are decorated through brick decoration 

and moulded details. Some terraced rows also obtain bay windows, for 

example on Beaconsfield Road.

The character area also includes large amounts of greenery with 

mature trees and hedgerows amongst the private gardens and street 

pavements. Whilst the majority of the buildings are residential, there 

are numerous retail shops, cafes and public buildings such as medical 

centres distributed throughout.

AVR Cross Reference

Views 3, 5, 6, 14 and 17.

Fig. 5.3: Low density residential character area, Albany Road.

Fig. 5.2: Low density residential character area map, identifying the area assessed under this Character Area. The Site is outlined 

in red.

Fig. 5.4: Low density residential character area, Knowesley 

Road.
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Area 2. Northern City Character Area

The Northern City character area is predominantly characterised 

by streets comprising of nineteenth century houses which were 

constructed in response to an increasing population of the city during 

this period. The concentrated residential area runs from east to west 

and is bisected by St Augustine’s Street to the west and Magdalen 

Street in the east. These routes follow the historic layout of the City and, 

therefore, contain a number of older buildings including a medieval 

church and housing courts.

Magdalen Street itself was one of the earliest routes within the area 

and provides one of the main routes in to the city centre, along with St 

Augustine’s Street. The area is also home to surviving sections of the 

thirteenth century City Wall which once had gates at St Augustine’s 

Street and Magdalen Street and stands as some of the oldest surviving 

historic fabric within the city. The area also provides key examples of 

several typical Norwich building types which includes two medieval 

churches, elements of courtyard houses, several timber framed 

properties and terraces of the earlier and later nineteenth century. 

The streetscape comprises of narrow streets with buildings typically 

two to three storeys high, however, whilst this area comprises of part of 

the historic core of Norwich, a portion of the historic street pattern has 

been lost towards St Crispin’s flyover and around Anglia Square due to 

the 1930s and post war redevelopment. However, there are a number 

of local landmarks which remain within the character area and include 

St Augustine’s Church which obtains a brick tower completed in 1687. 

Other local landmarks include the Artichoke public house to the north 

on Magdalen Street as well as No. 39, St Augustine’s Street which is 

also a former public house. 

AVR Cross Reference

Views 14, 15, 16, 17, 18, 19, 31, 32, 33, 34 and 35.

Fig. 5.6: Cactus Cafe Public House at 102 

Magdalen Street.

Fig. 5.5: Northern City Character Area map identifying urban characteristics of the appraised area, Source: Norwich City Council.

Fig. 5.7: Magdalen Street, running north of the 

Site.

Fig. 5.8: St Augustine’s Church and St Augustine’s 

Street runs to the east.
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Area 3. Anglia Square Character Area

The Anglia Square character area, which the Site sits within, includes 

the Anglia Square shopping centre, St Crispin’s Road and the 

industrial units which sit adjacent. The area is predominantly defined 

by the commercial developments of the twentieth century which 

includes numerous industrial units, offices and surface car parking. A 

large portion of the existing buildings within the character area were 

constructed in 1960s-70s and, as described by the Council itself, 

presents a negative contribution to the City and the Conservation Area 

as a whole.  

This area once stood as part of the Saxon settlement of ‘Northwic’ 

defended by Anglo-Scandinavian defensive ditches running along 

what is now Botolph Street and Anglia Square car park. Magdalen 

Street and St Augustine’s Street stand as the oldest streets in Norwich 

whilst remaining the primary thoroughfares of the city centre. 

The area was heavily bombed during the Baedeker raids in 1942 

and, although many buildings remained unaffected, the post-War 

reconstruction meant that the majority of buildings were demolished. 

This included the nineteenth century industrial buildings, the Crape 

Manufactory and a cloth factory designed by A. F. Scot, as well as 

residential terraced rows. As a result, today the area is built up of 

high-rise 1960s and 70s development which includes Anglia Square 

shopping centre, cinema and surface car parks. To its perimeter, the St 

Crispin’s Road Flyover was built as part of the Inner Ring Road.  Overall, 

the shopping centre, cinema and car park together with Sovereign 

House have a negative impact on the character and appearance of the 

wider Conservation Area. 

In contrast, a number of eighteenth century and nineteenth century 

buildings survive to the east side of Magdalen Street and expose red 

brick exteriors with slate or pantiled roof, up to three storeys in height. 

Numbers 43-5, Pitt Street are of broadly similar form.

AVR Cross Reference

Views 2, 3, 4, 5, 6, 7, 7A, 8, 9, 10, 11, 12, 13, 14, 15, 16, 17, 18, 19, 20, 22, 

23, 25, 26, 27, 28, 29, 30, 31, 32, 33, 34, 35, 36, 37, 38, 40, 41, 42, 43, 44, 

45, 46 and 47.

Fig. 5.9: Anglia Square Character Area map identifying urban characteristics of the appraised area, Source: Norwich City Council.

Fig. 5.10: Panoramic photograph of Anglia Square from the west.



Fig. 5.14: Anglia Square, multi-storey car park to the left.

Fig 5.12: Anglia Square, surface car parking.

Fig 5.15: Anglia Square, ramped access to car park.

Fig. 5.13: Car parking beneath St Crispin’s flyover.

Fig. 5.16: Anglia Square surface car parking, the multi storey car park (left) and 

Sovereign House (right).
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Fig 5.11: Anglia Square, cinema building to the left.
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Area 4. Colegate Character Area

Colegate Character Area contains a very high concentration of historic 

buildings and expresses a high quality of townscape and landscape. 

The area obtains the medieval street pattern of the older City centre 

which holds evidence of late Saxon activity, and occupation expanding 

westwards during Norman times. 

Architecturally, the Colegate character area contains many houses 

showing the wealth of the eighteenth century master-weavers who 

settled in this area, numbers 18 and 20, Colegate are especially fine 

examples of this.  Within the area are also examples of houses dating 

back to the fifteenth century whereas Magdalen Street obtains 

frontages dating back to the seventeenth and nineteenth century. 

There are also a number of ecclesiastical buildings in the area which 

stand as local landmarks. These include the Octagonal Chapel and the 

Martineau Memorial Hall which stands adjacent. To the western side 

of the Colegate character area are a concentrated cluster of numerous 

nineteenth century industrial buildings. These largely comprise of both 

two-three storey buildings with the larger buildings extending to four 

storeys. 

The character area remains predominantly a commercial area, however, 

some of the building uses have changed from industry to office and 

retail. 

The character area as a whole comprises of a contrasting townscape 

which obtains both narrow alleys and courtyards with larger factory 

buildings, juxtaposing the medieval areas to the south of the river. 

AVR Cross Reference

Views 26, 29, 30, 36, 37, 38, 39, 40, 41, 42, 44 and 46.

Fig. 5.17: Colegate Character Area map identifying urban characteristics of the appraised area, Source: Norwich City Council.

Fig. 5.18: St Saviours Lane, Norwich. Fig. 5.19: 54-58 Magdalen Street, facing west 

elevation.

Fig. 5.20: Magdalen Street, looking north.



ANGLIA SQUARE   |    NORWICH

Townscape & Visual Impact Assessment41

5.0 TOWNSCAPE & CHARACTER ASSESSMENT
5.1   TOWNSCAPE ASSESSMENT   |   5.2   IDENTIFICATION OF TOWNSCAPE RECEPTORS

Area 5. Northern Riverside Character Area

The Northern Riverside character area has been the focus of activity 

for most of Norwich’s history and contains remnants of its former 

importance. Having been an area of industrial focus, today is stands 

as a popular residential area. The riverside area was once the focus of 

activity from the Saxon period until the early twentieth century. This 

included boat construction and an area for the importation of goods in 

the Saxon period and it remained the centre for most commercial and 

industrial activity until the mid-fourteenth century with the outbreak of 

Black Death. 

Whilst much of the former industrial land to the north of the river has 

been redeveloped a number of industrial buildings such as the Anchor 

Brewery site on Coslany Street and the School of Art remain.  However, 

where development has been carried out, residential housing, 

particularly in the eastern and central sections, has been constructed 

with only a number of smaller industrial units remaining in the north-

western sections of the riverside. 

There are also numerous bridges which are included within the 

character area providing easy access between the north and south 

of the river. Within this, the earliest bridge is thought to be Fye bridge 

which was built by at least 1153 with the original 1822 bridge to Duke 

Street being removed in 1972 when Duke Street was widened.

Palace Street, Quayside and St Martin’s at Palace Plain obtain fine group 

examples of eighteenth and nineteenth century buildings, between 

two and three storeys. In contrast, the modern housing development 

varies in scale and form with the later developments responding to 

their context more appropriately and exhibit traditional detailing. 

AVR Cross Reference

Views 23, 24, 25, 26, 27 and 28.

Fig. 5.22: Quay Side. Fig. 5.23: Fye Bridge Street. Fig. 5.24: Wensum Street, approaching Fye Bridge.

Fig. 5.21: Northern Riverside Character Area map identifying urban characteristics of the appraised area, Source: Norwich City Council.
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Area 6. Elm Hill and Maddermarket Character Area

The Elm Hill and Maddermarket character area possesses a very high 

concentration of historic buildings, collectively presenting a very high 

townscape quality. The characteristics of this area strongly derive 

from the historic layout dating back to Roman times which relates 

to the existing topography, descending towards the river. The area 

also consists of numerous courtyards which relate to the dual use of 

buildings during this period which is still evident today. 

The ‘Maddermarket’ represents the commercial presence of this 

area where dye stuffs were sold as part of the weaving industry 

whereas the areas around Elm Hill, Bedford Street and Charing Cross 

accommodated the town’s merchant workers themselves which date 

back to the Middle Ages. Their sixteenth century houses commonly 

express stone clad brick undercrofts with a timber framed, jettied 

upper storey which was illuminated by a dormer window. Whilst living 

accommodation was provided on the ground floor, the upper storey 

was commonly used as their weaving workshop. Amongst the weaver’s 

houses, the area also has a high concentration of medieval churches 

together with St Andrew’s Hall which is the remains of the Dominicans’ 

monastic foundation. 

By the eighteenth century, retail shops were constructed and the area 

became the primary retail area in the city centre which developed 

into the nineteenth century when Exchange Street was established 

between 1828 and 1832. Today, the area is characterised by a cluster of 

small retail shops, bars and cafés which creates a vibrant environment 

as a popular area within the city. 

Distinctive of this area is its ‘domestic’ scale and vernacular forms. 

There is a wealth of historic buildings, which very apparent in how it 

defines the sense of place, but are not over elaborate. The key buildings 

in the area tend to be the churches and other places of worship, such 

as Blackfriars Former Dominican Friary and St Peter Hungate.

AVR Cross Reference

Views 22, 23, 24 and 25.

Fig. 5.25: Elm Hill and Maddermarket Character Area map identifying urban characteristics of the appraised area, Source: Norwich City Council.

Fig. 5.27: Elm Hill facing north. Fig. 5.28: Elm Hill.Fig. 5.26: Elm Hill facing south.



ANGLIA SQUARE   |    NORWICH

Townscape & Visual Impact Assessment43

5.0 TOWNSCAPE & CHARACTER ASSESSMENT
5.1   TOWNSCAPE ASSESSMENT   |   5.2   IDENTIFICATION OF TOWNSCAPE RECEPTORS

Area 7. Civic Character Area

The Civic Character Area contains the main public buildings in Norwich 

and captures the historic core which Norwich developed from. This 

includes the market place to the centre which remains the largest 

urban open space in the City, which the Normans based their French 

Borough around with two main streets leading westwards (Bethel 

Street and St Giles Street). 

The key buildings from the civic and cultural core of the City include 

the City Hall clock tower, the Castle and the elaborately decorated St 

Peter Mancroft Church which stand as city’s primary landmarks with 

the Forum and Guildhall standing as secondary local landmarks. 

The buildings remain as fine examples of their building type with the 

most recent addition being The Forum, also known as the Millennium 

Building, which replaced the central library.

Collectively, the existing architecture dates back from various periods 

with the first phase of Norwich Castle constructed between 1094 and 

1121. In the fifteenth century, the Guildhall was constructed which 

provided an assembly chamber for meetings of the full medieval council 

which established this area as the Civic quarter. The development 

progressed in the seventeenth and eighteenth centuries with further 

retail shops being introduced to the area. In addition to this, the lowest 

lying street of the market, Nether Rowe, was left clear to allow the 

visitors to promenade in front of the shops which became known as 

‘Gentleman’s Walk’ and remains central to the shopping centre today. 

Within the character area, there are also a number of Victorian pseudo 

Venetian style buildings, for example, at the junction of Gentleman’s 

Walk and Guildhall Hill as well as the building adjacent to Sir Garnet 

Wolseley Public House. Significantly, the area also includes the first 

purpose-built asylum in the country, Bethel Hospital, which dates from 

1712-13 and has a late nineteenth century street façade. The area also 

obtains two shopping developments which includes The Arcade which 

was constructed in 1899 and sits behind the façade of the former Royal 

Hotel which itself expresses the English Arts and Crafts style and Castle 

Mall dating to the late twentieth century. 

Overall, the key characteristics of the area derive from the townscape 

which captures wide streets and spaces which reflects the importance 

and formality of the civic quarter and this specific area defined as a 

character area. The building types within the area are unique and 

reflect the function they were designed for and the period in which it 

was built within, with the exception of the commercial premises which 

link the castle and the market place. The varying styles and periods of 

construction is reinforced by the a wide variety of building materials 

used. A mix of Bath stone, Caen stone are present with numerous 

buildings faced with ashlar, flint and masonry.

AVR Cross Reference

Views 11, 12 and 13.

Fig. 5.29: Civic Character Area map identifying urban characteristics of the appraised area, Source: Norwich City Council.



44Townscape & Visual Impact Assessment

ANGLIA SQUARE   |    NORWICH 5.0 TOWNSCAPE & CHARACTER ASSESSMENT
5.1   TOWNSCAPE ASSESSMENT   |   5.2   IDENTIFICATION OF TOWNSCAPE RECEPTORS

Fig. 5.30: Market Square and Peter Mancroft Church. Fig. 5.31: The Clock Tower in the distance Fig. 5.32: Swan Lane, Norwich
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Area 8. Cathedral Close

The Cathedral Close character area defines the most historic area in 

Norwich with buildings dating from the foundation of the Cathedral in 

the late eleventh century, which stands as one of the best-preserved 

Norman Cathedrals in Britain. The area is bounded by the precinct 

wall which secludes the area from the surrounding city centre and has 

protected the area from any significant interventions. Within the wall, 

the area is dominated by the Norman Cathedral which is surrounded 

by a mixture of Georgian and Victorian buildings with the thirteenth 

century  Great Hospital sitting just outside the wall, enclosed within its 

own boundary. 

The character area also obtains various areas of green space. To 

the west of the Cathedral and cloister is a large open green square, 

separated by two historic gates. The area also comprises of numerous 

private gardens, largely associated with the Georgian buildings with 

open gardens also found on the Lower Close leading to Ferry Lane. 

This follows the line of the historic canal towards Water Gate which 

once ran through the area before joining the river.  

The character area also benefits from the riverside walk which presents 

itself as a well landscaped area with mature trees and shrubs that line 

the path way. The walk passes the town’s historic defences dating 

back to the fourteenth century which stands amongst other historic 

landmarks within the character area. Most significantly, this includes 

the Cathedral spire which extends 96m above ground level. Whilst 

the cathedral stands as the most prominent building within the 

character area, there are additional buildings noted  for their significant 

contribution. This includes Bishops Palace, the Carnaby Chapel, 

numerous medieval structures, the Victorian Gothic at No. 57 and the 

former stables along Ferry Lane. 

There are very few modern buildings within this area, however, those 

which have been constructed, have been carried out sensitively and 

are respectful of their setting. This includes the 1950s educational 

building and the Refectory.

The building uses within the Character Area largely remain related 

to its ecclesiastical function of the site. However, the character area 

also obtains educational buildings in relation to Norwich School 

which occupy a range of the buildings to the north of the Cathedral. 

Bishopgate predominantly remains as a residential area with a nursing 

home and historic almshouses, now part of the Great Hospital.

The materiality within the Close remains sensitive to the historic fabric 

of the city. The ground surfaces, for the most part, are either tarmac 

with exposed stone aggregate where vehicular access is provided or 

stone flags for pedestrian access with soft landscaping in bewteen. 

The earliest buildings within the Close express stone, flint and red brick. 

There is also evidence of mathematical tiles fronting timber framed 

buildings with roof coverings comprising of red and black pantile tiles. 

There are also examples of modern additions having been constructed 

of re-used materials, this includes the 2005 Refectory. 

Fig. 5.33: Cathedral Close Character Area map identifying urban characteristics of the appraised area, Source: Norwich City Council.
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AVR Cross Reference

Views 20 and 21.

Fig. 5.34: Upper Close.

Fig. 5.35: Entrance into Cathedral Close with Norwich cathedral in the 

background.
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6.1 The Proposed Development

The Proposed Development is a hybrid planning submission which 

comprises an outline masterplan application for the overall site and 

part detailed application for the parts of the Site which are planned for 

phase 1 of the redevelopment, Block A and the tower element of Block 

E under the detailed planning application. The proposed masterplan 

and design has been developed by the project team, led by Broadway 

Malyan, through close consultation with NCC and HE and has been 

informed by the analysis developed by the specialist team. Further 

detail on the Proposed Development can be found in the Design & 

Access Statement, produced by Broadway Malyan, and should be read 

in conjunction with this report.

