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1.0 INTRODUCTION 

  

Figure 3: View of Anglia Square from the west side podium deck level. 

This Built Heritage Statement (‘report’) has been prepared by CgMs 

Heritage, part of RPS Group plc, on behalf of Weston Homes plc in support 

of a hybrid planning application for the redevelopment of Anglia Square, 

Norwich, NR3 1DZ, henceforth known as the Site. The development 

proposal is for a comprehensive mixed-use scheme comprising retail, 

leisure and residential uses with a dynamic and attractive public realm 

strategy (the Development).  A full description of the proposed 

Development is provided in Section 5.1. 

The Site is located at the northern extent of Norwich city centre (fig. 2) and 

comprises approximately 4.51 hectares of land (fig. 1). To the north, east 

and west of the Site boundary is predominately nineteenth and twentieth 

century residential development, while immediately to the south is part of 

the city’s ring road, St Crispins Road, which forms a section of dual 

carriageway.  

Development within the Site boundary comprises multi-storey commercial 

office blocks, including Sovereign House and Gildengate House, the 

Hollywood Cinema, a retail shopping plaza, along with associated multi-

storey and surface car parking. This development was designed by Alan 

Cooke Associates and constructed in the late-1960s and early-1970s as 

part of the Post-war reconstruction of Norwich. However, the contemporary 

overall masterplan for Anglia Square did not materialise beyond this initial 

phase of development, resulting in the Site’s existing layout. The partly 

realised design therefore failed to integrate within its surroundings. The Site 

boundary includes two further undeveloped parcels of land; irregular 

shaped areas of hardstanding to the north of Edward Street, and at the 

corner of New Botolph Street and Edward Street. 

It has been identified that the Site falls within the Norwich City Centre 

Conservation Area boundary, which covers a broad expanse of the city’s 

central urban area and corresponds to the medieval ‘walled city’ limits. Due 

to its complexity and scale the Conservation Area is delineated into thirteen 

distinct ‘character areas’. The Site constitutes its own character area, 

Anglia Square, defined as an area ‘dominated by late twentieth century 

commercial developments, industrial units and surface car parking’. 

Adjacent character areas within the Site’s vicinity include Northern City to 

the north, with Colegate immediately south and Northern Riverside beyond 

the Colegate area. 

Norwich City Council have determined what constitutes the significance of 

these character areas as outlined in their City Centre Conservation Area 

Appraisal, September 2007. Anglia Square is considered to have an overall 

‘low significance’.  

The Site’s existing buildings are not statutorily listed. There is a locally 

listed former public house in the south west corner of the Site fronting Pitt 

Street, which is assessed within this report. As the Site is located in the 

Conservation Area, a separately prepared application to Historic England 

by Iceni Projects Ltd presented the case for immunity from listing for 

Sovereign House which is within the Site boundary. The Certificate of 

Figure 1: Aerial view of Norwich. The Hybrid Application Site Boundary at Anglia Square, 

Norwich NR3 1DZ is indicated in red (Source: Google Maps, 2016, Google Inc., Anglia Square, 

Norwich, 52°38'10.4" N, 1°17'42.6" E, www.google.co.uk/maps/ Accessed 1 August 2016). 

Figure 2:  Location of the Site relative to Norwich City Centre indicated by the blue circle. 

Source: Bing Maps 



rpsgroup.com/uk  |  cgms.co.uk 4 

1.0 INTRODUCTION 

  

Figure 4: Bird’s eye view of Anglia Square from the south. The three parts of the Site are 

shaded in red. Source: Bing Maps 

Immunity was confirmed by DCMS on 2nd May 2017. A significant number 

of designated and non designated heritage assets are to be found within 

the immediate, wider and extended setting of the Site. Many of these listed 

buildings are of very high significance, being either Grade I or II* listed.  