The highest element proposed for the Site is the residential tower (part 

of Block E), which would be 25 storeys and would reach 81.150m AOD 

at roof level . This forms part of Block E, which together with Block F are 

submitted as part of the outline application. The illustrative elevations 

give an impression of the architectural detail intended for these 

buildings which surround this higher element.

The ambition of the Proposed Development is to deliver improved 

pubic realm, streetscape and commercial/residential accommodation 

through a well considered design and to establish high quality 

architecture and townscape, replacing the existing buildings and 

structures, which have been acknowledged to be negative contributors 

to the Site and the surrounding area. This would be achieved through 

an improved streetscape layout, which would improve permeability 

through the Site and thereby also better connect the wider area to the 

north with Norwich City Centre, while also establishing a new view 

from the existing Anglia Square public space in its modified form, 

located to the north-east of the Site, towards Norwich Cathedral. The 

creation of this new view and appreciation of Norwich Cathedral is 

highly desirable and is considered a great benefit of this scheme, both 

in terms of townscape and way finding, see figures 6.4 and 6.5.

Fig. 6.1: Masterplan of the proposed annotated block layout with indicated proposed building heights. See the Design & Access Statement 

by Broadway Malyan for further detail on the design and massing of the Proposed Development.
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The building heights would be varied, as would the building typologies, 

ensuring the large Site promotes a varied architectural treatment, 

contextualising with the varied approaches and edges of the Site. The 

design of the Proposed Development has gone through a rigorous 

design development process with the project team consulting on 

this with NCC and HE, resulting in a well considered and contextual 

proposal for the Site. At some most parts of the Site boundary of the 

urban block would see also entire replacement of built fabric. Where 

this occurs least would be along the Magdalen Street facade, with 

both the south-east and north-east building falling outside of the 

Site outline boundary, and therefore seeing no redevelopment as 

part of the Proposed Development. Although there is a considerable 

amount of new fabric to be established within the urban block, which 

will transform the character of the area, this change is seen as a great 

enhancement of the Site and viewed as beneficial to the immediate and 

wider environments. Contributing to this is the well scaled massing of 

the Proposed Development, dropping down to existing facing frontage, 

as would be found along Magdalen Street and Pitt Street.

The choice of proposed materials is particularly important when 

considering the scale of redevelopment that would be involved here. 

This aspect of the Proposed Development has been thoroughly thought 

through with the preference to reflect and compliment the existing 

surrounding materiality while introducing some more modern high 

quality elements, such as the glazed lantern top of the tower element. 

This is based on analysis of the City’s fabric and effect of materials on 

the composition of the massing, and the sense of architectural legibility 

and place making, experienced both within the development and from 

Fig. 6.2: The St George’s Street (the modified route of Botolph Street, which it is currently named) elevation of the proposed development, showing detail of the tower element of 

Block E and proposed massing and illustrative detail of the rest of Block E and Blocks D and F.
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afar. The approach to materials creates a simple layering of elements 

running through the scheme, with blocks varying in height, elevation 

treatment and block arrangement assisting this. The Proposed 

Development will adopt a contemporary expression using contextual 

materials which respond to the local character and distinctiveness. 

As outlined in the Design & Access Statement,  the approach to 

materials comprises a limited palette of materials and features:

• Brick predominantly used features on all buildings from ground 

floor up through the body of the middle floors; and

• Dark coloured lightweight cladding to the upper levels.

Features comprise:

• Standard double glazed windows and spandrel panels;

• Balconies with a variety of balustrading material - glass, metal 

railing or perforated metal; and

• Vertical feature recess in the brick façade expresses the rhythm 

and fine grain of the traditional housing.

The residential tower will be the most widely visible element of the 

Proposed Development owing to its height at 25 storeys. As a result, 

and in order to mitigate the impact this will have on the immediate 

and wider urban landscape, this element has been considered within 

the existing low lying location of the Site which will aid in minimising 

this impact. The proposed envelope of the tower has been thoroughly 

examined as to how it would relate to the other proposed buildings 

on the Site and within the surrounding area. The form would be 

elegant, being a slim square floor plate which rises up from the third 

storey of Block E, while visually breaking the mass through the use of 

horizontal banding to avoid visual dominance of the higher structure. 

The emphasis is that of a vertical emphasis, leading the eye upward 

the slim structure, and tapering towards the top section, completed in 

Fig. 6.3: Illustrative Masterplan of the proposed layout indicating the proposed new routes through and improved and new public squares 

within the Site. Produced by Broadway Maylan.
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Fig. 6.4: Map showing: the identified view towards Norwich Cathedral from along St Augustine’s Street within NCC’s Anglia Square PNG 

(pink); the proposed new view towards Norwich Cathedral from within the Site (dark blue); and the new view of St Augustine’s Church from 

within the Sitte.

Fig. 6.5: Illustrative massing study showing the potential for enhancement of the existing view from St Augustine’s 

Street towards Norwich Cathedral Full assessment of this townscape benefit can be found at View 15, Section 

7.2 of this report. As outlined within the Anglia Square PNG and Policy DM3 in the Development Management 

Policies Plan, give significant weight to protect and enhance significant long views of major landmarks, including 

Norwich Cathedral. In addition to this, the NCC Area Action Plan also identified major local landmarks and key 

strategic views in the northern city centre, this includes the key strategic view of Norwich Cathedral from St 

Augustine’s Street, which is currently interrupted by Sovereign House.
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newly introduced.

Indirect effects will mostly be experienced in the visual contribution the 

Proposed Development would establish, altering views of the Site and 

the urban landscape of Norwich , largely experienced in long distance 

views. This is expected to result in a major-beneficial effect. See the 

visual assessment carried out at Section 7.0 of this TVIA.

The establishment of a tall building at this location will operate as a 

landmark feature, indicating the northern part of Norwich city centre 

and aiding in the navigation of Norwich with the awareness of the 

northern orientation. This is considered a beneficial urban tool in 

wayfinding through the wider city, judged to be experienced as a 

moderate-beneficial effect.

the octagonal form. This tower form is clever in how it was conceived, it 

reflects the octagonal spire of the historic landmark, Norwich Cathedral, 

complimenting the existing strong feature which associates strongly 

with Norwich City and in such a way celebrating this significant building 

and its association with Norwich. This is viewed as highly sympathetic 

to the existing character.

The Proposed Development  would involve the demolition of all 

buildings, except for Gildengate House, and the building upon the 

cleared areas and the surface car parking, with the  establishment of 6 

new urban blocks. During this period of development there would be 

temporary effects experienced, such as closure of access routes through 

the Site and substantial construction machinery, having a moderate-

adverse effect. However, this will be experienced only for a short period 

and owing to the nature of the phased development, this adverse 

effect will be offset by the benefits of the incremental completion of the 

Proposed Development and the improvements this will deliver. This will 

result in a direct and permanent moderate-beneficial effect through 

the establishment of a higher quality townscape. This beneficial effect 

experienced incrementally throughout the construction phase as parts 

of the phased development are completed and therefore mitigating 

any adverse effect experienced.

Indirect or secondary effects may be experienced. These would only 

be felt for a short period as any issues arising from the Proposed 

Development that would have an adverse effect on other areas of 

Norwich would be rectified to ensure services would support the 

Site and the surrounding area adequately. This will be minimised 

and mitigated through the establishment of a thoroughly considered 

Construction Environmental Management Plan.

Overall, the Proposed Development is expected to result in a direct 

moderate-beneficial operational effect, primarily experienced within 

the navigation of the streetscape of the Site and how it would connect 

to the wider townscape, via  the introduction of two new pedestrian 

routes through the Site and two public spaces, one existing and one 

Fig. 6.6: Illustrative night view of the Proposed Development, showing the 

tower element and the improved public realm.
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7.1 Assessment of Effects on Townscape Receptors

Low Density Residential Character Area

This area is judged to be of medium sensitivity, owing to the mostly 

consistent low rise terraced and semi-detached residential character 

and concentration of Grade-II listed buildings and conservation areas. 

The townscape is generally of good quality, but in some areas the public 

realm appears less well considered and there are some detracting sites 

located within this area.

The homogeneous streetscape layout; larger meandering streets 

connecting from the north and south into Norwich crossed 

perpendicularly by the orderly terraced and semi-detached housing, 

has a high influence on the character of the area. The feel is somewhat 

suburb in this area, the viewer gathering a greater sense of the close 

location to the urban centre of Norwich City as they approach south. 

The gentle declining slope towards the urban centre and sweeping 

streets contribute to a gradual awareness of the urban centre, as it 

comes into view.

Assessment of Likely Effect of the Proposed Development in Isolation

The proposed development will be only partially read as a background 

feature in some locations, see AVR cross reference below. Overall, it has 

been judged that the magnitude of change that would be experienced 

from within this Character Area as a result of the Proposed Development 

would likely to be low. This has been determined based on the low 

level of intervisibility that would be experience, either from the Site or 

within the character area, resulting in a low level of perceived change 

to the townscape receptor.

Although experienced as a distant element, the Proposed Development 

will make a positive contribution to the backdrop of the Low Density 

Residential Character Area when viewed within the urban landscape, 

also aiding in the viewers awareness of the northern location. It has 

been judged that the likely potential effect, when viewed in isolation, 

minor-beneficial

Contribution of the Proposed Development to a Cumulative Effect

Following assessment of cumulative development, where visible and 

relevant, it would appear that no committed developments will be 

visible from this character area, resulting in no cumulative effect.

AVR Cross Reference

Views 3, 5, 6, 14 and 17.

Northern City Character Area

Considering the reasonable concentration of heritage receptors, the 

surviving historical streetscape and varied quality of townscape and 

public realm which is distinctive of this area, this townscape receptor is 

judged to be of medium sensitivity.

Located within close proximity and to the north of the Site, parts of the 

area has experienced similar redevelopment following the destruction 

experienced during World War II as the Site. Although the level of 

redevelopment was significantly less within the area, this layer of 

history is evident within the varied built elements and road network 

found here.

Assessment of Likely Effect of the Proposed Development in Isolation

The likely magnitude of change to be experienced through the 

Proposed Development is judged to be medium, altering the backdrop 

of this townscape receptor and a higher level of built form. This change 

in itself is considered to be beneficial through the replacement of 

visible negative features which a higher level of architectural quality 

and improved connections from this area as the viewer proceeds south 

towards the City centre.

Further to this, the Proposed Development will enhance existing views 

out of this area and the appreciation of historical Norwich landmarks. 

This is of particular note at View 15, where the visibility of Norwich 

Cathedral along St Augustine’s Street is increased. Considering these 

positive contributions and wider benefits expected to be delivered 

through the Proposed Development, will have a Major-beneficial 

effect on this townscape receptor.

Contribution of the Proposed Development to a Cumulative Effect

Following assessment of cumulative development, where visible and 

relevant, it would appear that no committed developments will be 

visible from this character area, resulting in no cumulative effect.

AVR Cross Reference

Views 14, 15, 16, 17, 18, 19, 31, 32, 33, 34 and 35.

Anglia Square Character Area

In its existing state, the Anglia Square Character Area is considered 

by NCC to be of low significance and is therefore not sensitive to 

change. In fact, Sovereign House has been identified as a negative 

landmark and many negative features within the area by NCC in the 

Norwich City Centre Conservation Area Appraisal.  Additionally, as 

stated in Norwich City Council’s Conservation Area Appraisal there is 

a low concentration of historic buildings, as well as a low presence of 

features from historical periods, presenting a low quality of townscape 

fabric.  The area distinguished includes the Anglia Square Shopping 

Centre, St Crispin’s Road and adjacent industrial units and is, therefore, 

predominantly twentieth century commercial developments, industrial 

units and surface car parking. 

Assessment of Likely Effect of the Proposed Development in Isolation

The majority of the Anglia Square Character Area is made up of the Site, 

therefore the magnitude of change will be high. The area is expected 

to see great transformation through the redevelopment of the Site. The 

Proposed Development has been thoroughly consulted on, both with 

NCC and HE, and seeks to establish a higher quality of architecture, 

streetscape and return the Site back to its optimal viable use. As noted 

in the Anglia Square Policy Guidance Note (2017), a policy guidance 

note adopted by Norwich City Council (NCC) and prepared with the 

assistance of Weston Homes and Columbia Threadneedle, the Note 
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outlines the Council’s desire to deliver a viable and deliverable form 

of comprehensive development on the Site with the aim to stimulate 

the regeneration of the wider northern city area, which the Proposed 

Development has been heavily guided by and complies with.

As detailed in Section 6.0, the design is well considered and introduces 

variety in materials and massing, enhancing the Site itself and the 

experience of the surrounding area and elements. Views out of this 

character area will be particularly enhanced, for instance the new 

view from the proposed Anglia Square public square towards Norwich 

Cathedral, the viewer gaining a high appreciation of this historical 

landmark. The better quality and increase in active frontage to the 

boundary elevations of the Site will have a beneficial impact on the 

surrounding and connecting streetscape, introducing a higher level of 

activity and improving the overall aesthetics of the area.

Considering these beneficial impacts and wider indirect effects, 

such as increase in the Norwich City economy due to the increased 

level of jobs and retail, will see a moderate- beneficial effect during 

the construction phase. Likewise, during the operational phase this 

townscape receptor will see a moderate-beneficial effect.

Contribution of the Proposed Development to a Cumulative Effect

Following assessment of cumulative development, where visible and 

relevant, it is evident that St Mary’s Works and St Crispin’s House will 

impart change to the area’s character as they are partially located 

within the identified area and will be experienced in conjunction with 

the Proposed Development, in particular along St Crispin’s Road and 

Pitt Street, resulting in a moderate-beneficial cumulative effect.

AVR Cross Reference

Views 2, 3, 4, 5, 6, 7, 7A, 8, 9, 10, 11, 12, 13, 14, 15, 16, 17, 18, 19, 20, 22, 

23, 25, 26, 27, 28, 29, 30, 31, 32, 33, 34, 35, 36, 37, 38, 40, 41, 42, 43, 44, 

45, 46 and 47.

Colegate Character Area

There is much surviving historical fabric which is well preserved and 

maintained within the area. Although there are some negative or non-

contributing features identified within the area, as a whole this is an 

area of high quality townscape with a high concentration of designated 

heritage assets, leading to a judgement of high sensitivity.

Of particular note is Colegate Street, central to the character area 

and where the area has inherited its name, which is an area of tight 

urban grain, surviving from the historical development here. Four 

main building types characterise the area; ecclesiastical, industrial, 

Merchants Houses and formal Georgian town houses. Any identified 

negative features are identified to the north, where the area leads into 

the Anglia Square Character Area.

Assessment of Likely Effect of the Proposed Development in Isolation

The Proposed Development will be visible at various points with the 

identified Character Area and will create change to the backdrop on 

how the area will be experienced and how built form is appreciated 

here, but will only be partially visible. Therefore, it is felt that this will 

result in a medium magnitude of change.

Where the Proposed Development will be experienced it will sit 

comfortably within the existing established townscape. The high 

quality architectural form of the Proposed Development is viewed 

to make a positive contribution to this townscape receptor and how 

it is experienced. Considering on balance the perceived harm the 

Proposed Development is felt to have on some designated heritage 

assets through the change to settings this will cause, identified within 

the Built Heritage Assessment (Appendix 7.1), with the high quality 

townscape and visual enhancement would result in a moderate-

beneficial.

Contribution of the Proposed Development to a Cumulative Effect

Following assessment of cumulative development, where visible and 

relevant, it is evident that St Mary’s Works and St Crispin’s House will 

impart change to the area’s character as they are mostly located within 

the identified area and will be experienced in conjunction with the 

Proposed Development, in particular from along Colegate, resulting in 

a moderate-beneficial cumulative effect.

AVR Cross Reference

Views 26, 29, 30, 36, 37, 38, 39, 40, 41, 42, 44 and 46.

Northern Riverside Character Area

There are some high quality elements and a reasonable concentration 

of designated heritage assets within this identified Character Area. 

However, there are many non-contributing elements and some 

negative features, such as the high level of surface car parking to the 

west, resulting in a level of medium sensitivity.

Within this townscape receptor runs the River Wensum, which enables 

the viewer to appreciate the riverside character of Norwich and it’s many 

crossings. As well has retaining some interesting historical features, 

this area has experienced much development in more modern times. 

Some of these newer developments are of good quality architecture, 

but some elements which have not been quite as sympathetic to the 

area’s character.

Assessment of Likely Effect of the Proposed Development in Isolation

Mostly experienced of the Proposed Development from and in 

conjunction with this Character Area, would be the higher tower 

element of Block E. Although change to the setting of the significant 

concentration of designated heritage assets is in some place considered 

to cause a small level of harm, this well articulated architectural form will 

be appreciated from this area as a contrasting feature to the historical 

fabric found here, adding interest to how this townscape receptor is 

experienced. 
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In addition to this, the visibility of the higher element will aid the viewer 

to navigate within Norwich City centre and northwards towards the 

Anglia Square Area, as it will perform as a marker building indicating the 

northern part of the city. A balancing of judgement between the harm 

and benefits delivered by the Proposed Development is considered to 

have a moderate-neutral effect on this townscape receptor.

Contribution of the Proposed Development to a Cumulative Effect

Following assessment of cumulative development, where visible and 

relevant, it would appear that no committed developments will be 

visible from this character area, resulting in no cumulative effect.

AVR Cross Reference

Views 23, 24, 25, 26, 27 and 28.

Elm Hill & Maddermarket Character Area

This area is considered to be one of the most attractive to be found within 

the environs of Norwich. There is a considerably high concentration 

of designated heritage assets and surviving historical form, along 

with well maintained public realm design, found here, leading to a 

judgement of high sensitivity.