Accordingly, there is a requirement under the National Planning Policy 

Framework (NPPF) to explain the significance of any designated and non-

designated heritage assets identified and what, if any, impacts on that 

significance will arise on account of the development proposals. This report 

will therefore focus on assessing the heritage assets in the Site’s vicinity, 

including statutorily and locally listed buildings identified above, in addition 

to the relevant character areas that define the Norwich City Centre 

Conservation Area. The principal objective of the report is to provide a 

detailed assessment of the impact of the proposed Development upon the 

significance of identified heritage assets.  

This report has been prepared in accordance with the relevant legislative 

and planning policy framework at national, strategic and local levels. 

Furthermore, to ascertain what contribution the Site has upon these 

heritage assets, the prepared assessment is based on the Site’s 

development through historical research, map progression studies, an on-

site inspection and the exercise of professional judgement. This document 

is designed to inform discussions with Norwich City Council and Historic 

England and to provide sufficient information to allow the Council to reach a 

decision about the suitability of the proposals for the comprehensive 

redevelopment of Anglia Square in respect of impact on heritage assets.     

All photos, maps and plans are for illustrative purposes only. 

All photos are the author’s own, unless otherwise stated. 

This report should be read in conjunction with the other documents 

submitted as part of this hybrid planning application. 

Figure 7: Sovereign House, Anglia Square, seen from New Botolph Street to the north  Figure 6: Panoramic view north from Gildengate House. Source: BMA Design & Access Statement 

Figure 5: The Hybrid Application Site boundary. Red denotes the Hybrid Application Boundary  

and blue denotes other land in the ownership of Columbia Threadneedle. See Figure 75 for red 

outline plan for the detailed application (Section 5.1) 
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2.0 LEGISLATIVE & PLANNING POLICY FRAMEWORK 

2.1 LEGISLATION & NATIONAL PLANNING POLICY 

The current national policy system identifies, through the National Planning 

Policy Framework (NPPF), that applications should consider the potential 

impact of development upon ‘heritage assets’. This term includes: 

designated heritage assets, which possess a statutory designation (for 

example Listed Buildings, Conservation Areas, and Registered Parks and 

Gardens); and non-designated heritage assets, typically compiled by Local 

Planning Authorities (LPAs) and incorporated into a Local List. 

Legislation  

Where any development may affect designated heritage assets, there is a 

legislative framework to ensure proposed works are developed and 

considered with due regard for their impact on the historic environment. 

This extends from primary legislation under the Planning (Listed Buildings 

and Conservation Areas) Act 1990. The relevant legislation in this case 

extends from Section 16 of the 1990 Act which states that in considering 

applications for listed building consent, the LPA shall have special regard to 

the desirability of preserving the Listed Building or its setting, or any 

features of special architectural or historic interest that it possesses. 

Section 66 further states that special regard must be given by the LPA to 

the desirability of preserving or enhancing listed buildings and their setting. 

A particularly appropriate example of upholding S66 is in the case of West 

Coast Energy’s proposal for five wind turbines to be installed within the 

setting of the Grade I listed Barnwell Manor, Northamptonshire. The 

National Trust advocated that the proposals would have an adverse impact 

upon the heritage asset’s setting and, reinforced by local opposition, the 

proposal was rejected by East Northamptonshire District Council in 2010. 

The developers won an appeal for four turbines, however, this was 

overturned at the High Court. A subsequent Appeal to overturn the High 

Court ruling was dismissed in February 2014. 

In addition, Section 72 of the 1990 Act states that in exercising all planning 

functions, LPAs must have special regard to the desirability of preserving or 

enhancing Conservation Areas. 

 

National Planning Policy 

National Planning Policy Framework (NPPF) (Department of 

Communities and Local Government (DCLG), March 2012) 

The NPPF is the principal document that sets out the Government’s 

planning policies for England and how these are expected to be applied. It 

has been purposefully created to provide a framework within which LPAs 

and the local populace can produce their own distinctive Local and 

Neighbourhood Plans, respectively. Such Plans consequently reflect the 

needs and priorities of their communities. 

These considerations should be taken into account when determining 

planning applications and, in addition, the positive contribution that 

conservation of heritage assets can make to sustainable communities, 

including their economic vitality.  

In order to determine applications, NPPF Paragraph 128 states that LPAs 

should require applicants to demonstrate the significance of any heritage 

assets likely to be affected by development proposals, including the 

contribution made to their setting. The level of detail provided should be 

proportionate to each heritage assets’ significance and sufficient to 

understand what impact will be caused upon their significance. This is 

supported by NPPF Paragraph 129, which requires LPAs to take this 

assessment into account when considering applications. 

NPPF Paragraphs 132-136 consider the impact of development proposals 

upon the significance of a heritage asset. NPPF Paragraph 132 

emphasises the need for proportionality in decision-making and identifies 

that, when a development is proposed, the weight given to the conservation 

of a heritage asset should be proportionate to its significance, with greater 

weight given to those assets of higher significance. NPPF Paragraph 134 

states that, where less than substantial harm will be caused to a 

designated heritage asset, the harm should be weighed against the public 

benefits of the development proposals, which include securing the heritage 

asset’s optimum viable use. NPPF Paragraph 135 notes that the effect of 

an application upon the significance of a non-designated heritage asset 

should be taken into account in determining the application. Adding, that in 

weighing applications that affect directly or indirectly non-designated 

heritage assets, a balanced judgement will be required having regard to the 

scale of any harm or loss and the significance of the heritage asset. 

Paragraph 136 stipulates that LPAs should not permit loss of the whole or 

part of a heritage asset without taking all reasonable steps to ensure the 

new development will proceed after the loss has occurred. 

In addition, Paragraph 137 notes that local planning authorities should look 

for opportunities for new development within Conservation Areas and 

World Heritage Sites and within the setting of heritage assets to enhance or 

better reveal their significance. Adding, proposals that preserve those 

elements of the setting that make a positive contribution to or better reveal 

the significance of the asset should be treated favourably. 

In relation to Conservation Areas, it is acknowledged in NPPF Paragraph 

138 that not all aspects of a Conservation Area will necessarily contribute 

to its significance. This allows some flexibility for sustainable development 

to take place in or near Conservation Areas, without causing harm to the 

overall heritage asset’s significance. 

 

 

When determining planning applications, the NPPF directs LPAs to apply 

the presumption in favour of sustainable development; the ‘golden thread’ 

that is expected to run through the plan-making and decision-making 

process. Nonetheless, NPPF Paragraph 14 states that the presumption in 

favour of sustainable development is only applied unless certain specific 

policies indicate that such development should be restricted; these include 

policies protecting sites identified as: designated heritage assets; Areas of 

Outstanding Natural Beauty (AONBs); Sites of Special Scientific Interest 

(SSSIs); and the Green Belt. 

The NPPF defines a heritage asset as: “A building, monument, site, place, 

area or landscape identified as having a degree of significance meriting 

consideration in planning decisions, because of its heritage interest”. The 

definition of a heritage asset includes ‘designated’ heritage assets: “A 

World Heritage Site, Scheduled Monument, Listed Building, Protected 

Wreck Site, Registered Park and Garden, Registered Battlefield or 

Conservation Area designated under the relevant legislation”. In addition, 

other ‘non-designated’ heritage assets identified by LPAs are included in a 

Local List. 

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. NPPF Paragraph 58 affirms the need for new 

design to: function well and add to the quality of the area in which it is built; 

establish a strong sense of place; and respond to local character and 

history, reflecting the built identity of the surrounding area.  

Section 12 Conserving and Enhancing the Historic Environment contains 

NPPF Paragraphs 126-141, which relate to development proposals that 

have an effect upon the historic environment. Such policies provide the 

framework that LPAs need to refer to when setting out a strategy for the 

conservation and enjoyment of the historic environment in their Local 

Plans. 