Of considerable note of this townscape receptor is the views which 

can be gained along the longer east-west streets and the kenetic views 

along the narrow north-south lanes and alleys. Mostly, these views do 

not focus on key buildings, but allow glimpses of attractive, intimate 

streetscenes, partially as a result on the tight historical urban grain.

Assessment of Likely Effect of the Proposed Development in Isolation

Experienced from within and in conjunction with this identified 

townscape receptor, the Proposed Development will be only ever 

partially or marginally visible, and mostly only the top elements, that a 

low magnitude of change is considered here. 

Where the Proposed Development will be visible within the setting of 

designated heritage assets, this change is considered to cause a level 

of harm to the significance of the asset (see Appendix 7.1), which the 

Proposed Development cannot avoid with such a high concentration 

of buildings considered to hold significance. This impact has been 

mitigated to cause the lowest amount of perceived harm through the 

establishment of high quality architecture and lightness in its form as 

the tower tapers towards the top. Viewing this on balance with this high 

quality new form and wider benefits delivered by the scheme would 

result in a moderate-neutral effect.

Contribution of the Proposed Development to a Cumulative Effect

Following assessment of cumulative development, where visible and 

relevant, it would appear that no committed developments will be 

visible from this character area, resulting in no cumulative effect.

AVR Cross Reference

Views 22, 23, 24 and 25.

Civic Character Area

The high level of concentration of designated heritage assets, 

containing one of the significant historical landmarks of Norwich,  and 

the high quality of public realm found around the Forum and Market 

Place, makes this an area of high sensitivity.

Norwich Castle is one of the key landmark buildings of Norwich City 

and is highly intervisibile within the wider urban landscape as a result 

of its elevated location. 

Assessment of Likely Effect of the Proposed Development in Isolation

The Proposed Development will be only partially discernible as a 

background element when visible from within this identified Character 

Area, considered to cause a low magnitude of change.

When experienced from this area, the Proposed Development form 

part of the wider townscape and benefiting from the proposed lower 

elements, the tower will settle comfortably within the existing context, 

these varied lower forms integrating more subtly between the existing 

built form. Although this will introduce change to the surrounding 

urban landscape, the Site is felt to be of such a distance and causing 

a very limited amount of change here that it would result in a minor-

neutral effect.

Contribution of the Proposed Development to a Cumulative Effect

Following assessment of cumulative development, where visible and 

relevant, the Proposed Development would be experienced from 

the higher level of the castle rampart alongside all three identified 

committed schemes, St Mary’s Work, St Crispin’s House and the 

redevelopment to the rear of the Premier Inn on Duke Street. The 

Proposed Development will be partially occluded by St Crispin’s House 

to the west of the Site, further reducing the impact of the Proposed 

Development when viewed under cumulative conditions, resulting in 

a minor-neutral cumulative effect.

AVR Cross Reference

Views 11, 12 and 13. 

Cathedral Close Character Area

Containing Norwich Cathedral and its associated landscaped areas 

and buildings, being a significantly important historical feature and 

highly visible landmark of Norwich, this identified Character Area is 

considered to be of high sensitivity.

The Area is well maintained and most modern additions, whether 

in built form or landscaped public realm, has been carried out to a 

considerably high quality.
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Assessment of Likely Effect of the Proposed Development in Isolation

The one location, Upper Close, in which the Proposed Development 

will be just visible from this identified townscape receptor, considered 

to have a low magnitude of change as a result.

The top of the tower element of Block E will be just visible above the 

Carnaby Chapel. This element has been designed to have a lighter 

style of architecture, achieved through a high level of glazing and 

slim framed octagonal form, blending more so with the backdrop of 

the sky through its reflective form and not competing with this well 

preserved historical environment. As a whole and considering the 

wider benefits delivered by the Proposed Development, it is judged to 

have a moderate-neutral effect on this townscape receptor.

Contribution of the Proposed Development to a Cumulative Effect

Following assessment of cumulative development, where visible and 

relevant, it would appear that no committed developments will be 

visible from this character area, resulting in no cumulative effect. 

AVR Cross Reference 

Views 20 and 21.
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7.2 Assessment of Effects on Visual Receptors 

This section provides a detailed visual assessment for each viewpoint 

following comprehensive desk based analysis, full survey of the 

Site and the surrounding area (December 2017) and in line with the 

methodology set out in Section 3.0 of this chapter, it would benefit the 

reader to have an understanding of this before proceeding.

During the pre-application process, the selection of viewpoints were 

extensively discussed and reviewed with NCC, with input from BDC, 

and the final agreed selection of viewpoints are presented in the 

accompanying maps (see figures 7.1 and 7.2). 

Each viewpoint is accompanied by two images:

• Existing - a photograph of the existing context; and

• Proposed - either a non-verified wireline, a non-verified render, 

a verified wireline or a verified render demonstrating the visual 

change experienced through the Proposed Development.

As discussed, in some cases it is relevant to provide a visual assessment 

in consideration of committed developments, as agreed with NCC and 

set out in the previous section. In these cases the viewpoints identified 

to require cumulative assessment will have a third image which will 

show all committed development as an orange wireline, added to the 

proposed image. Viewpoints considered under cumulative assessment 

are: 8; 12; 19; 29; 36; 37; 46; and 47.

Owing to the nature of the hybrid application, being part outline and 

part full planning application, in some instances it is useful to provide 

a Verified Outline Render in addition to the Verified Illustrative Render, 

where the outline application is indicated as a verified wireline and with 

only the information attached to the detailed application is rendered. A 

Verified Outline Render is provided for viewpoints: 16; 18; 19; 29; 32; 

33; 37; 38; 44; 45; and 47.  

The 47 viewpoints are as follows:

View 1 - View from Catton Park (verified wireline)

View 2 - Constitution Hill (Sewell Park College entrance opposite Ash 

Grove) (verified wireline)

View 3 - Junction of Constitution Hill/Denmark Road/St Clement’s Hill 

(non-verified wireline)

View 4 - Angel Road (next to school entrances) (verified wireline)

View 5 - Junction of Heath Road/Shipstone Road (verified wireline)

View 6 - Junction of Magdalen Road/Sprowston Road (verified wireline)

View 7 - Mousehold Avenue (north east corner of allotments) (verified 

wireline)

View 7A - Mousehold Avenue (north east corner of allotments) (verified 

wireline) Panorama

View 8 - Motram Monument, St James’ Hill (verified render) (cumulative)

View 9 - Ketts Heights (Armada Beacon) (verified wireline)

View 10 - Ketts Hill (east pavement opposite entrance to Ketts Height) 

(non-verified render)

View 11 - View from outside the Forum (verified render)

View 12 - Castle Rampart (verified render) (cumulative)

View 13 - Junction of Gentleman’s Walk/Davey Place (verified wireline)

View 14 - Aylsham Road (outside no.22 on footpath ) (verified render)

View 15 - Junction of St Augustine’s/Magpie Road (position immediately 

south of traffic signal on west footpath) (verified render)

View 16 - Junction of St Augustine’s Street/Sussex Street (verified 

render)

View 17 - Doughty’s Hospital courtyard (south End ) (verified wireline)

View 18 - Junction of Edward Street/Magpie Road (east side Edward 

Street) (verified render)

View 19 - Outside St James Church (Puppet Theatre) (verified render) 

(cumulative)

View 20 - Upper Close (south west corner of no.67b) (verified render)

View 21 - Upper Close (seat at northern extremity of east range) (verified 

wireline)

View 22 - Junction Elm Hill/Princess Street (verified render)

View 23 - Tombland (in front of no.22) (verified wireline)

View 24 - Tombland (in front of Edith Cavell statue) (verified wireline)

View 25 - Junction of Wensum Street/Elm Hill (east side Wensum 

Street) (verified render)

View 26 - Fye Bridge (verified wireline)

View 27 - Riverside Walk next to tourist boat pontoon (non-verified 

render)

View 28 - St George’s Bridge, St George’s Street (verified wireline)

View 29 - Junction of Oak Street/St Martin’s Lane (verified render) 

(cumulative)

View 30 - Junction of St Crispin’s Road/Oak Street (non-verified wireline)

View 31 - Entrance to Quaker Burial Ground, Chatham Street (non-

verified render)

View 32 - In front of St Augustine’s Church porch (verified render)

View 33 - Seating area in north west corner of St Augustine’s (verified 

render)

View 34 - Outside 107 Magdalen Street (verified render)

View 35 -  Junction of Cowgate/Bull Close (non-verified wireline)

View 36 - Muspole Street (in front of Woolpack Yard Inn) (non-verified 

render) (cumulative)

View 37 - Junction of Calvert Street/St George’s Street (verified render) 

(cumulative)
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View 38 - Junction of Calvert Street/Colegate (verified render)

View 39 - Entrance to Octagon Chapel, Colegate (verified wireline)

View 40 - View north along Meeting House Alley (north of Colegate) 

towards the Old Meeting House (verified wireline)

View 41 - Outside 25 Magdalen Street (Looses Emporium) (verified 

render)

View 42 - Outside 39 Magdalen Street (verified render) 

View 43 - Corner of 59 Magdalen Street (verified render)

View 44 - Doughty’s Hospital courtyard (south end) (verified render)

View 45 - Junction St George’s Street/St Crispins (verified render)

View 46 - Junction of St Mary’s Plain/Duke Street (on Duke Street 

footway, south side of St Mary’s Plain) (verified wireline) (cumulative)

View 47 - South east corner of Duke Street/St Crispin’s/Pitt Street 

Roundabout (verified render) (cumulative)

Fig. 7.1: Aerial map showing view 1 from Catton Park. Fig. 7.2: Map showing view 2-47. The Site is outlined in red.
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Existing

Standing south of Catton Hall and to the northern part of the grade 

II* Registered Park and Garden, this long view, located within the 

Broadland District Council (BDC), looks south across the park and 

towards Norwich city centre. This view has been selected and agreed 

with both NDC and NCC. The heavy border planting, much of which is 

evergreen and therefore present all year round and only being heavier 

during summer months, was established historically under the 18th 

century landscaping by Humphry Repton. 

Sensitivity

Considering the location of this view from within a designated heritage 

asset and the historically established landscaping scheme which 

recognised the vantage view quality to observe Norwich from a higher 

level in topography, this distant view is judged to be of high sensitivity.

Proposed

The Proposed Development will not be visible in this view as it would be 

fully occluded by the heavy border planting of Catton Park, indicated 

by the dashed red (detailed application) and blue (outline application) 

verified wireline.

Magnitude of Change

No change.

Residual Effect

No change.

EXISTING PROPOSED

VIEWPOINT 1 - VIEW FROM CATTON PARK
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Existing

Looking south along Constitution Hill and standing east of the Sewell 

Park Academy, this is a direct route leading into Norwich City Centre 

from the north. This is a narrow access route with a dominant character 

of mid-nineteenth century villa housing, which are set back from the 

main road, and some mature trees appearing on the right of the view 

from Sewell Park, contributing to the suburban local feel.

Sensitivity

This view, located within the Sewell Conservation Area, is so highly 

screened on either side of Constitution Hill by thick vegetation that 

the road is the dominant element, which is not so visually pleasing. 

The only other designated heritage asset visible in this view is the roof 

of the grade II listed Chaumiere De L’Etoile in the background of this 

view, leading to a rating of medium sensitivity.

Proposed

The verified wireline demonstrates that the majority of the Proposed 

Development will be almost fully occluded in this view, the dashed red 

line (detailed application) and dashed blue line (outline application) 

showing the proposed massing which would not be visible due to 

existing foreground features. As this is a photograph taken during 

winter months, the vegetation screening will only become thicker 

during summer months and therefore conceal any background 

elements even more.

Magnitude of Change

Low magnitude of change.

Residual Effect

Minor-neutral.

EXISTING PROPOSED

VIEWPOINT 2 - CONSTITUTION HILL (SEWELL PARK COLLEGE ENTRANCE OPPOSITE ASH GROVE)
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Existing

Continuing south from View 2 and standing south Sewell Park where 

Clements Hill, Constitution Hill and Denmark Road funnel onto 

Magdalen Road, the character diversifies into a greater mix of uses, with 

civic and commercial properties coming into view, which contribute to 

the mostly suburban high street character. 

Sensitivity

The buildings visible within this view are not particularly of high 

aesthetic quality and there is little vegetation, except for the tree 

planting around Christ Church on the left, resulting in a hard public 

realm of concrete slab paving and tarmacadam, judged to be of low 

townscape quality. Even on considering the location within the Sewell 

Conservation Area and the partial visibility through mature trees, which 

have shed their foliage in this winter view, of the grade II listed Christ 

Church, this view is judged to be of low sensitivity.

Proposed

Looking south towards the Site from here, the Proposed Development 

will appear just above the existing buildings along here, central within 

the background. The taller element, appearing above 128B Magdelan 

Road here, is successfully positioned so that it is read as part of the 

existing streetscape along the west of Magdalen Street. A portion 

of Block A and E will be visible within the background of this north 

approach to the City, but will form part of and strengthen this point of 

access to a more urban environment.

Magnitude of Change

Medium magnitude of change.

Residual Effect

Minor-neutral.

EXISTING PROPOSED

VIEWPOINT 3 - JUNCTION OF CONSTITUTION HILL / DENMARK ROAD / ST CLEMENT'S HILL
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Existing

At this point along Angel Road this view is taken where access is 

obtained to Angel Road Junior School, on the left, and Angel Road 

Infant School, to the right, and looks south towards an area of mainly 

residential properties, a mix of semi-detached housing and apartment 

blocks of redbrick and render. Sovereign House of Anglia Square is 

just visible in the distance of this view, appearing partially above the 

housing along here. 

Sensitivity

The townscape within this view is of low architectural and visual 

quality and is not located within a conservation area, nor are there any 

designated heritage assets visible from here, leading to a judgement of 

low sensitivity.

Proposed

The Proposed Development will appear as a background element 

and the taller element would become a focus along Angel Road 

within this view. As set out in the assessment of the design, the high 

quality architectural detail and slender form of the tower would result 

in a positive feature within this urban environment. This new feature 

will improve legibility of the existing townscape, indicating the north 

approach to the more urban environment of Norwich City and other 

blocks, which are indicated in blue as they form part of the outline 

application, strengthen the building line within the background and 

are read very much as part of the existing built form.

Magnitude of Change

High magnitude of change.

Residual Effect

Moderate-beneficial.

EXISTING PROPOSED

VIEWPOINT 4 - ANGEL ROAD (NEXT TO SCHOOL ENTRANCES)
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Existing

At the point where Shipstone Road turns into Heath Road, the car park 

building of Anglia Square is partially visible in the background and 

central in this view. Heath Road is a residential street of mostly low 

density redbrick terraced housing and low building lines with little 

vegetation found along here.

Sensitivity

This is a view has a uniform townscape quality but is of little architectural 

detail or aesthetic quality. In addition to this, there are no designated 

heritage assets visible within this view, leading to a judgement of low 

sensitivity.

Proposed

As demonstrated in the proposed verified wireline, Block A will appear 

to the end of Heath Road, replacing the multi-storey car park which is 

currently visible in this view and becoming only marginally larger. This 

proposed massing successfully remains as part of the background and 

will not dominate the existing townscape elements here, the tower 

forming part of and read as part of the west building line along Heath 

Road. 

Magnitude of Change

Medium magnitude of change.

Residual Effect

Minor-neutral.

EXISTING PROPOSED

VIEWPOINT 5 - JUNCTION OF HEATH ROAD / SHIPSTONE ROAD
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Existing

Looking south along Sprowston Road where Magdalen Road merges 

from the right and standing south of the assisted living residence 

of Point House, the car park building located north of the Site is just 

discernible within the back ground and experience very much as 

part of the distant townscape. The low density mix of residential and 

commercial properties are of a variety of brick and painted render, 

which are all of undistinguished architectural quality.

Sensitivity

This is a view of limited townscape quality with few features of 

significant contribution. Considering this and in the absence of any 

designated heritage assets, this view is judged to be of low sensitivity.

Proposed

Appearing above the commercial properties to the west of Sprowston 

Road, the outline of the Proposed Development reflects the silhouette of 

the existing building line along here. This appears as a complimentary 

feature within the backdrop of this streetscape and is considered to be 

a positive contribution by introducing high quality elements within this 

view and the improved legibility of the urban city centre approach.

Magnitude of Change

Medium magnitude of change.

Residual Effect

Minor-beneficial.

EXISTING PROPOSED

VIEWPOINT 6 - JUNCTION OF MAGDALEN ROAD / SPROWSTON ROAD
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Existing

Approaching Norwich from the north-east along Mousehold Avenue, 

the Site is just visible within the central background of this view, forming 

part of the expanse of urban landscape that comes into view. At this 

location the environment is tangibly suburban, with sparse housing 

and much green open space, contributing to a detached role from the 

urban city environment.

Sensitivity

Although a vantage point to view the wider skyline of Norwich City 

Centre, the immediate environment is of low townscape quality, the 

public realm and landscaping being more of a result of vehicular 

circulation rather than a primary consideration. The garage element 

and wire fencing to the left are detracting features and few designated 

heritage assets are discernible within this view, leading to a judgement 

of low sensitivity.

Proposed

The majority of the Proposed Development will not appear above the 

existing city skyline from here, apart from the 25 storey residential tower, 

which will appear within the central background of this view. The tower 

form appears as a reflective silhouette of that of The Cathedral of St John 

the Baptist, located to the left of the Site and separated by vegetation 

in between and therefore although judged as a complimentary feature, 

remaining a separate element.

Magnitude of Change

Medium magnitude of change.

Residual Effect

Minor-neutral.

EXISTING PROPOSED

VIEWPOINT 7 - MOUSEHOLD AVENUE (NORTH EAST CORNER OF ALLOTMENTS) 
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Existing

When considering View 7 within a panoramic context, as provided 

here, a wider appreciation of Norwich can be taken in, with Norwich 

Cathedral, to the left, quite prominent within the lower lying land of the 

city centre from here. Some buildings on the Site can be identified from 

here, namely Sovereign House and the multi-storey car park, but are 

experienced as part of the urban landscape and do not punctuate the 

city skyline.

Sensitivity

This is an historic a vantage point to view the wider skyline of Norwich 

City Centre and is identified as an important view within the Norwich 

City Centre Conservation Area Appraisal. The immediate environment 

is judged to be of low townscape quality, the public realm and 

landscaping being more of a result of vehicular circulation rather than 

a primary consideration. When this view is considered in a panoramic 

form, a larger amount of significant Norwich landmarks are discernible, 

most of which are Grade-I listed, leading to a judgement of medium 

sensitivity.

VIEWPOINT 7A - MOUSEHOLD AVENUE (NORTH EAST CORNER OF ALLOTMENTS) PANORAMA - EXISTING 
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Proposed

When considering the Proposed Development within this wide angled 

view, the level of change introduced to the Norwich skyline and this 

historical view is judged to depreciate somewhat the appreciation of 

some of the existing landmarks. In particular, Norwich Cathedral as 

it would encroach on more sky space within a new Norwich skyline, 

asserting dominance over an existing sensitive receptor. However, 

it should be noted that no visual receptor, without the aid of visually 

manipulating apparatus, would experience this view in this panoramic 

form but as a sweeping glance across the urban landscape.

Magnitude of Change

Medium magnitude of change.

Residual Effect

Moderate-adverse.

VIEWPOINT 7A - MOUSEHOLD AVENUE (NORTH EAST CORNER OF ALLOTMENTS) PANORAMA - PROPOSED
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Existing

Standing at the top of St James’ Hill, the higher level in topography 

provides the viewer with a vantage point to observe the skyline of 

Norwich. The Site is visible within the wider urban context within the 

central background of this view. Particularly striking elements visible 

within this view are Norwich Cathedral, City Hall Clock Tower, The 

Church of St Giles and the Roman Catholic Cathedral of St John the 

Baptist, which punctuate the Norwich skyline. The dominant character 

of St James’ Hill is of green rugged landscaping which is utilised locally 

as a recreational space for walking.

Sensitivity

The skyline of Norwich is read well from here, particularly under clear 

weather conditions, and St James’ Hill is a pleasant green space of 

varied planting and woodland which is considered to be of good 

quality. Although there a no designated heritage assets within the 

immediate vicinity, the profiles of significant principal historic landmarks 

are identifiable elements within the wider backdrop. Considering all 

elements, this view is determined to be of medium sensitivity. 

Proposed

Similarly to the previous view, the Proposed Development will be read 

as part of the overall existing townscape with the taller element being 

the discernibly new feature from these distant views. This verified 

render demonstrates the successful selection of materials which do 

not compete with the existing urban environment and are viewed as a 

complimentary feature within this wide view of Norwich City, located a 

considerable distance away from any discernible Norwich landmarks 

to interrupt the reading and appreciation of these but also becoming 

a new legible feature of Norwich. This view is presented in panoramic 

form in the following pages, as requested by NCC, and is considered as 

part of this assessment.

Magnitude of Change

Medium magnitude of change.

Residual Effect

Moderate-beneficial.

VIEWPOINT 8 - MOTRAM MONUMENT, ST JAMES' HILL (WIDER ANGLE)

EXISTING PROPOSED
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EXISTING

PROPOSED

VIEWPOINT 8 - MOTRAM MONUMENT, ST JAMES' HILL (WIDER ANGLE)
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Cumulative Effect

When viewed in combination with 

committed developments (indicated 

in orange wireline), the Proposed 

Development will be seen as part 

of the emerging development of 

the area north of Norwich City.  The 

taller building of Block E, remains 

the only new feature to punctuate 

the existing skyline when viewed 

from here, but Its articulated form 

and high architectural quality makes 

its contribution a beneficial one. The 

development’s contribution to this 

cumulative condition is Moderate-

beneficial.

VIEWPOINT 8 - MOTRAM MONUMENT, ST JAMES' HILL (WIDER ANGLE) - CUMULATIVE
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Existing

Looking towards the Site and Norwich City Centre from Kett’s Heights, 

the Site is just visible beyond the substantial planting in the middle-

ground and is experienced as part of the background from this locally 

established viewpoint, where the higher level in landscape allows a 

vantage point to view Norwich City from. Also visible in the background 

from here, is the Norwich Cathedral, the Roman Catholic Cathedral of 

St John the Baptist, City Hall Clock Tower and Winchester Tower, to the 

left of this view. 

Sensitivity

This viewpoint would be accessed by those exploring the woodland 

walk of Kett’s Heights or those aware of this established viewing 

location of Norwich City. There are designated heritage assets 

identifiable from here, forming part of the wider urban background, 

but would not be visible in conjunction with the Site as the high level 

of vegetation separates these in this view, leading to a judgement of 

medium sensitivity.

Proposed

Within this view the Proposed Development will appear as a new 

element to the north of Norwich City and will be just visible beyond 

the existing vegetation of Kett’s Heights, which will be in higher 

foliage during summer months. It is the tower element which would be 

mostly read of the Proposed Development and would be viewed as an 

obviously separate element to that of the important Norwich landmarks 

which can be appreciated from this established viewpoint location, 

but also positively contribute to the reading of the urban landscape 

by indicating the northern location of Anglia Square. This view is 

presented in panoramic form in the following page, as requested by 

NCC, and is considered as part of this assessment.

Magnitude of Change

Medium magnitude of change.

Residual Effect

Moderate-beneficial.

EXISTING PROPOSED

VIEWPOINT 9 - KETT’S HEIGHTS (ARMADA BEACON) (WIDER ANGLE)
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EXISTING

PROPOSED

VIEWPOINT 9 - KETT’S HEIGHTS (ARMADA BEACON) (WIDER ANGLE)
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Existing

This area of Norwich is predominantly residential, mostly of suburban 

housing layouts with intermittent green space, as found at St James’ 

Hill and Kett’s Heights. The housing found at this point along Kett’s Hill, 

when approaching Norwich from the east, has a uniform height which 

follows the declining gradient and leads in the more dense urban 

environment. The Site is just visible within the background of this view. 

Sensitivity

Considering the absence of any designated heritage assets within the 

immediate or wider vicinity and this being a view of undistinguished 

local townscape, this view is considered to be of low sensitivity.

Proposed

The Proposed Development will appear within the background of 

this view from Kett’s HIll and would be read as a background element 

which would be read as the more densely built Norwich City from this 

approach from the east. The built form does not compete with the 

quaint existing terrace running south along Kett’s Hill and would be 

read as two different streetscapes, the more suburban and low density 

environment leading into the higher density and urban area of Norwich 

City. 

Magnitude of Change

Medium magnitude of change.

Residual Effect

Minor-neutral.

EXISTING PROPOSED

VIEWPOINT 10 - KETT’S HILL (EAST PAVEMENT OPPOSITE ENTRANCE TO KETT’S HEIGHTS)
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Existing

Standing at the southern side of the entrance to The Forum and 

looking north across Norwich towards the Site, this view is framed by 

The Forum and City Hall (left hand side) and Church of St Peter (right 

hand side). Within the middle-ground is the Market Place, a busy area 

for food and retail and the public realm has been well considered to 

facilitate this, including the pedestrianisation of the area. 

Sensitivity

This view takes in a historic central area of Norwich which has attributes 

of a high quality urban environment and buildings of landmark status 

which are associated with Norwich. In addition to this, the view is 

located within the Norwich City Centre Conservation Area and visible 

from here are: The City Hall (GII*) and the Church of St Peter (GI) within 

the middle-ground; and The Guildhall (GI) and The War Memorial and 

War Memorial Terraces (GII*) within the background, all contributing 

to the judged value of high sensitivity.

Proposed

The Proposed Development will be mostly occluded within this view 

from the Forum, except for the top portion of the residential tower 

which appears behind 1 Guildhall Hill and The Guildhall. It will be read 

as a background element, such as how 15 Dove Street appears from 

behind The Guildhall. The design of this taller element will be light in 

appearance towards the top of the tower element, being highly glazed 

and slim frame, strengthening its background character from here 

and non-competing approach to the existing environment while also 

clearly read as a modern addition to Norwich City.

Magnitude of Change

Medium magnitude of change.

Residual Effect

Major-neutral.

EXISTING PROPOSED

VIEWPOINT 11 - VIEW FROM OUTSIDE THE FORUM
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Existing

Standing along the rampart of Norwich Castle, north west of the 

castle, the viewer stands within and looks across the historic core of 

Norwich. The rampart, which is publicly accessible, provides a greater 

viewing platform of Norwich due to the increase in height. Some of the 

buildings located on the Site are just visible in the background of this 

view. There is a medium level of tree planting on the edges of the castle 

boundary, the existing imagery has been taken during winter months 

and therefore presents this view at its highest level of visibility.

Sensitivity

As mentioned, this view looks across a highly historic part of Norwich 

and the site appears within the background of a layering of listed 

buildings. Buildings to note in this view are the Natwest Bank (Grade II), 

Church of St Andrew (Grade I) and the Former Dominican Friary (Grade 

I listed and scheduled ancient monument), the UK’s most complete 

surviving Medieval friary. In addition to this, the viewpoint location is 

within the City Centre Conservation Area and the scheduled ancient 

monument designated of Norwich Castle, combining and contributing 

to a judgement of high sensitivity.

Proposed

The Proposed Development will be visible within the background 

of the Natwest Bank, central to the view, adding to the layering of 

urban elements appreciated from this higher topography of the castle 

rampart. This will replace the existing buildings, partially visible from 

here, which are recognised as being detracting features with a higher 

quality architecture whose materiality and form reflect that of and 

complement the local context. This view is presented in panoramic 

form in the following page, as requested by NCC, and is considered as 

part of this assessment.

Magnitude of Change

Medium magnitude of change.

Residual Effect

Major-beneficial.

EXISTING PROPOSED

VIEWPOINT 12 - CASTLE RAMPART (WIDER ANGLE)
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EXISTING

PROPOSED

VIEWPOINT 12 - CASTLE RAMPART (WIDER ANGLE)
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Cumulative Effect

When viewed in combination with 

committed developments (indicated 

in orange wireline), the Proposed 

Development will be seen as part 

of the emerging development 

visible from here and will be partially 

occluded at the south-west by the 

St Crispin’s House development.  

This will decrease the considered 

magnitude of change due to the 

collective impact of the Proposed 

Development as experienced as 

part of wider modern development, 

therefore its contribution to this 

cumulative condition is viewed as 

Moderate-beneficial.

VIEWPOINT 12 - CASTLE RAMPART - CUMULATIVE
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Existing

Looking north along Gentleman’s Walk and Norwich Market Place, the 

view is directed towards the Site, but it is not visible within this view, 

mostly due to the low lying contours in topography in this area of the 

city and dense urban environment.

Sensitivity

Located within a busy and central part of Norwich City, this viewpoint 

is located within the City Centre Conservation Area and appreciates 

some of its listed buildings here, namely the Grade II listed No.16 

Gentleman’s Walk, to the right, The Guildhall (Grade I), to the left and 

beyond the trees, and 6, 7, 8A and 9 Guildhall Hill (Grade II), in the 

central middle-ground. Considering all of these designated heritage 

assets, this is a view of high sensitivity.

Proposed

The majority of the proposed development will not be visible in this 

viewpoint, only a small portion of the Campanile Apartments will 

appear within the background and above No.24 Exchange Street. The 

proposed development will be adding to the existing urban context, 

read as part of such, and will positively contribute to the existing 

character and streetscape.

Magnitude of Change

Low magnitude of change.

Residual Effect

Moderate-neutral.

EXISTING PROPOSED

VIEWPOINT 13 - JUNCTION OF GENTLEMANS WALK / DAVEY PLACE
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Existing

Looking south on Aylsham Road towards the Site, the extruded cores 

of the multi-storey car park are just visible above the roofscape of 69-

75 St Augustine’s Street and a portion of Sovereign House is visible 

within the middle of the background, which interrupts the potential to 

appreciate Norwich Cathedral from here. The general townscape here 

is not of a high quality, nor is it of poor quality, but is judged to be of a 

functional nature with some elements, such as the extensive allocation 

of bollards, being less inviting.

Sensitivity

Considering the location within the Norwich City Centre Conservation 

Area, the distant view of Norwich Cathedral from here and the passive 

nature of the townscape character, on balance this view is judged to be 

of medium sensitivity.

Proposed

Although the Proposed Development will rise higher than the massing 

of the existing buildings, the allocation of built form is considered to 

be a positive contribution to the legibility of the streetscape in how the 

viewer navigates along here, with new built form located either side of 

this vista approach. Also benefiting from this arrangement of proposed 

massing is the Norwich Cathedral, with a higher portion of the spire 

appreciated under the Proposed Development from here.

Magnitude of Change

Medium magnitude of change.

Residual Effect

Moderate-beneficial.

EXISTING PROPOSED

VIEWPOINT 14 - AYLSHAM ROAD (OUTSIDE NO 22 ON FOOPATH NEAR BUS STOP)
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Existing

Further along this north west approach to Norwich City, the Site 

becomes more apparent and the viewline along St Augustines Street 

is focused towards it. The dominant character along here is small scale 

commercial frontage, a reasonably narrow streetscape and mixed with 

some low scale residential units.

Sensitivity

This viewpoint is located just within the City Centre Conservation 

Area, at the point where the City Wall would have once stood, and 

located along here are numerous Grade II listed buildings. Within the 

background of this view one can just see the spire of Norwich Cathedral 

appear beyond the Site, but is most occluded by the Site, so much so 

that it is less of a feature here. In consideration of all visual and heritage 

sensitivities within this view, it is considered to be of medium sensitivity.

Proposed

Historically being a peripheral point of entering Norwich City, the 

Proposed Development establishes a strong urban language of the 

denser urban environment located beyond the more local high street 

character of St Augustine’s Street. The staggering of height up from 

the, now better revealed, Norwich Cathedral is a positive change to 

the overall townscape along here, the buildings contributing positively 

to the surrounding environment in place of buildings which are 

recognised as detracting from its special character. The enhancement 

of this view has been strongly recommended within the NCC Anglia 

Square PNG, which is demonstrated within this view and achieved by 

the Proposed Development.

Magnitude of Change

Medium magnitude of change.

Residual Effect

Moderate-beneficial.

EXISTING PROPOSED

VIEWPOINT 15 - JUNCTION OF ST AUGUSTINE'S STREET / MAGPIE ROAD (POSITION IMMEDIATELY SOUTH OF TRAFFIC SIGNAL ON WEST FOOTPATH)
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Existing

Moving even closer towards the Site along here and from the pavement 

on the left-hand side, the spire of Norwich Cathedral disappears and 

Sovereign House becomes very much the focus of this view, indicating 

an approach to a larger scale of character which differs from the more 

provincial character along St Augustines Street.

Sensitivity

Located within the City Centre Conservation Area and some Grade 

II listed buildings located along here, the view is considered to be of 

medium sensitivity.

Proposed

This approach towards the Site is recognised as being a negative vista 

and Sovereign House being a negative landmark within the character 

appraisal by NCC, the replacement of these buildings located on the 

Site is desirable. The Proposed Development has been well considered 

and positively continues the streetscape to the south and towards 

Norwich City, therefore judged to make a positive contribution to the 

existing character. Many of the lower buildings within this illustrative 

verified render is proposed as outline, with the tower element and 

Block D (closest building) forming part of the detailed application.

Magnitude of Change

Medium magnitude of change.

Residual Effect

Moderate-beneficial.

EXISTING PROPOSED

VIEWPOINT 16 - JUNC ST AUGUSTINE'S STREET / SUSSEX STREET
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VERIFIED OUTLINE RENDER VIEWPOINT 16 - JUNC ST AUGUSTINE'S STREET / SUSSEX STREET

This Verified Outline Render 

demonstrates what elements 

of the Proposed Development 

form part of the detailed 

application (rendered detail) 

and the outline application 

(blue). This aids the reader 

to understand the elements 

shown in the Verified Illustrated 

Render (proposed image 

on previous pages for this 

viewpoint)that may be subject 

to change as these parts of 

the phased development 

will be applied for under a 

detailed application as the 

development progresses.
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Existing

Located here at the Junction of Magpie Road and Waterloo Road, the 

splay of the wider roads opens the viewing possibilities, although the 

only buildings of architectural note are those which assemble on the 

corner with St Augustines Street. Unassuming in this photo is part of 

the remains of the city wall (scheduled ancient monument), but central 

to the view, and some distinctive details possible to read. The setting 

of the City Wall is quite ordinary with many modern elements of low 

aesthetic quality.

Sensitivity

On balance of the observations made regarding the average townscape 

and the heritage designations identified here, located within the City 

Centre Conservation Area and visibility of the scheduled ancient 

monument, this view is considered to be of medium-high sensitivity.

Proposed

A small portion of Block A and the upper floors of the tower element 

of he Proposed Development will be visible in this view within the 

background of the remains of the citywall. These elements will be 

experienced as part of the existing backdrop of urban elements and will 

be read separately to the foreground buildings and scheduled ancient 

monument. Historically the citywall indicated the arrival into Norwich 

City, the visibility of the tower element indicates the north area of the 

city and by so doing operates as a modern indicator of this legibility 

and therefore reaffirms this fact to the viewer on entering the city from 

here and operating as a positive element within the townscape.