The NPPF advises LPAs to take into account the following points when 

drawing up strategies for the conservation and enjoyment of the historic 

environment: 

 The desirability of sustaining and enhancing the significance of 

heritage assets and preserving them in a viable use consistent with 

their conservation; 

 the wider social, cultural, economic and environmental benefits that 

the conservation of the historic environment can bring; 

 the desirability of new development in 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.  
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National Guidance  

Planning Practice Guidance (PPG) (DCLG) 

This guidance has been adopted in support of the NPPF. It reiterates the 

importance of conserving heritage assets in a manner appropriate to their 

significance as a core planning principle.  

It also states, conservation is an active process of maintenance and 

managing change, requiring a flexible and thoughtful approach. 

Furthermore, it highlights that neglect and decay of heritage assets is best 

addressed through ensuring they remain in an active use that is consistent 

with their conservation.  

Key elements of the guidance relate to assessing harm. It states, an 

important consideration should be whether the proposed works adversely 

affect a key element of the heritage asset’s special architectural or historic 

interest. Adding, ‘it is the degree of harm, rather than the scale of 

development that is to be assessed’. The level of ‘substantial harm’ is 

stated to be a high bar that may not arise in many cases. Essentially, 

whether a proposal causes substantial harm will be a judgment for the 

decision taker, having regard to the circumstances of the case and the 

NPPF.  

Importantly, it is stated harm may arise from works to the asset or from 

development within its setting. Setting is defined as ‘the surroundings in 

which an asset is experienced, and may be more extensive than the 

curtilage’. A thorough assessment of the impact of proposals upon setting 

needs to take into account, and be proportionate to, the significance of the 

heritage asset and the degree to which proposed changes enhance or 

detract from that significance and the ability to appreciate it.  

Importantly, the guidance states that if ‘complete or partial loss of a 

heritage asset is justified, the aim should then be to capture and record the 

evidence of the asset’s significance, and make the interpretation publically 

available.’  

Conservation Principles, Policies and Guidance (English 

Heritage, April 2008) 

This outlines Historic England’s approach to the sustainable management 

of the historic environment. While primarily intended to ensure consistency 

in their own advice and guidance through the planning process, the 

document is commended to LPAs to ensure that all decisions about change 

affecting the historic environment are informed and sustainable. 

This document was published in line with the philosophy of PPS5, yet 

remains relevant with the NPPF and PPG, with the emphasis placed upon 

the importance of understanding significance as a means to properly 

assess the effects of change to heritage assets. Guidance within the 

document describes a range of ‘heritage values’ that constitute a heritage 

asset’s significance to be established systematically; via the four main 

heritage values which are: aesthetic, evidential, communal or historical. 

The document emphasises that ‘considered change offers the potential to 

enhance and add value to places…it is the means by which each 

generation aspires to enrich the historic environment’ (Paragraph 25). 

 

Overview: Historic Environment Good Practice Advice in 

Planning 

In March 2015 Historic England (formerly English Heritage) withdrew the 

PPS5 Practice Guide document and replaced with three Good Practice 

Advice in Planning Notes (GPAs): ‘GPA1: Local Plan Making’, ‘GPA2: 

Managing significance in Decision-Taking in the historic Environment’, and 

‘GPA3: The Setting of Heritage Assets. A fourth document entitled ‘GPA4: 

Enabling Development’ has yet to be adopted.  

These GPAs provide supporting guidance relating to good conservation 

practice. The documents particularly focus on how good practice can be 

achieved through the principles included within national policy and 

guidance. As such, the GPAs provide information on good practice to assist 

LPAs, planning and other consultants, owners, applicants and other 

interested parties when implementing policy found within the NPPF and 

PPG relating to the historic environment. 

GPA1: The Historic Environment in Local Plans (March 2015) 

This document stresses the importance of formulating Local Plans that are 

based on up-to-date and relevant evidence in relation to the economic, 

social and environmental characteristics and prospects of an area, 

including the historic environment, as set out by the NPPF. The document 

provides advice on how information in respect of the local historic 

environment can be gathered, emphasising the importance of not only 

setting out known sites, but in understanding their value (i.e. significance). 