Magnitude of Change

High magnitude of change.

Residual Effect

Major-beneficial.

EXISTING PROPOSED

VIEWPOINT 17 - MAGPIE ROAD (SHORT DISTANCE EAST OF ST AUGUSTINE ST JUNCTION) LOOKING SOUTH WITH CITY WALL SECTION IN FOREGROUND
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Existing

Approaching the Site from the north, as Magpie Road turns onto 

Edward Street, is not a view of particular high quality. The majority of 

the public realm is made up of either surface car parking or inaccessible 

green space and the frontage is not activated along Edward Street. 

Sovereign House and the multi-storey car park, both located on the Site 

are identifiable features within the background of this view.

Sensitivity

Although located within the City Centre Conservation Area, considered 

as a whole, this is a view of low sensitivity.

Proposed

Forming part of the Anglia Square Character Area, this area is 

recognised as being of poor townscape quality and Sovereign House 

being a negative landmark, therefore the replacement of these 

buildings is highly desirable and by doing so with buildings of high 

architectural quality, the Proposed Development is judged to make a 

positive contribution to the surrounding character which establishes a 

greater quality of townscape and legibility here.

Magnitude of Change

High magnitude of change.

Residual Effect

Moderate-beneficial

EXISTING PROPOSED

VIEWPOINT 18 - JUNC EDWARD STREET / MAGPIE ROAD (EAST SIDE EDWARD STREET)
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VERIFIED OUTLINE RENDER VIEWPOINT 18 - JUNC EDWARD STREET / MAGPIE ROAD (EAST SIDE EDWARD STREET)

This Verified Outline Render 

demonstrates what elements 

of the Proposed Development 

form part of the detailed 

application (rendered detail) 

and the outline application 

(blue). This aids the reader 

to understand the elements 

shown in the Verified Illustrated 

Render (proposed image 

on previous pages for this 

viewpoint)that may be subject 

to change as these parts of 

the phased development 

will be applied for under a 

detailed application as the 

development progresses.
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Existing

The dominant feature within this view is the major roundabout which 

connects west onto the St Crispin’s Road flyover, which is a divisive 

feature in that it breaks the townscape, evident in the lack of legible 

connection between the Site, housing along Willis Street and the 

Puppet Theatre in the Former Church of St James, from which the view 

is taken from. The works to the left of this view are also not contributing 

positively to the townscape environment, having no active frontage or 

access along here. Gildengate House and Sovereign House, central 

within this view, are the most visible elements from the Site here.

Sensitivity

Considering the lacking townscape character at this location, being 

within the City Centre Conservation Area and standing in front of a 

Grade I listed building, it is judged that this is a view of low-medium 

sensitivity.

Proposed

The Proposed Development will, for the most part, maintain the existing 

height of Gildengate House across the Site and will rise to 25 storeys 

to replace Sovereign House here. The introduction of this new built 

form will create a stronger urban language along here, continuing on 

from the existing residential area visible at Willis Street, to the right, and 

gradually building up to the higher density and urban landmark of the 

Proposed Development, resulting in a more robust urban gateway at 

this western approach to Norwich City Centre.

Magnitude of Change

Medium magnitude of change.

Residual Effect

Moderate-beneficial.

EXISTING PROPOSED

VIEWPOINT 19 - OUTSIDE ST JAMES CHURCH (PUPPET THEATRE), BARRACK STREET
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VERIFIED OUTLINE RENDER VIEWPOINT 19 - OUTSIDE ST JAMES CHURCH (PUPPET THEATRE), BARRACK STREET

This Verified Outline Render 

demonstrates what elements 

of the Proposed Development 

form part of the detailed 

application (rendered detail) 

and the outline application 

(blue). This aids the reader 

to understand the elements 

shown in the Verified Illustrated 

Render (proposed image 

on previous pages for this 

viewpoint)that may be subject 

to change as these parts of 

the phased development 

will be applied for under a 

detailed application as the 

development progresses.
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Cumulative Effect

When viewed in combination 

with committed developments 

(indicated in orange wireline), the 

Proposed Development will be 

seen separate but as part of the 

emerging development either side 

of St Crispin’s Flyover.  Although 

not viewed in conjunction with one 

another from here, the Proposed 

Development will be experienced 

as part of a stronger urban 

establishment of character within 

this backdrop, which is considered 

to be beneficial. Its contribution to 

this cumulative condition remains 

Moderate-beneficial.

VIEWPOINT 19 - OUTSIDE ST JAMES CHURCH (PUPPET THEATRE), BARRACK STREET - CUMULATIVE
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Existing

Standing to the south of Upper Close, this view takes in a wide 

appreciation of this historic square. The buildings are varied in materials, 

age and architecture with slight variation in heights. This green space, 

accessible by pedestrian only, contains many mature trees which 

will be heavy foliage during warmer months and will enhance this 

recreational space. The Site is not visible from here.

Sensitivity

Considering the high quality of space, the location within the City 

Centre Conservation Area, the visibility of many listed buildings and 

scheduled ancient monument, this view is considered to be of high 

sensitivity.

Proposed

The upper levels of the tower element of the Proposed Development will 

be visible just above the western end of the Carnaby Chapel within the 

background of this view. It will be read as a modern element, contrasting 

with the existing historical built form and further emphasising it as a 

background attribute. The design of the upper floors of the tower are 

to be highly glazed with a slim framed form, resulting in a lightness of 

appearance which will avoid competing with the scheduled ancient 

monument and sensitive townscape environment.

Magnitude of Change

Medium magnitude of change.

Residual Effect

Major-neutral

Note: Although it is acknowledged that change will occur here through 

the Proposed Development, the change introduced is read as a very 

separate element to that of the existing environment that it will not 

adversely impact the viewers appreciation of this view.

EXISTING PROPOSED

VIEWPOINT 20 - UPPER CLOSE (SOUTH WEST CORNER OF NO. 67B)
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Existing

Traversing north through Upper Close and where both scheduled 

ancient monuments, Carnaby Chapel and the Erpingham Gate, come 

better into view, the space is more open and leads the eye towards the 

Cathedral of the Holy and Undivided Trinity, located on the right. The 

character of this location is made up mostly of the quaint collection of 

well preserved historical buildings and structures of Norwich.

Sensitivity

In considering the good quality public realm, high level of listed 

buildings, both scheduled ancient monuments and location within the 

City Centre Conservation Area, this view is considered to be of high 

sensitivity.

Proposed

The proposed development will not be visible from this location, the 

dashed line of the verified wireline demonstrates that the Site will 

remain fully occluded by 70 The Close and Carnaby Chapel.

Magnitude of Change

No change.

Residual Effect

No change.

EXISTING PROPOSED

VIEWPOINT 21 - UPPER CLOSE (SEAT AT NORTHERN EXTREMITY OF EAST RANGE)
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Existing

Looking north towards the Site at the junction of Princes Street and 

Elm Hill, the Site is not visible. These are narrow streets with limited 

vehicular access and retain historical cobbling and slim footpaths. The 

character is one of an intimate streetscape and medium-low density 

urban buildings and finer ecclesiastical architecture of the locally 

quarried flint building material.

Sensitivity

Within this view are many important designated heritage assets, 

namely The Peter Hungate (Grade I), to the right, and The Former 

Dominican Friary (Grade I/scheduled ancient monument), within the 

central middle-ground, and being of high quality streetscape, this view 

is judged to be of high sensitivity.

Proposed

At this confined view towards the Site, the Proposed Development will 

appear within the background of this view, just peering further along 

from the furthest buttress of the Former Dominican Friary and stepping 

down in an effective way so as to maintain the existing scale of the built 

form in this view and to avoid competing with the scheduled ancient 

monument. The portion of the Proposed Development that will be 

visible within this view is so little and very much a background element 

that it is only just discernible from here that it has a minimal impact on 

the character of the townscape here.

Magnitude of Change

Low magnitude of change.

Residual Effect

Moderate-neutral.

EXISTING PROPOSED

VIEWPOINT 22 - JUNCTION ELM HILL / PRINCES STREET
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Existing

Looking north along Tombland which is mostly made up of a mix of 

medium rise commercial properties, the Site is not visible. The public 

realm along here has been updated in recent years by NCC, promoting 

subtle differentiation of user space, vehicular, bicycle and pedestrian, 

through introduction of differing ground surfaces which are of high 

quality and present an unfussy public realm where the buildings and 

active street frontage can be appreciated.

Sensitivity

This is a location of high quality townscape, it is located within the City 

Centre Conservation Area and there are a number of Grade II and II* 

listed buildings, leading to a judgement of medium-high sensitivity.

Proposed

The Proposed Development will be just visible Maid’s Head and within 

the background of this view. The very upper floors of the proposed 

tower element (in red) and a very small portion of Block G (in blue)will 

be visible and will be read as part of the existing built form. However, 

due to the modern high quality design proposed and the lightness of 

the upper level of the tower, these elements will be read as part of the 

urban environment, but as separate background elements which will 

indicate the northern location of Anglia Square.

Magnitude of Change

Low magnitude of change.

Residual Effect

Minor-beneficial.

EXISTING PROPOSED

VIEWPOINT 23 - TOMBLAND (IN FRONT OF NO 22)
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Existing

Moving further north along Tombland and closer towards the Site, 

which is not visible within this view, the newly updated public realm 

is also appreciated here along with the planting introduced at the 

entrance to The Holy and Undivided Trinity through the Erpingham 

Gate, located on the right. 

Sensitivity

This view takes in a varied historical environment which is enhanced 

by the high quality public realm, is located within the City Centre 

Conservation Area and there are some Grade II and II* listed buildings 

and a scheduled ancient monument visible here, leading to a 

judgement of high sensitivity.

Proposed

As demonstrated by the verified wireline, the Proposed Development 

will not be visible within this view as it is fully occluded by the existing 

buildings along Palace Street and Wensum Street, the dashed blue 

(outline application) and red (detailed application) indicating the 

verified location and mass of the Proposed Development..

Magnitude of Change

No change.

Residual Effect

No change.

EXISTING PROPOSED

VIEWPOINT 24 - TOMBLAND (IN FRONT OF EDITH CAVELL STATUE)



122Townscape & Visual Impact Assessment

ANGLIA SQUARE   |    NORWICH 7. ASSESSMENT OF EFFECTS ON TOWNSCAPE & VISUAL RECEPTORS
7.1   ASSESSMENT OF EFFECTS ON TOWNSCAPE RECEPTORS   |   7.2   ASSESSMENT OF EFFECTS ON VISUAL RECEPTORS



ANGLIA SQUARE   |    NORWICH

Townscape & Visual Impact Assessment123

7. ASSESSMENT OF EFFECTS ON TOWNSCAPE & VISUAL RECEPTORS
7.1   ASSESSMENT OF EFFECTS ON TOWNSCAPE RECEPTORS   |   7.2   ASSESSMENT OF EFFECTS ON VISUAL RECEPTORS

Existing

Moving further north towards the Site and midway along Wensum 

Street, the viewer experience is that of a narrow commercial street and 

the dominant character being that of the historical core of Norwich. 

There is an awareness of approaching the River Wensum as Fye Bridge 

is identifiable in the middle-ground of this view. No element located 

within the Site is visible within this view.

Sensitivity

This is an historic route of Norwich City, Fye Bridge being the first 

crossing over the River Wensum. Considering this, the location within 

the conservation area and the well maintained local townscape, this 

view is judged to be of medium sensitivity.

Proposed

Central within the background of this view and forming part of the focus 

within the existing townscape beyond Fye Bridge, the proposed tower 

element and part of Block G just visible above the roofline of the existing 

building. The high quality architecture and materials proposed result in 

an elegantly proportioned taller element within the townscape, which 

is considered positive, and is not out of scale or competing with the 

existing context along Wensum Street, experienced as a background 

element and separate modern element. It also functions as a landmark 

to north Norwich, indicating the approach northwards towards Anglia 

Square.

Magnitude of Change

Medium magnitude of change.

Residual Effect

Moderate-beneficial.

EXISTING PROPOSED

VIEWPOINT 25 - JUNCTION OF WENSUM STREET / ELM HILL (EAST SIDE WENSUM ST)
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Existing

Standing west of Fye Bridge, there is a wider panorama view possible 

the River Wensum, but is focused north here towards the Site, which is 

not visible from here. This is a good example of the historical character 

of the Northern Riverside Character Area, which is predominantly 2-4 

storeys and a tight urban grain.

Sensitivity

Considering the historical crossing of the Fye Bridge, 12th century, 

visibility of many other designated heritage assets, namely the Grade I 

Church of St Clement (left), in this view, it is judged to be a view of high 

sensitivity.

Proposed

The tip of the eastern corner of the proposed tower will be just 

perceivable above the gable end of The Mischief public house from 

Fye Bridge. The portion visible would be so minimal that it would 

have minimal impact on the existing townscape, only glimpsed as a 

background element enough to be aware of its presence to the north, 

that it is judged to have neither a positive or a negative contribution to 

the surrounding townscape.

Magnitude of Change

Low magnitude of change.

Residual Effect

Moderate-neutral.

EXISTING PROPOSED

VIEWPOINT 26 - FYE BRIDGE
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Existing

A frequented location where viewers would mostly spend a limited 

amount of time waiting for the riverboat, this view looks north across 

the River Wensum towards the Site, which is not visible within this view. 

This view presents the more varied character of the Northern Riverside 

Character Area, the more historical buildings standing next to more 

modern and larger development.

Sensitivity

Although the designated heritage assets within this view are well 

considered and all built environment to be that of neutral or positive 

contribution to the overall character of the area, this is a less frequented 

viewpoint location, within some limitability, it is judged to be a view of 

medium sensitivity.

Proposed

The tower element of the Proposed Development will partially appear 

from behind the modern residential building of No.15 Friars Quay, 

relating visually with the more modern development within this 

view and experienced separately from the historic buildings further 

east from here. The Proposed Development is subdued within the 

background, very quiet on account of the distance from here and the 

minimal amount of the tower visible from here.

Magnitude of Change

Low magnitude of change

Residual Effect

MInor-neutral.

EXISTING PROPOSED

VIEWPOINT 27 - RIVERSIDE WALK NEXT TO TOURIST BOAT PONTOON
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Existing

Further west along the River Wensum and looking along St George’s 

Street from St George’s Bridge, this is the least activated part of the 

street, with much of the activity taking place further north around the 

commercial element of this environment. The modern development, 

visible as a focus of this view and within the background, is that of St 

Crispin’s.

Sensitivity

This view is considered to be of low sensitivity.

Proposed

As proposed, the development would be almost entirely screened, 

appearing as a small-scale feature in the rear of the view, backdropping 

the foreground buildings in a similar manner to those that exist at 

present. One’s experience of the view would remain unchanged, 

insofar as one appreciates the difference between the small-scale 

development in the foreground, with larger buildings beyond and in 

the distance, but set well within the overall scale of the view. 

Magnitude of Change

Low magnitude of change.

Residual Effect

Negligible. 

EXISTING PROPOSED

VIEWPOINT 28 - ST GEORGE'S BRIDGE, ST GEORGE'S STREET
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Existing

Looking north-east along St Martin’s Lane and towards the Site, 

some upper levels of the Sovereign House are just visible within the 

background of this view. This is not a significantly busy or active area, 

having a very loose urban grain, but containing some buildings of good 

quality and historical importance, in particular the Grade I Church of St 

Martin at Oak.

Sensitivity

In consideration of the above and on balance this view is considered to 

be of medium sensitivity.

Proposed

As proposed, the tower, and south western portions of the development, 

would be visible in this view, being readily visible in the winder, and 

partially screened in summer by the heavy planting in the vicinity. The 

tower would appear as a backdropping element, clearly more distant 

than the more intimate (but ultimately loosely set) development in 

the foreground. The tower’s overall perceived scale within the view 

would not be uncomfortable, sitting as it does at a similar height to 

the roof line of the Church to the right foreground. Instead, one would 

appreciate an additional high quality element within the view, which 

would appear well framed and scaled. 

Magnitude of Change

Medium magnitude of change.

Residual Effect

Moderate-beneficial.

EXISTING PROPOSED

VIEWPOINT 29 - JUNCTION OAK STREET / ST MARTIN'S LANE
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VERIFIED OUTLINE RENDER VIEWPOINT 29 - JUNCTION OAK STREET / ST MARTIN'S LANE
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Cumulative Effect

When viewed in combination with 

committed developments (indicated 

in orange wireline), the Proposed 

Development will be seen separate 

from the consented scheme of St 

Mary’s Works.  New development 

will mostly be experienced in 

isolation from one another, within 

the background of and parted 

by the Church of St Martin at 

Oak. Although this reinforces the 

stronger streetscape at St Crispin’s 

Roundabout, which is considered 

to be beneficial, Its contribution to 

this cumulative condition remains 

Moderate-beneficial.

VIEWPOINT 29 - JUNCTION OAK STREET / ST MARTIN'S LANE - CUMULATIVE
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Existing

Approaching the Site from the west, this view along St Crispin’s is 

not one of particular high quality, there being no activation along the 

streetscape, the residential layouts being perpendicular to the main 

road, and the environment being dominated by vehicular movement 

and road markings/signage.

Sensitivity

This view is considered to be of low sensitivity.

Proposed

As proposed, the development would appear as a prominent, high 

quality new insertion into this piece of townscape. It would serve a 

role in improving the legibility of the view, drawing the eye towards 

the significant Anglia Square development, from a location with limited 

existing interest. The development would appear well-scaled in relation 

to existing buildings, and while reasonably close at this point, would 

not have an overly dominant or overbearing feel. 