This evidence should be used to define a positive strategy for the historic 

environment and the formulation of a plan for the maintenance and use of 

heritage assets and for the delivery of development, including within their 

setting, which will afford appropriate protection for the heritage asset(s) and 

make a positive contribution to local character and distinctiveness. 

Furthermore, the Local Plan can assist in ensuring that site allocations 

avoid harming the significance of heritage assets and their settings, whilst 

providing the opportunity to ‘inform the nature of allocations so 

development responds and reflects local character’. 

Further information is given relating to cumulative impact, and S106 

agreements, stating ‘to support the delivery of the Plan’s heritage strategy it 

may be considered appropriate to include reference to the role of Section 

106 agreements in relation to heritage assets, particularly those at risk.’ It 

also advises on how the heritage policies within Local Plans should identify 

areas that are appropriate for development as well as defining specific 

Development Management Policies for the historic environment. It further 

suggests that a heritage Supplementary Planning Document (SPD) in line 

with NPPF Paragraph 153 can be a useful tool to amplify and elaborate on 

the delivery of the positive heritage strategy in the Local Plan. 

GPA2: Managing Significance in Decision-Taking in the 

Historic Environment (March 2015) 

This document provides advice on the numerous ways in which decision-

taking in the historic environment can be undertaken, emphasising that the 

first step for all applicants is to understand the significance of any affected 

heritage asset and the contribution of its setting to its significance. In line 

with the NPPF and PPG, this document states that early engagement and 

expert advice in considering and assessing the significance of heritage 

assets is encouraged, stating that ‘development proposals that affect the 

historic environment are much more likely to gain the necessary 

permissions and create successful places if they are designed with the 

knowledge and understanding of the significance of the heritage assets 

they may affect.’  

The advice suggests a structured staged approach to the assembly and 

analysis of relevant information, this is as follows: 

1.  Understand the significance of the affected assets; 

2.  Understand the impact of the proposal on that significance; 

3.  Avoid, minimise and mitigate impact in a way that meets the 

objectives of the NPPF; 

4.  Look for opportunities to better reveal or enhance significance; 

5.  Justify any harmful impacts in terms of the sustainable 

development objective of conserving significance and the need 

for change; and, 

6.  Offset negative impacts on aspects of significance by enhancing 

others through recording, disseminating and archiving 

archaeological and historical interest of the important elements of 

the heritage assets affected. 

The advice reiterates that heritage assets may be affected by direct 

physical change or by change in their setting. Assessment of the nature, 

extent and importance of the significance of a heritage asset and the 

contribution of its setting at an early stage can assist the planning process 

resulting in informed decision-taking. 

This document sets out the recommended steps for assessing significance 

and the impact of development proposals upon a heritage asset, including 

examining the asset and its setting and analysing local policies and 

information sources. In assessing the impact of a development proposal on 

the significance of a heritage asset the document emphasises that the 

cumulative impact of incremental small-scale changes may have as great 

an effect on the significance of a heritage asset as a larger scale change. 

 

2.2 NATIONAL PLANNING GUIDANCE 
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Crucially, the nature and importance of the significance that is affected will 

dictate the proportionate response to assessing that change, its 

justification, mitigation and any recording which may be necessary. This 

document also provides guidance in respect of neglect and unauthorised 

works. 

GPA3: The Setting of Heritage Assets (December 2017) 

This advice note focuses on the management of change within the setting 

of heritage assets. This document replaces ‘The Setting of Heritage 

Assets’ (English Heritage, March 2015) and Seeing the History in the View: 

A Method for assessing Heritage Significance within Views (English 

Heritage, 2011) in order to aid practitioners with the implementation of 

national policies and guidance relating to the historic environment found 

within the NPPF and PPG. The guidance is largely a continuation of the 

philosophy and approach of the 2011 & 2015 documents and does not 

present a divergence in either the definition of setting or the way in which it 

should be assessed. 