Magnitude of Change

High magnitude of change.

Residual Effect

Moderate-beneficial.

EXISTING PROPOSED

VIEWPOINT 30 - JUNCTION OF ST CRISPIN'S ROAD / OAK STREET
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Existing

Standing within the Quaker Burial Ground and looking east towards the 

Site, this is a highly tree planted location with heavy border planting, 

that the Site is indiscernible from here.

Sensitivity

Although located within the City Centre Conservation Area, this is not 

a highly accessed location and is heavily screened from the Site, so 

much so that the level of built form visible is difficult to discern, leading 

to a judgement of low sensitivity.

Proposed

The Proposed Development will be just visible beyond the heavy border 

planting within this view from the Quaker Burial Ground. Although it 

will introduce more built form than already exists, it is experienced as 

a very separate element to that of the burial ground and will be even 

less visible during summer months that it will be almost indiscernable. 

Magnitude of Change

Low magnitude of change.

Residual Effect

Negligible.

EXISTING PROPOSED

VIEWPOINT 31 - ENTRANCE TO QUAKER BURIAL GROUND, CHATHAM STREET
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Existing

Approaching the Site from the north, the St Augustine’s Church is the 

dominant feature at this point, with the terrace along Gildencraft and 

Sovereign House, located on the Site, appearing within its backdrop. 

The open space around the church provides a positive green space 

which allows a broad border of the building, with breathing space for 

its wide and ensured appreciation. 

Sensitivity

Considering the visibility of the Site in conjunction with the Grade 

I listed St Augustine’s Church, Nos.2-12 Gildencraft (Grade II) and 

located within the City Centre Conservation Area, this is considered to 

be a view of high sensitivity.

Proposed

Replacing the negative landmark of Sovereign House, the Proposed 

Development will remove this detracting feature while introducing 

a more balanced townscape form and an elegantly designed tower 

element. From here the tower element is experienced as a mirrored 

form of St Augustine’s Church tower and is considered complementary 

in terms of the high quality and non competing architectural detailing. 

The lower proposed blocks will provide a more consistent streetscape 

beyond, along Pitt Street, while also introducing a more balance and 

urban scaled backdrop to the Gildencraft terrace.

Magnitude of Change

High magnitude of change.

Residual Effect

Major-neutral.

EXISTING PROPOSED

VIEWPOINT 32 - IN FRONT OF ST AUGUSTINE'S CHURCH PORCH
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VERIFIED OUTLINE RENDER VIEWPOINT 32 - IN FRONT OF ST AUGUSTINE'S CHURCH PORCH

This Verified Outline Render 

demonstrates what elements 

of the Proposed Development 

form part of the detailed 

application (rendered detail) 

and the outline application 

(blue). This aids the reader 

to understand the elements 

shown in the Verified Illustrated 

Render (proposed image 

on previous pages for this 

viewpoint)that may be subject 

to change as these parts of 

the phased development 

will be applied for under a 

detailed application as the 

development progresses.
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Existing

On exiting the grounds of St Augustine’s Church, the viewer approaches 

the Site from the west, visible within the background of this view and 

focused by the framed built form of St Augustines Street (left) and 

Nos.2-12 Gildencroft (right). There is some screening of the Site here 

by border vegetation, which is sparse in foliage in this photograph due 

to winter conditions and will be more dense during warmer months.

Sensitivity

On exiting the grounds of St Augustine’s Church, the church goes 

out of view and the only designated heritage asset being appreciated 

here is a portion of 2-12 Gildencroft with public realm of a high quality, 

leading to a judgement of low-medium sensitivity.

Proposed

Moving closer towards the Site, the lower buildings of the Proposed 

Development can be better understood and the new legible pedestrian 

route draws the viewer towards the Site. The scale of Blocks D and 

E, the closest to the viewer, are well scaled to consider the existing 

context along St Augustine’s Street and Gildencraft, being read as part 

of this. The tower element rises in its elegant form to indicate the arrival 

at Anglia Square, performing as a landmark within the townscape 

and its high quality architectural detail being viewed as an element 

contributing positively to the surrounding character and townscape.

Magnitude of Change

High magnitude of change.

Residual Effect

Moderate-beneficial.

EXISTING PROPOSED

VIEWPOINT 33 - SEATING AREA IN NORTH WEST CORNER OF ST AUGUSTINE'S CHURCHYARD
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VERIFIED OUTLINE RENDER VIEWPOINT 33 - SEATING AREA IN NORTH WEST CORNER OF ST AUGUSTINE'S CHURCHYARD

This Verified Outline Render 

demonstrates what elements 

of the Proposed Development 

form part of the detailed 

application (rendered detail) 

and the outline application 

(blue). This aids the reader 

to understand the elements 

shown in the Verified Illustrated 

Render (proposed image 

on previous pages for this 

viewpoint)that may be subject 

to change as these parts of 

the phased development 

will be applied for under a 

detailed application as the 

development progresses.



ANGLIA SQUARE   |    NORWICH

Townscape & Visual Impact Assessment147

7. ASSESSMENT OF EFFECTS ON TOWNSCAPE & VISUAL RECEPTORS
7.1   ASSESSMENT OF EFFECTS ON TOWNSCAPE RECEPTORS   |   7.2   ASSESSMENT OF EFFECTS ON VISUAL RECEPTORS

Existing

Looking towards the Site from 107 Magdalen Street, the built form 

appears disjointed with a lack of consistency in street frontage or 

building line. The public realm is of poor quality and permeability of 

the area is limited by the high level of bollards and guardrails. The 

buildings located on the Site are of particular low quality and have 

limited contribution to the townscape along here.

Sensitivity

Although located within the City Centre Conservation Area, the Anglia 

Square Character Area is identified as being of low significance due to 

its low concentration of historic buildings or features, poor townscape 

and negative landmarks, which are apparent at this location, having a 

negative impact on the character appearance of the conservation area,  

leading to a judgement of low sensitivity.

Proposed

The majority of the Anglia Square block which is visible within this view 

is proposed for demolition, apart from the north-east corner building. 

The proposed development mimics the stepped form of the existing 

buildings, maintaining the lower level relationship with the positive 

frontage across the road along Magdalen Road, but with a much 

improved facade, higher quality materials and consistent rhythm here.

Magnitude of Change

There will be a medium magnitude of change.

Residual Effect

This view would see a positive change, the proposed development 

would result in an enhancement to the character and appearance of 

the conservation area and more activity on the ground floor. Minor-

beneficial.

EXISTING PROPOSED

VIEWPOINT 34 - OUTSIDE 107 MAGDALEN STREET
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Existing

Looking west on Cowgate Street, the view towards the Site is focused 

by the quaint terrace cottages along here. The red brick and occasional 

render material found along here is a typical characteristic of the 

Northern City Character Area. This is contrasted by the disorganised 

built form of Anglia Square in the background, the multi-storey carpark 

appears detached from this townscape and the lower levels contribute 

negatively through inactivity.

Sensitivity

Although portions of the townscape visible in this view are considered 

to be of some value, mostly within the foreground, the composition with 

negative contributing built form and low level of heritage sensitivities 

here, leads to the judgement of low sensitivity.

Proposed

The verified wireline demonstrates the massing proposed within this 

view. Although this will result in a larger development and a taller 

building, the form of the building will be a more complimentary contrast 

to the more traditional building character found along here. Elements 

which are considered to be of low significance and detract from the 

character and appearance of the conservation area will be replaced 

with a high quality architecture and active frontage at street level, 

culminating in a positive effect on the townscape and introducing a 

positive feature as the focus of this view.

Magnitude of Change

There will be a medium magnitude of change.

Residual Effect

The replacement of negative contributors with higher quality 

architecture and townscape will result in Moderate-beneficial.

EXISTING PROPOSED

VIEWPOINT 35 - JUNCTION OF COWGATE / BULL CLOSE
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Existing

This view, looking across the open space formed by Muspole Street 

and the surface car parking to the east of the former factory buildings 

west of this thoroughfare. The view, framed to the left by the Grade 

II listed Woopack Yard PH, and to the right by a group of modern 

buildings with some local detailing, includes within it a good deal of 

recent development, including St Crispin’s House. The view takes in a 

backland area with a mixed feel, and a less sensitive historic character 

than nearby Colegate, for example. Varied and open, it mixes good and 

poor quality elements at present. 

Sensitivity

Given the nature of the townscape in this view, and the intrusion of poor 

quality elements alongside a Grade II listed building, it is considered to 

have a Low-Medium Sensitivity to change. 

Proposed

As proposed, the tower element of the development will appear in 

this view, centrally set, although partially obscured by the Woolpack 

PH’s freestanding sign. The tower, acting as a legible marker of the 

importance of the Anglia Square development, will be seen beyond the 

bulk of twentieth century building including St Crispin’s House, north 

of Muspole Street. A high-quality new insertion into this rather mixed 

visual space, it will add interest, and an additional focus, to the view.  

Magnitude of Change

Medium magnitude of change. 

Residual Effect

Moderate-beneficial.

EXISTING PROPOSED

VIEWPOINT 36 - MUSPOLE STREET (IN FRONT OF WOOLPACK YARD INN)
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Cumulative Effect

When viewed in combination 

with committed developments 

(indicated in orange wireline), 

the Proposed Development will 

be experienced alongside St 

Crispin’s House development, 

which will sit in front of the 

Proposed, occluding much of it 

from view. The remaining visible 

portion of the development 

would consist predominantly of 

the already partially occluded 

tower. Accordingly, the overall 

impact of the Proposed 

Development on the view 

overall will be less than that of 

St Crispin’s House. Together, 

the developments will not 

fundamentally change the 

sensitivity of the view, which will 

remain at a Low-Medium level 

of Sensitivity. Overall, however, 

the developments will remove 

some poor quality buildings 

from the backdrop to the view, 

and create a higher quality 

piece of townscape overall, 

an interesting, contemporary 

and attractive interlinked piece 

of taller development in the 

background. This will lead to a 

High Magnitude of change, and 

a Major Beneficial Impact on 

the view.
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Existing

This view takes in a relatively tight immediate environment, with the 

Grade I Listed Church of St George, Colegate, to the right, and the 

Grade II* Bacon’s House to the right. Beyond, the townscape becomes 

predominantly made up of late twentieth century housing of around 

two storeys, with St Crispin’s House just visible behind. It is clear 

that the heritage sensitivity of this view is restricted to the immediate 

foreground, and the quality of the view declines further back. 

Nonetheless, this is a view of some quality because of this foreground 

appearance, and has the broad feel of a quiet residential street with 

more sizeable development beyond. 

Sensitivity

Given the nature of the townscape in this view, the presence of highly 

graded listed buildings within it,  and its position within the Conservation 

Area, it is considered to have a High Sensitivity to change. 

Proposed

The proposed view shows that the tower, and parts of the lower blocks 

of the proposed development, will be visible in this view, apparent 

as a termination of St George’s Street, beyond the lower scale, recent 

development further north. It therefore acts as a legibility marker, and 

attracts the viewer to move towards it. While this is the case, however, 

the immediate quality of the view, and its heritage sensitivity, will not 

be challenged; the materiality and colouration of the tower ensures 

that it recedes beyond the listed buildings close to, with their dense, 

dark flint finishes, and clear historic character. One will experience 

the development as being ‘beyond’, and without intrusion into the 

immediate foreground. 

Magnitude of Change

Medium magnitude of change.

Residual Effect

Major-beneficial.

EXISTING PROPOSED

VIEWPOINT 37 - JUNC CALVERT STREET / ST GEORGE'S STREET
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VERIFIED OUTLINE RENDER VIEWPOINT 37 - JUNC CALVERT STREET / ST GEORGE'S STREET

This Verified Outline Render 

demonstrates what elements 

of the Proposed Development 

form part of the detailed 

application (rendered detail) 

and the outline application 

(blue). This aids the reader 

to understand the elements 

shown in the Verified Illustrated 

Render (proposed image 

on previous pages for this 

viewpoint)that may be subject 

to change as these parts of 

the phased development 

will be applied for under a 

detailed application as the 

development progresses.
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Cumulative Effect

When viewed in combination with 

committed developments (indicated 

in orange wireline), the Proposed 

Development will be experienced 

as part of St Crispin’s House 

development, but as with the visibility 

of the Proposed Development from 

here, the combined magnitude of 

change will remain medium.  The 

likely potential effect of the Proposed 

Development in contribution to 

this cumulative condition remains 

Major-beneficial.

VIEWPOINT 37 - JUNC CALVERT STREET / ST GEORGE'S STREET - CUMULATIVE
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Existing

Flanked by the Grade II* listed Bacon’s House, and the Grade II listed 

27 and 29 Colegate, with further listed buildings visible beyond along 

Calvert Street, this framed view, with historic buildings seen alongside 

more recent features, is of a good aesthetic quality, and draws the 

eye naturally along the length of Calvert Street. One appreciates this 

space as a secondary route, quieter than Colegate, and well framed. 

Nonetheless, it is experienced as a space where old and new forms are 

appreciated together, within a historic street form.   

Sensitivity

Given the quality of the townscape in this view, the presence of 

highly graded listed buildings within it,  and its position within the 

Conservation Area, it is considered to have a High Sensitivity to change. 

Proposed

The proposed development would appear in this view, appearing as 

being partially concealed by buildings in the foreground, as part of 

a glimpsed collection of late twentieth century development in the 

rear of the view. The development, while visible, would be partially 

screened, and would be, in terms of its materiality and positioning 

within the view (below the parapet lines of existing buildings, by and 

large), reasonably discreet. It would not compete for attention with 

buildings in the immediate foreground, but would act as a termination 

point for Calvert Street, indicating significant development beyond.  

Magnitude of Change

Medium magnitude of change.

Residual Effect

Moderate-beneficial.

EXISTING PROPOSED

VIEWPOINT 38 - JUNC CALVERT STREET / COLEGATE
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This Verified Outline Render 

demonstrates what elements 

of the Proposed Development 

form part of the detailed 

application (rendered detail) 

and the outline application 

(blue). This aids the reader 

to understand the elements 

shown in the Verified Illustrated 

Render (proposed image 

on previous pages for this 

viewpoint)that may be subject 

to change as these parts of 

the phased development 

will be applied for under a 

detailed application as the 

development progresses.

VERIFIED OUTLINE RENDER VIEWPOINT 38 - JUNC CALVERT STREET / COLEGATE
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Existing

This view represents the primary public realm view of the Grade II* 

listed Octagon Chapel, set within its forecourt, and framed by listed 

and unlisted properties. The view does include a modern architectural 

presence, to the right of the view, but this is well-scaled, and of an 

appropriate material palette. The view is heavily focused on the 

Octagon Chapel itself, which appears as a high quality, and well-

framed element.  

Sensitivity

Due to presence of Grade II* listed building, and its position within a 

sensitive part of the Norwich City Centre Conservation Area, this view 

is considered to have a High Sensitivity to change. 

Proposed

As proposed, the development would be almost entirely screened, with 

a small part of the building being visible above the boundary wall to the 

Chapel. The extent of this visibility would decrease during the summer 

months, and would not, even when visible, be a prominent or eye-

catching part of the view. Instead, it would recede into the background, 

and would not distract from the prominence of the Octagon Chapel, or 

the balance of the townscape. 

Magnitude of Change

No Change. 

Residual Effect

No Change. 

EXISTING PROPOSED

VIEWPOINT 39 - ENTRANCE TO OCTAGON CHAPEL, COLEGATE
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Existing

This view, a narrow view obtained by passing from Colegate, north into 

the narrow Meeting House Alley, frames the Grade I Old Meeting House 

between the curtilage listed boundary wall to 17 Colegate Street, and 

a pair of listed buildings facing onto Meeting House Alley itself, to the 

right. Infrequently accessed, when compared to Colegate Street, the 

view is nonetheless clearly a historic and high quality one, focused on 

the Old Meeting House itself, and setting it within an historic context. 

Sensitivity

Due to focus of the view on a Grade I listed building framed by other 

listed structures, and its position within a sensitive part of the Norwich 

City Centre Conservation Area, this view is considered to have a High 

Sensitivity to change. 

Proposed

As proposed, a narrow glimpse of the very top of the proposed tower 

would be obtained from this position. The tower, designed so as to be 

light in its upper storeys, would very much fall into the background 

here, reflecting the sky colour, and not competing with the deep, 

red, heavy materiality of the foreground townscape. The focus of this 

view would continue to be on the Old Meeting House, framed by its 

neighbours, and the proposed, while visible, would just appear, in a 

narrow gap between roof pitches. 

Magnitude of Change

Low magnitude of change.

Residual Effect

Moderate-Neutral.

Note: While the proposed would necessarily cause a change overall 

to the view in objective terms, the overall impact on townscape quality 

and receptor sensitivity, would be neutral in qualitative terms. 

EXISTING PROPOSED

VIEWPOINT 40 - VIEW NORTH ALONG MEETING HOUSE ALLEY (N SIDE OF COLGATE) TOWARDS THE OLD MEETING HOUSE.
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Existing

Walking towards the Site northwards along Magdalen Street, the street 

frontage along here is a strong contributor to the intimate and local 

high street character of the area. The Site is just visible at the very end 

of the street view along here, with a portion of the cinema building 

located on the Site just visible in the distance. This approach towards 

the Site has been identified by NCC as a negative vista.

Sensitivity

Considering the location within the Norwich City Centre Conservation 

Area and the Grade-II listed buildings visible along here, balanced with 

the negative townscape attributes identified, this view is judged to be 

of low-medium sensitivity.

Proposed

The Proposed Development will see a rise in mass, but only minimal 

within this view. The buildings located on the Site remain a background 

feature along here and are read as part of the legible streetscape which 

is continuing north from here.

Magnitude of Change

Low magnitude of change.

Residual Effect

Negligible.

EXISTING PROPOSED

VIEWPOINT 41 - OUTSIDE 25 MAGDALEN STREET (LOOSES EMPORIUM) 
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Existing

Moving further north towards the Site along Magdalen Street, a portion 

of the cinema buildings located on the Site and a small amount of the 

lower level of the south-east corner building are visible beyond St 

Crispin’s flyover. The street frontage along Magdalen Street appears to 

stop once it reaches the flyover, when in fact the Site continues along 

Magdalen, indicating the inactive frontage found along here.

Sensitivity

Although this view is located within the Norwich City Centre 

Conservation Area, there are no other designated heritage assets 

visible here and this approach is recognised as a negative vista within 

the existing townscape, leading to a judgement of low sensitivity. 

Proposed

The Proposed Development is well scaled in terms of massing, 

continuing the buildings line effectively along Magdalen Street and 

through use of a stepped block massing breaks the form to avoid 

overdominance over the more local retail buildings. The contribution of 

positive active frontage along here and a higher quality of architectural 

is considered to be beneficial to the urban character along Magdalen 

Street.

Magnitude of Change

Low magnitude of change.

Residual Effect

Negligible.

EXISTING PROPOSED

VIEWPOINT 42 - OUTSIDE 39 MAGDALEN STREET
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Existing

At this point along Magdalen Street, the viewer has moved past St 

Crispin’s flyover and is standing to the south-east of the Site, with 

most of the built elements visible in this view being part of the Site. 

These buildings are of poor architectural quality and do not contribute 

positively to the local townscape.

Sensitivity

Although located within the conservation area, the Site is identified 

as being of low significance and having a low quality of townscape, 

leading to a judgement of low sensitivity.

Proposed

The Proposed Development would replace these buildings, which 

are acknowledged to be of low quality, with a well proportioned 

development which relates to the retail frontage along Magdalen 

Street and steps up towards the centre of the Site, avoiding any top 

heavy massing along this more intimate streetscape. 

Magnitude of Change

High magnitude of change.

Residual Effect

Moderate-beneficial.

EXISTING PROPOSED

VIEWPOINT 43 - CORNER OF 59 MAGDALEN STREET
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Existing

The current view, within the courtyard of the Grade II listed Doughty’s 

Hospital, takes in the low almshouses and its roofscape, with the 

poor quality Gildengate House, part of the current Alpha Square 

development, behind. The overall effect is that one appreciates the 

immediate, historic context, with the modern development falling 

behind, creating a dramatic contrast. Nonetheless, the poor quality of 

Gildengate House necessarily detracts from one’s overall appreciation 

of this view.   

Sensitivity

The view is from within the courtyard of a Grade II listed building 

within the Norwich City Centre Conservation Area, but is currently 

compromised by the appearance of a large piece of poor quality 

architecture, which relates poorly to the asset. accordingly, this view is 

considered to have a Medium Sensitivity to change.  

Proposed

The Illustrative Verified Render view shows the potential, within the 

proposed Outline, to introduce a high quality new development, 

which has the potential to uplift one’s overall appreciation of this view. 

While the proposed would be larger, overall, it would, as illustrated, 

be of a significantly improved architectural quality, while retaining the 

fundamental experience of a historic space backdropped by modern 

development. 

Magnitude of Change

Medium magnitude of change.

Residual Effect

Moderate-Beneficial.

EXISTING PROPOSED

VIEWPOINT 44 - DOUGHTY'S HOSPITAL COURTYARD (SOUTH END)
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This Verified Outline Render 

demonstrates what elements 

of the Proposed Development 

form part of the detailed 

application (rendered detail) 

and the outline application 

(blue). This aids the reader 

to understand the elements 

shown in the Verified Illustrated 

Render (proposed image 

on previous pages for this 

viewpoint)that may be subject 

to change as these parts of 

the phased development 

will be applied for under a 

detailed application as the 

development progresses.

VERIFIED OUTLINE RENDER VIEWPOINT 38 - JUNC CALVERT STREET / COLEGATE
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Existing

The current view is of a poor quality piece of townscape, taking in the 

Surrey Chapel, Sovereign House, and other buildings within the Site 

that are considered to have a negative contribution to make to the 

Norwich City Centre Conservation Area. These poor quality pieces of 

architecture are set within a fragmented piece of townscape, open, but 

without a clearly appreciable sense of structure, form or legibility, and 

with no clear frontage to extant thoroughfares. 

Sensitivity

Due to the low quality of the existing architecture and urban form, this 

view is considered to have a Low Sensitivity to change. 

Proposed

The Illustrative Verified Render shown here demonstrates the potential 

for a significant improvement to the architectural quality and urban 

form legibility in the view. Creating a clear and legible focus, through 

the framing of Botolph Street in the centre of the view, and the creation 

of a clear set of frontages to St Crispin’s Road, this view would become 

more approachable, more urban, and more active. In addition to this  

and consented separately from this application, a new pedestrian 

crossing is expected to be established at this point across St Crispin’s 

Road, strengthening this streetscape and making the Site more 

permeable, which has been considered as part of the this masterplan.

Magnitude of Change

High magnitude of change.

Residual Effect

Moderate-Beneficial. 

EXISTING PROPOSED

VIEWPOINT 45 - JUNC ST GEORGE'S STREET / ST CRISPINS
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This Verified Outline Render 

demonstrates what elements 

of the Proposed Development 

form part of the detailed 

application (rendered detail) 

and the outline application 

(blue). This aids the reader 

to understand the elements 

shown in the Verified Illustrated 

Render (proposed image 

on previous pages for this 

viewpoint)that may be subject 

to change as these parts of 

the phased development 

will be applied for under a 

detailed application as the 

development progresses.

VERIFIED OUTLINE RENDER VIEWPOINT 45 - JUNCTION ST GEORGE'S STREET / ST CRISPINS
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Existing

At present, this view, which takes in the Grade II listed 69-89 Duke 

Street in the right foreground, sets these assets within an open and 

fragmented piece of townscape. This is dominated by the sizeable and 

decidedly urban form of Duke Street, with St Crispin’s House behind. 

The Grade I listed St Mary’s Church is out of site here, to the viewer’s 

right, with the eye instead drawn north towards the contrast behind the 

heritage assets in the foreground, and the more modern architecture 

and streetscape beyond. 

Sensitivity

Given the poor quality of the overall urban form visible in this view, 

its inclusion of a Grade II listed building, and its location within the 

Conservation Area, this view is considered to have a Medium Sensitivity 

to change. 

Proposed

The proposed development will appear in the background of the St 

Crispin’s House, with a slightly larger form than the existing college 

building, behind the Grade II listed building in the foreground. The 

proposed will be glimpsed behind this heritage asset, and will not 

compete with it, with the eye still being drawn strongly to this building. 

While visible, therefore, the development will appear as a discreet, but 

high quality introduction into the townscape. 

Magnitude of Change

Medium magnitude of change.

Residual Effect

Moderate-Beneficial.

EXISTING PROPOSED

VIEWPOINT 46 - JUNC ST MARY'S PLAIN / DUKE STREET (ON DUKE STREET FOOTWAY, SOUTH SIDE OF ST MARY'S PLAIN)
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Cumulative Effect

When viewed in combination with 

committed developments (indicated 

in orange wireline), the Proposed 

Development will be mostly occluded 

by St Crispin’s House development 

(to the right) and St Mary’s Works will 

appear to the left. This will result in a 

much lower magnitude of change 

once both committed schemes are 

established here. Similarly, due to 

the improved townscape and public 

realm associated with the committed 

developments, the sensitivity will be 

greater, leading to a contribution to 

this cumulative condition as Major-

beneficial.

VIEWPOINT 46 - JUNC ST MARY'S PLAIN / DUKE STREET (ON DUKE STREET FOOTWAY, SOUTH SIDE OF ST MARY'S PLAIN) - CUMULATIVE
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Existing

This view, looking across the large roundabout where Duke Street 

meets St Crispin’s Road, is dominated by the road and its traffic at 

present. The most prominent built elements are St Crispin’s House, just 

visible to the left, and Sovereign House, set off behind the lower cluster 

of poor quality buildings at the centre of the view. At present, the view 

lacks structure and quality, having little to draw the eye. Instead, the 

overall experience is of an edge-of-centre, ring road dominated area, 

with a flavour of urban decline. 

Sensitivity

Given the nature of the townscape in this view, its lack of quality, and 

clear opportunities for enhancement, it is considered to have a Low 

Sensitivity to change. 

Proposed

The Illustrated Verified Render shows the intention of the scheme to 

create a solid, well-fronted edge to the Site, asserting the boundary to 

the Site, and reintroducing a better sense of structure and quality to 

the vicinity. Larger at the corner, and diminishing along St Crispin’s 

Road and along Pitt Street (in appearance at least), the proposal will 

strengthen the view, and have a regenerative effect on the vicinity. 

Magnitude of Change

High magnitude of change.

Residual Effect

Moderate-Beneficial.

EXISTING PROPOSED

VIEWPOINT 47 - SOUTH EAST CORNER DUKE STREET / ST CRISPIN'S  / PITT STREET ROUNDABOUT
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This Verified Outline Render 

demonstrates what elements 

of the Proposed Development 

form part of the detailed 

application (rendered detail) 

and the outline application 

(blue). This aids the reader 

to understand the elements 

shown in the Verified Illustrated 

Render (proposed image 

on previous pages for this 

viewpoint)that may be subject 

to change as these parts of 

the phased development 

will be applied for under a 

detailed application as the 

development progresses.

VIEWPOINT 47 - SOUTH EAST CORNER DUKE STREET / ST CRISPIN'S  / PITT STREET ROUNDABOUT
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Cumulative Effect

When viewed in combination 

with committed developments 

(indicated in orange wireline), the 

Proposed Development will be 

experienced alongside St Crispin’s 

House development (to the right), 

combining to form a much enhanced 

street line and frontage along St 

Crispin’s Road, viewed as highly 

beneficial and a vast improvement to 

what exists at this location.  The likely 

potential effect of the Proposed 

Development in contribution to this 

cumulative condition is considered 

to be Minor-beneficial.

VIEWPOINT 47 - SOUTH EAST CORNER DUKE STREET / ST CRISPIN'S  / PITT STREET ROUNDABOUT - CUMULATIVE
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8.0 CONCLUSION

The area in which the Site sits (the ‘Northern City Centre’) is historically 

one of the longest settled parts of Norwich and contains a wealth of 

heritage, as well as functioning as part of Norwich’s retail and leisure 

centre. Despite its location and broad heritage significance, over the 

past several decades the area has experienced physical and economic 

decline, including closure of large scale offices at Sovereign House and 

part of Gildengate House, a decline in retail and public realm quality, 

and the closure of the multi-storey car park. This has eroded and 

detracted from its significance, resulting in its currently recognised low 

significance rating. As noted in the Anglia Square Policy Guidance Note 

(2017), a policy guidance note adopted by Norwich City Council (NCC) 

and prepared with the assistance of Weston Homes and Columbia 

Threadneedle, the Note outlines the Council’s desire to deliver a viable 

and deliverable form of comprehensive development on the Site with 

the aim to stimulate the regeneration of the wider northern city area, 

which the Proposed Development has been heavily guided by and 

complies with.

The Site is located entirely within the Norwich City Centre Conservation 

Area, and within which 13 character areas have been identified. The 

Site makes up the larger part of Character Area 2: Anglia Square. The 

Anglia Square shopping centre, which falls within the Site, is specifically 

identified within the Norwich City Conservation Area Appraisal as a 

negative feature within the Conservation Area, with Sovereign House 

and Gildengate House highlighted as negative landmarks and other 

negative features identified at the boundary of the Site, such as a large 

surface area to the south, which is identified as a negative contributor 

to the character of the area, and negative vistas on the peripheral 

approaches. Overall, the Anglia Square Character Area is recognised 

to be of low significance by Iceni Heritage and NCC. In addition to this, 

Sovereign House was issued a Certificate of Immunity on 2 May 2017, 

which will expire on 1 May 2022 (Historic England (HE) Ref: 1445241).

Townscape receptors have been identified and determined by 

Character Area, reflecting that of NCC’s appraisal provided in the 

Norwich City Centre Conservation Area Appraisal, 8 townscape 

receptors have been identified in total and these are assessed in detail 

as part of this TVIA at Sections 5.2 and 7.1. Of particular note, and 

experiencing the greatest magnitude of change, is the Anglia Square 

Character Area, which during the construction phase of the Proposed 

Development will see a moderate- beneficial effect. Likewise, during 

the operational phase this townscape receptor will see a moderate-

beneficial effect.

Within the visual assessment, one view has been judged to result in 

an adverse effect, View 7A (Mousehold Avenue (north-east of the 

allotments) panorama), is where visual receptors would experience 

a moderate-adverse effect during construction and operational 

phases as a result of the Proposed Development. While this has been 

judged when viewed within the wider panoramic view, the Proposed 

Development is not central to the sensitive receptors, which are the 

identifiable landmarks of Norwich , nor is it possible to view it as part 

of the ensemble of prominent elements, but rather as  a separate and 

peripheral element of Norwich. Overall, this view should be considered 

in terms of how it appears within this skyline and its direct effect, see 

View 7 which has been judged to have a minor-neutral effect.

In conclusion and based on the detailed assessment provided within 

this technical appendix, which forms part of the Environmental 

Statement, and in consideration of the Built Heritage Assessment, the 

Proposed Development is viewed as a comprehensive development 

of high quality architecture which will introduce much desired and 

needed regeneration of the Site, which will likewise have an enhancing 

effect on the surrounding and wider area. In respect of townscape 

and visual assessment, it is considered to adhere to and be compliant 

with all planning legislation, policy and guidance, including the 

Environmental Impact Assessment process. During the determination 

process the Proposed Development should be considered on balance 

with the benefits it would deliver. It is the view of Iceni Projects that this 

scheme should be viewed positively and found wholly acceptable by 

the decision maker. 
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4

VERIFIED V IEWS METHODOLOGY

1.0 PHOTOGRAPHY

1.1 Digital photography
With the latest advances in Digital Photography it is now possible to match 
the quality of plate photography. Due to the added benefits of time saving and 
flexibility Cityscape now employ full time in-house digital photographers.

1.2 Lenses
For local views a wide angle lens of 24mm or 35mm was used in order to 
capture as much of the proposal and its surroundings as possible. Intermediate 
distance views were photographed with a standard 35mm to 70mm.

As a guide, the following combinations were used:

Distance to subject View and 5D Canon Digital SLR, 1DS Mark III and 5D

0 – 800 metres Local 24mm to 50mm ‘L’ series

800 to 5000 metres Intermediate 24mm to 70mm ‘L’ series zoom 

Examples of these views are shown in Figures 4 and 5.

1.3 Digital camera
Cityscape used a Canon 1DS (shown in figure 1), Canon Digital SLR, Canon 
1DSMK3 or 5D (all full frame digital SLRs) high resolution digital camera for 
the digital photography. Also used were Canon’s ‘L’ series professional tilt and 
shift lenses which produce high quality images that are suitable for the camera-
matching process without the need for processing and scanning.

1.4 Position, time and date recording
The photographer was provided with (i) an Ordnance Survey map indicating 
the position of each viewpoint from which the required photographs were to be 
taken, and (ii) a digital photograph taken by Cityscape of the desired view. For 
each shot the camera was positioned at a height of 1.60/1.65 metres (depending 
on whether image is SPG or RPG3A view) above the ground level which closely 
approximates the human eye altitude. A point vertically beneath the centre of 
the lens was marked on the ground as a survey reference point and two digital 
reference photographs were taken of (i) the camera/tripod location and (ii) the 
survey reference point (as shown in Figures 2 and 3). The date and time of the 
photograph were recorded by the camera.

10.0 INTRODUCTION

0.1 Methodology overview
The methodology applied by Cityscape Digital Limited to produce the verified 
images or views contained in this document is described below. In the drafting 
of this methodology and the production and presentation of the images, 
guidance has been taken from the London View Management Framework SPG 
March  2012. The disciplines employed are of the highest possible levels of 
accuracy and photo-realism which are achievable with today’s standards of 
architectural photography and computer-generated models.

0.2 View selection
The viewpoints have been selected through a process of consultation with 
relevant statutory consultees and having regard to relevant planning policy 
and guidance.

APPENDIX 1: CITYSCAPE METHODOLOGY STATEMENT



196Townscape & Visual Impact Assessment

ANGLIA SQUARE   |    NORWICH

MARCH 2018

5

2 3

1  Canon 1DS Digital Camera

2  Camera Location

3  Survey reference point

4  Local view

5  Intermediate view

4

5
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6

VERIFIED V IEWS METHODOLOGY

2.0 DIGITAL IMAGE CORRECTION

2.1 Raw file conversion
Canon cameras produce a raw file format, which is then processed digitally for 
both high detail and colour accuracy. The final image is outputed as a tiff1 file.

2.2 Digital image correction
The digital images were then loaded into Cityscape’s computers running Adobe 
Photoshop®2 software to prepare the digital image for the next stage of camera 
matching (see section 5). The image is also ‘bank’3 corrected which means 
ensuring that the horizon in each digital image is precisely horizontal.

In spite of the selection of the most advanced photographic equipment, lenses 
are circular which results in a degree of distortion on the perimeter of images. 
The outer edges of an image are therefore not taken into consideration; this 
eliminates the risk of inaccuracy. Figure 17 in section 5 illustrates the ‘safe’ or 
non-distortive area of an image which is marked by the red circle.