As with the NPPF the document defines setting as ‘the surroundings in 

which a heritage asset is experienced. Its extent is not fixed and may 

change as the asset and its surroundings evolve’. Setting is also described 

as being a separate term to curtilage, character and context. The guidance 

emphasises that setting is not a heritage asset, nor a heritage designation, 

and that its importance lies in what it contributes to the significance of the 

heritage asset. It also states that elements of setting may make a positive, 

negative or neutral contribution to the significance of the heritage asset. 

While setting is largely a visual term, with views considered to be an 

important consideration in any assessment of the contribution that setting 

makes to the significance of an asset, setting, and thus the way in which an 

asset is experienced, can also be affected by other environmental factors 

including noise, vibration and odour, while setting may also incorporate 

perceptual and associational attributes pertaining to the asset’s 

surroundings.  

This document provides guidance on practical and proportionate decision 

making with regards to the management of proposed development and the 

setting of heritage assets. It is stated that the protection of the setting of a 

heritage asset need not prevent change and that decisions relating to such 

issues need to be based on the nature, extent and level of the significance 

of a heritage asset, further weighing up the potential public benefits 

associated with the proposals. It is further stated that changes within the 

setting of a heritage asset may have positive or neutral effects. It is stated 

that the contribution made to the significance of heritage assets by their 

settings will vary depending on the nature of the heritage asset and its 

setting and that different heritage assets may have different abilities to 

accommodate change within their settings without harming the significance 

of the asset and therefore setting should be assessed on a case-by-case 

basis. Although not prescriptive in setting out how this assessment should 

be carried out, noting that any approach should be demonstrably compliant 

and a variety of architectural styles and historic associations; 

 those linked to a particular industry or individual with a particular 

local interest; 

 where an earlier, historically significant, layout is visible in the 

modern street pattern; 

 where a particular style of architecture or traditional building 

materials predominate; and, 

 areas designated on account of the quality of the public realm or 

a spatial element, such as a design form or settlement pattern, 

green spaces which are an essential component of a wider 

historic area, and historic parks and gardens and other designed 

landscapes, including those included on the Historic England 

Register of parks and gardens of special historic interest. 

Change is inevitable, however, this document provides guidance in respect 

of managing change in a way that conserves and enhances areas, through 

identifying potential within a conservation area. This can be achieved 

through historic characterisation studies, production of neighbourhood 

plans, confirmation of special interest and setting out of recommendations. 

NPPF Paragraph 127 states that ‘when considering the designation of 

conservation areas, local planning authorities should ensure that an area 

justifies such status because of its special architectural or historic interest,’ 

this document reiterates that this needs to be considered throughout this 

process.  

Section 71 of the Planning (Listed Buildings and Conservations Area) Act 

1990 places on LPAs the duty to produce proposals for the preservation 

and enhancement of Conservation Areas. This document provides 

guidance for the production of management plans, which can ‘channel 

development pressure to conserve the special quality of the conservation 

area’. These plans may provide polices on the protection of views, criteria 

for demolition, alterations and extensions, urban design strategy and 

development opportunities. Furthermore, it includes information relating to 

Article 4 Directions, which give the LPA the power to limit permitted 

development rights where it is deemed necessary to protect local amenity 

or the well-being of an area. 

HEAN2: Making Changes to Heritage Assets (February 2016) 

The purpose of this document is to provide information in respect of the 

repair, restoration and alterations to heritage assets. It promotes guidance 

for both LPAs, consultants, owners, applicants and other interested parties 

in order to promote well-informed and collaborative conservation.  

The best way to conserve a building is to keep it in use, or to find an 

appropriate new use. This document states that ‘an unreasonable, 

inflexible approach will prevent action that could give a building new life…A 

reasonable proportionate approach to owners’ needs is therefore essential’. 

with legislation, national policies and objectives, Historic England 

recommend using the ‘5-step process’ in order to assess the potential 

effects of a proposed development on the setting and significance of a 

heritage asset, with this 5-step process adapted from the 2015 guidance: 

Step 1: identify which heritage assets and their settings are 

affected; 

Step 2: assess the degree to which these settings and views 

make a contribution to the significance of the heritage asset(s) 

or allow significance to be appreciated; 

Step 3: assess the effects of the proposed development, 

whether beneficial or harmful, on the significance or on the 

ability to appreciate it; 

Step 4: explore the way to maximise enhancement and avoid 

or minimise harm; and 

 Step 5: make and document the decision and monitor 

outcomes. 

The guidance reiterates the NPPF in stating that where developments 

affecting the setting results in ‘substantial’ harm to significance, this harm 

can only be justified if the developments delivers substantial public benefit 

and that there is no other alternative (i.e. redesign or relocation). 

 

Overview: Historic England Advice Notes in Planning 

In addition to the above documentation, Historic England has published 

three core Heritage Advice Notes (HEANs) that provide detailed and 

practical advice on how national policy and guidance is implemented. 

HEAN1: Understanding Place: Conservation Area Designation, 

Appraisal and Management (February 2016) 

This document forms revised guidance which sets out the ways to manage 

change in order to ensure that historic areas are conserved. In particular 

information is provided relating to conservation area designation, appraisal 

and management. Whilst this document emphasises that ‘activities to 

conserve or invest need to be proportionate to the significance of the 

heritage assets affected,’ it reiterates that the work carried out needs to 

provide sufficient information in order to understand the issues outlined in 

Paragraph 192 of the NPPF, relating to the assessment of any heritage 

assets that may be affected by proposals. 

There are different types of special architectural and historic interest that 

contribute to a Conservation Area’s significance. These include:  

 Areas with a high number of nationally designated heritage assets 

 

2.2 NATIONAL PLANNING GUIDANCE 
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Whilst this is the case, the limits imposed by the significance of individual 

elements are an important consideration, especially when considering an 

asset’s compatibility with Building Regulations and the Equality Act. As 

such, it is good practice for LPAs to consider imaginative ways of avoiding 

such conflict.  

This document provides information relating to proposed change to a 

heritage asset, which are characterised as: 

 Repair; 

 restoration; 

 addition and alteration, either singly or in combination; and,  

 works for research alone. 

HEAN4: Tall Buildings (December 2015) 

This document updates and supersedes ‘Guidance on Tall 

Buildings’ (2007) previously published by English Heritage and CABE. The 

2007 guidance provided an explanation as to the approaches that the two 

organisations take when evaluating development proposals for tall 

buildings. 

Due to their size and widespread visibility, tall buildings can significantly 

affect the character, appearance and identity of towns and cities. When 

positioned within the right locations and designed to a high standard they 

can provide excellent examples of architecture and make a positive 

contribution to the townscape and urban life of an area. Tall buildings 

situated within the wrong area and/or not well-designed, however, can 

harm the valuable qualities of a place.  

Historic England notes that the definition of a ‘tall building’ is informed by 

the surrounding townscape. For example a ten-storey structure within 

neighbourhood of two-storey buildings is thought of as a tall building by 

comparison, whereas the same building proposed within the built-up city 

centre may not.  

As previously discussed, NPPF Paragraph 132 makes clear that ‘great 

weight’ is attached to the conservation of designated heritage assets, 

including their settings and, furthermore, the design policies found in 

Paragraphs 56-68 reference the importance of good design which 

responds to local character and history, as well as the importance of 

integrating new buildings into the historic environment.  

This document endorses the plan-led approach included within the NPPF, 

which encourages LPAs to identify locations where tall buildings could be 

acceptable and generally consider the scope for tall buildings when 

producing Local Plans. This document outlines the advantages of including 

tall building policies within Local Plans. 