The adjusted or corrected digital image, known as the ‘background plate’, is 
then saved to the Cityscape computer system ready for the camera matching 
process (see section 5). In preparation for the survey (see section 4) Cityscape 
marks up each background plate selecting a number of points in the view, such 
as corners of buildings, for survey (see Figures 6 and 7)

1 TIFF is the name given to a specific format of image file stored digitally on a computer.
2 Adobe Photoshop® is the industry standard image editing software. 
3 By aligning the vanishing points.

6
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6  Background plate highlighting critical survey points in purple 
and secondary survey strings in red

7  Area of interest to be surveyed as shown in Figure 7

7
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3.0 GPS SURVEY

3.1 Survey
An indepedant surveyor was contracted to undertake the survey of (i) each 
viewpoint as marked on the ground beneath the camera at the time the 
photograph was taken (and recorded by way of digital photograph (see section 
1 above)) and (ii) all the required points on the relevant buildings (as marked on 
the background plate).

The survey was co-ordinated onto the Ordnance Survey National Grid (OSGB36) 
by using Global Positioning System (GPS) equipment (see, for example, Figure 9) 
and processing software. The Ordnance Survey National Grid (OSGB36) was 
chosen as it is the most widely used and because it also allows the captured 
data to be incorporated into other available digital products (such as Ordnance 
Survey maps). The height datum used was Ordnance Survey Newlyn Datum 
and was also derived using the GPS.

The surveyor uses a baseline consisting of two semi-permanent GPS base 
stations (see Figure 8). These stations are located approximately 5730 metres 
apart and positioned so as to optimise the results for the area of operation 
(see location map, Figure 13). The base stations are tied into the National 
GPS Network and are constantly receiving and storing data which allows their 
position to be monitored and evaluated over long periods of operation. By 
using  the same base stations throughout the survey the surveyor ensure the 
consistency of the results  obtained.

Using the Real Time Kinematic method a real time correction is supplied by 
each base station to the rover (shown in Figure 10) (over the GSM4 network) 
physically undertaking the field survey. This enables the rover to determine the 
co-ordinates of its location instantaneously (i.e. in ‘real time’). The rover receives 
a ‘corrected’ fix (co-ordinates) from each base station. If the two independent 
fixes are each within a certain preset tolerance, the rover then averages the 
two fixes received. The viewpoints are, with a few exceptions, surveyed using 
this technique. This method of GPS survey (Real Time Kinematic) produces 
results to an accuracy in plan and height of between 15mm – 50mm as outlined 
in the “Guidelines for the use of GPS in Land Surveying” produced by the 
Royal Institute of Chartered Surveyors.

The particular points on each building as marked up on the background plate 
are surveyed using conventional survey techniques utilising an electronic 
theodolite and reflectorless laser technology (shown in Figures 11 and 12). There 
are two methods used to fix the building details, namely polar observations5 
and intersection observations6. The position of the theodolite is fixed by the 
rover as described above. In certain circumstances, a viewpoint may need to 
be surveyed using conventional survey techniques as opposed to Real Time 
Kinematic, if, for example, the viewpoint is in a position where GPS information 
cannot be received.

4 GSM network: the mobile phone network.
5 Polar observation is the measurement of a distance and direction to a point from a known baseline 

in order to obtain co-ordinates for the point. The baseline is a line between two known stations.
6 Intersection observation is the co-ordination of a point using directions only from two ends of 

a baseline.

APPENDIX 1: CITYSCAPE METHODOLOGY STATEMENT



200Townscape & Visual Impact Assessment

ANGLIA SQUARE   |    NORWICH

MARCH 2018

9

8  Marshall Survey semi-permanent GPS base station

9  GPS System

10  Field survey being carried out using a GPS rover

11  Electronic Theodolite

12  Field survey being carried out by St. Paul’s Cathedral

13  Location of Marshall Survey’s GPS base stations

8

9

10

12
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4.0 MODEL POSITIONING

4.1 Height and position check
The model is positioned using a site plan provided by the architect. This is then 
overlaid onto OS positioned survey from ProMap. Once the building has been 
positioned in Lightwave confirmation of height and position is requested from 
the architect. Two clear reference points are agreed and used to confirm the site 
plan and Ordnance Survey. The height is cross checked against the architects 
section and given in metres Above Ordnance Survey Datum (AOD).

14A

14B
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14A  Architect’s Elevation Drawing

14B  Cityscape’s Elevation Model

15A  Architect’s Plan Drawing

15B  Cityscape’s Plan Model

15A 15B
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5.0 CAMERA MATCHING

5.1 Cityscape’s Database
Cityscape has built up a comprehensive database of survey information on 
buildings and locations in central London; the database contains both GPS survey 
information and information regarding the dimensions and elevations of buildings 
gathered from architects and other sources. Figure 16 shows a selection of GPS 
located models (yellow) within Cityscape’s database which effectively represents 
a 3D verified computer ‘model’ of some prominent buildings in central London. 
The term ‘3D model’ has been adopted with caution in this methodology as it is 
thought to be slightly misleading because not every building in central London is 
included in the database although the majority of those buildings which form part 
of the ‘skyline’ are included.

5.2 Creation of Scheme Model
The outlines of buildings are created by connecting the surveyed points or from 
the information obtained from architects’ drawings of particular buildings. By 
way of example of the high level of detail and accuracy, approximately 300 
points have been GPS surveyed on the dome of St.  Paul’s. The database 
‘view’ (as shown in Figure 16) is ‘verified’ as each building is positioned using 
coordinates acquired from GPS surveys.

5.3 Camera Matching Process
In many instances, the various co-ordinates of a particular building featured 
in one of the background plates are already held by Cityscape as part of their 
database of London. In such cases the survey information of buildings and 
locations provided by the surveyor (see section 3 above) is used to cross-check 
and confirm the accuracy of these buildings. Where such information is not 
held by Cityscape, it is, where appropriate, used to add detail to Cityscape’s 
database. The survey information provided by the surveyor is in all cases used 
in the verification process of camera matching.

A wireframe7 3D model of the proposed scheme is created by Cityscape from 
plans and elevations provided by the architects and from survey information of 
the ground levels on site and various other points on and around the site, such 
as the edge of adjacent roads and bollards etc. provided by the surveyor.

The following information is required for the camera matching process:

• Specific details of the camera and lens used to take the photograph and therefore 
the field of view (see section 1);

• The adjusted or corrected digital image i.e. the ‘background plate” (see section 2); 

• The GPS surveyed viewpoint co-ordinates (see section 3);

• The GPS surveyed co-ordinates of particular points on the buildings within 
the photograph (the background plate) (see section 3);

• Selected models from Cityscape’s database (see section 3);

• The GPS surveyed co-ordinates of the site of the proposed scheme 
(see section 3); 

• A 3D model of the proposed scheme (see section 4).

A background plate (the corrected digital image) is opened on computer 
screen (for example, Figure 17), the information listed above is then used to 
situate Cityscape’s virtual camera such that the 3D model aligns exactly over 
the background plate (as shown in Figures 18 and 21) (i.e. a ‘virtual viewer’ 
within the 3D model would therefore be standing exactly on the same viewpoint 
from which the original photograph was taken (Figure 20). This is the camera 
matching process.

5.4 Wireline Image
Cityscape is then able to insert the wireframe 3D model of the proposed scheme 
into the view in the correct location and scale producing a verified wireline 
image of the proposal (shown in Figures 19 & 22). 

The camera matching process is repeated for each view and a wireline image of 
the proposal from each viewpoint is then produced. The wireline image enables 
a quantitative analysis of the impact of the proposed scheme on views.

7 A wireframe is a 3D model, a wireline is a single line representing the outline of the building.

16  Selected GPS located models (yellow) from Cityscape’s database, situated on Cityscape’s 
London digital terrain model

17  Background plate & selected 3D models as seen by the computer camera. Red circle 
highlights the safe or non-distortive area of the image

18  Background plate matched to the 3D GPS located models

19  The camera matched background plate with an example of a proposed scheme included 
in red

20  Background plate: digital photograph, size and bank corrected as described in section 3

21  Camera matching: the background plate matched in the 3D GPS located models

22  The camera matched background plate with the proposed scheme included

16
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6.0 RENDERING

6.1 Rendering
Rendering is a technical term referring to the process of creating a 
two-dimensional output image from the 3D model.

6.2 Texturing
In order to assist a more qualitative assessment of the proposals, the output 
image needs to be a photo-realistic reflection of what the proposed scheme 
would look like once constructed. The process of transforming the wireframe 
3D scheme model (see Section 7) into one that can be used to create a 
photo-realistic image is called texturing8

Prior to rendering, Cityscape requires details from the architect regarding the 
proposed materials (e.g. type of glass, steel, aluminium etc.) to be utilised. 
Cityscape also use high resolution photographic imagery of real world material 
samples, supplied by the client or the manufacturer, to create accurate 
photorealistic textures for use in all our images. This information is used to 
produce the appearance and qualities in the image that most closely relates to 
the real materials to be used (as shown in Figures 24 and 25).

6.3 Lighting and sun direction
The next stage is to light the model. Cityscape utilises High Dynamic Range 
(HDR) Imaging9 for all its environmental lighting. The date (including the year) 
and time of the photograph and the latitude and longitude of the city are input 
(see Figure 23) into the unbiased physically accurate render engine. Cityscape 
selects a ‘sky’ (e.g. clear blue, grey, overcast, varying cloud density, varying 
weather conditions) from the hundreds of ‘skies’ held within the HDR database 
to resemble as closely as possible the sky in the background plate. The 3D 
model of the proposed scheme is placed within the selected sky (see Figure 
27) and using the material properties also entered, the computer calculates 
the effects of the sky conditions (including the sun) on the appearance of the 
proposed scheme. 

An image of the proposed scheme is produced showing the effect of light and 
sun (as shown in Figure 26). The selection of the matching sky is the only 
subjective input at this stage.

8 Texturing is often referred to as part of the rendering process, however, in the industry, it is a 

process that occurs prior to the rendering process.
9 An industry standard technique for rendering images with a high dynamic range (HDR); 

e.g. sky images. HDR images capture a greater exposure latitude than standard images. 

Using HDR, alight probe image can record the colour and brightness of every light source.

23 24

25
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23  Screenshot of environment information (time, date and year) entered to locate the sun 
correctly (see section 7.3)

24  Screenshot of some materials in the 3D rendering package

25  Screenshot of material and surface properties

26  Example of rendered scheme using High Dynamic Range Imaging

27  Example of a proposed scheme highlighted in red within the selected sky and rendered 
onto the background plate

26

27
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7.0 POST PRODUCTION

7.1 Post production
Finally the rendered image of the scheme model is inserted and positioned 
against the camera matched background plate. Once in position the rendered 
images are edited using Adobe Photoshop®. Masks are created in Photoshop 
where the line of sight to the rendered image of the proposed scheme is 
interrupted by foreground buildings (as shown in Figure 29). 

The result is a verified image or view of the proposed scheme (as shown 
in Figure 30).

28  Background plate

29  Process Red area highlights the Photoshop mask that hides the unseen portion of the render

30  Shows a photo-realistic verified image

28
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Anglia Square TVIA Summary Table
Viewpoint 
Number Viewpoint Name Imagery Presented Sensitivity of View

Magnitude of 
Change Residual Effect Cumulative

1 View from Catton Park Verified Wireline High No change No change No effect
2 Constitution Hill (Sewell Park 

College entrance opposite Ash 
Grove)

Verified Wireline

Medium Low Minor-neutral No effect
3 Junc Constitution Hill / Denmark 

Road / St Clement's Hill
Non-verified Wireline

Low Medium Minor-neutral No effect
4 Angel Road (next to school 

entrances)
Verified Wireline

Low High Moderate-beneficial No effect
5 Junc Heath Road / Shipstone 

Road
Verified Wireline

Low Medium Minor-neutral No effect
6 Junc Magdalen Road / Sprowston 

Road
Verified Wireline

Low Medium Minor-beneficial No effect
7 Mousehold Avenue (north east 

corner of allotments)
Verified Wireline

Low Medium Minor-neutral No effect
7A Mousehold Avenue (north east 

corner of allotments) - panorama 
view

Verfied Wireline

Medium Medium Moderate-adverse No effect
8 Motram Monument, St James' 

Hill (wider angle)
Verified Render

Medium Medium Moderate-beneficial Moderate-beneficial
9 Ketts Heights (Armada beacon) 

(wider angle)
Verified Wireline

Medium Medium Moderate-beneficial No effect
10 Ketts Hill (east pavement 

opposite entrance to Ketts 
Heights)

Non-verified Render

Low Medium Minor-neutral No effect
11 View from outside the Forum Verified Render

High Medium Major-neutral No effect
12 Castle Rampart Verified Render

High Medium Major-beneficial Moderate-beneficial
13 Junc Gentlemans Walk / Davey 

Place
Verified Wireline

High Low Moderate-neutral No effect
14 Aylsham Road (outside no 22 on 

foopath near bus stop)
Verified Render

Medium Medium Moderate-beneficial No effect
15 Junc St Augustine's Street / 

Magpie Road (position 
immediately south of traffic 
signal on west footpath)

Verified Render

Medium Medium Moderate-beneficial No effect
16 Junc St Augustine's Street / 

Sussex Street
Verified Render

Medium Medium Moderate-beneficial No effect
17 Magpie Road (short distance east 

of St Augustine St junction) 
looking south with City Wall 
section in foreground - see 
Google Street view image

Verified Render

Medium-high High Major-neutral No effect
18 Junc Edward Street / Magpie 

Road (east side Edward Street)
Verified Render

Low High Moderate-beneficial No effect
19 Outside St James Church (Puppet 

Theatre), Barrack Street
Verified Render

Low-medium Medium Moderate-beneficial Moderate-beneficial
20 Upper Close (south west corner 

of no. 67b)
Verified Render

High Medium Major-neutral No effect
21 Upper Close (seat at northern 

extremity of east range)
Verified Wireline

High No change No change No effect
22 Junction Elm Hill / Princes Street Verified render

High Low Moderate-neutral No effect
23 Tombland (in front of no 22) Verified Wireline Medium-high Low Minor-beneficial No effect
24 Tombland (in front of Edith Cavell 

statue)
Verified Wireline

High No change No change No effect
25 Junc Wensum Street / Elm Hill 

(east side Wensum St)
Verified Render

Medium Medium Moderate-beneficial No effect
26 Fye Bridge Verified Wireline High Low Moderate-neutral No effect
27 Riverside Walk next to tourist 

boat pontoon
Non-verified Render

Medium Low Minor-neutral No effect
28 St George's Bridge, St George's 

Street
Verified Wireline

Low Low Negligible No effect
29 Junction Oak Street / St Martin's 

Lane
Verified Render

Medium Medium Moderate-beneficial Moderate-beneficial
30 Junc St Crispin's Road / Oak 

Street
Non-verified Wireline

Low HIgh Moderate-beneficial No effect
31 Entrance to Quaker Burial 

Ground, Chatham Street
Non-verified Render

Low Low Negligible No effect
32 In front of St Augustine's Church 

porch
Verified Render

High High Major-neutral No effect
33 Seating area in north west corner 

of St Augustine's Churchyard
Verified Render

Low-medium High Moderate-beneficial No effect
34 Outside 107 Magdalen Street Verified Render Low Medium Minor-beneficial No effect
35 Junc Cowgate / Bull Close Non-verified Wireline Low Medium Moderate-beneficial No effect
36 Muspole Street (in front of 

Woolpack Yard Inn)
Non-verified Render

Low-medium Medium Moderate-beneficial Major-beneficial
37 Junc Calvert Street / St George's 

Street
Verified Render

High Medium Major-beneficial Major-beneficial

38 Junc Calvert Street / Colegate Verified Render
Medium Medium Minor-beneficial No effect

39 Entrance to Octagon Chapel, 
Colegate

Verified Wireline
High No change No change No effect

40 View north along meeting House 
Alley (N side of Colgate) towards 
the Old Meeting House.

Verified Wireline

High Low Moderate-neutral No effect
41 Outside 25 Magdalen Street 

(Looses Emporium) 
Verified Render

Low-medium Low Minor-beneficial No effect
42 Outside 39 Magdalen Street Verified Render Low Low Negligible No effect
43 Corner of 59 Magdalen Street Verified Render Low High Moderate-beneficial No effect
44 Doughty's Hospital courtyard 

(south end)
Verified Render

Medium Medium Moderate-beneficial No effect
45 Junc St George's Street / St 

Crispins
Verified Render

Low High Moderate-neutral No effect
46 Junc St Mary's Plain / Duke Street 

(on Duke Street footway, south 
side of St Mary's Plain)

Verified Wireline

Medium Medium Moderate-beneficial Major-beneficial
47 South east corner Duke Street / 

St Crispin's  / Pitt Street 
roundabout

Verified Render

Low High Moderate-beneficial Minor-beneficial

Character 
Area Number Character Area Title Sensitivity  

Magnitude of 
Change Residual Effect

1 Low Density Residential Medium Low Minor-beneficial No effect
2 Northern City Medium High Major-beneficial No effect
3 Anglia Square Low High Moderate-beneficial Moderate-beneficial
4 Colegate High Medium Moderate-neutral Moderate-beneficial
5 Northern Riverside Medium Medium Moderate-neutral No effect
6 Elm Hill & Maddermarket High Low Moderate-neutral No effect
7 Civic High Low Moderate-neutral Minor-neutral
8 Cathedral Close High Low Moderate-neutral No effect
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