In terms of planning applications it advocates discussing proposals with the 

LPA and Historic England at an early stage, in correspondence with NPPF 

Paragraphs 188-195. Furthermore, a clear and concise checklist of 

application documents is included.  

The following design criterion is provided in order to assist applicants in 

design development: 

 Architectural quality; 

 sustainable design and construction; 

 credibility of the design; 

 contribution to public space and facilities; 

 consideration of the impact on the local environments (and 

particularly at ground level); and 

 provision of a well-designed inclusive environment.  

It is also essential that development proposals of high quality will have a 

positive relationship with the following: 

 Topography; 

 character of place; 

 heritage assets and their settings; 

 height and scale of development (immediate, intermediate and 

town-or-city-wide); 

 urban grain and streetscape; 

 open spaces; 

 rivers and waterways; 

 important views including prospects and panoramas; and, 

 the impact on skyline. 

HEAN7: Local Heritage Listing (May 2016) 

This document supports LPAs and local communities to introduce, or make 

changes to, a Local List in their area. This is achieved through preparation 

of selection criteria, thereby encouraging a more consistent approach to the 

identification and management of non-designated heritage assets across 

England. A Local List can celebrate the breadth of the historic environment 

of a local area by encompassing the full range of heritage assets that make 

up the historic environment and ensure the proper validation and recording 

of such heritage assets. In addition, a Local List provides a consistent and 

accountable way of identifying non-designated heritage assets, to the 

benefit of owners and developers who need to understand local 

development opportunities and constraints. 
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Local Policy 

Joint Core Strategy (Broadland District Council, Norwich City 

Council and South Norfolk Council, March 2011; amendments 

adopted January 2014) 

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

the key planning policy document for the Greater Norwich area. The JCS 

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. 

Policies outlined in the JCS that are considered relevant to the Site include, 

but not limited to, the following: 

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; 

• 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: 
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• 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. 

 

Norwich Local Plan: Development Management Policies 

(Adopted December 2014)  

The Development Management Policies Plan (DMPP), contains a suite of 

detailed planning policies to help guide and manage change in Norwich 

between now and 2026. The plan builds on and supports the sustainable 

growth strategy for the wider area set out in the adopted Joint Core 

Strategy. Both documents, together with the Site Allocations and Site 

Specific Policies Plan (2014) replaced the previous City of Norwich 

Replacement local plan adopted in 2004. Relevant policies in the DMPP 

are:  

Policy DM1 – Achieving and delivering sustainable development  

Subject to the detailed policies which follow, development proposals will be 

expected (through their design, configuration, visual appearance, location, 

means of access and spatial and functional relationship to existing uses 

and facilities), 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;  

Policy DM3 – Design Principles 

Significant weight will be given to the following design principles in 

assessing development proposals:  

a) Gateways Major development within 100m of the main gateways to 

• major development areas providing over 500 dwellings or 50,000m
2
 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: 



rpsgroup.com/uk  |  cgms.co.uk 10 

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.  

development.  

In the defined areas of archaeological interest, development that will disturb 

remains below ground will only be permitted where it can be demonstrated 

through an assessment that:  

a) there is little likelihood of remains being found and monitoring of 

works will take place during construction; or  

b) remains which should be preserved in situ can be protected and 

preserved during construction and significant artefacts are displayed 

as part of the development; or  

c) remains that would not justify preservation in situ will be removed 

and displayed in an appropriate location and context.  

Other heritage assets  

Consideration will be given to the protection of heritage assets which have 

not been previously identified or designated but which are subsequently 

identified through the process of decision making, or during development. 

Any such heritage assets, including artefacts, building elements or 

historical associations which would increase the significance of sites and/or 

adjoining or containing buildings, will be assessed for their potential local 

heritage significance before development proceeds. Where heritage assets 

newly identified through this process are demonstrated by evidence and 

independent assessment to have more than local (i.e. national or 

international) significance, there will be a presumption in favour of their 

retention, protection and enhancement. Where heritage assets newly 

identified through this process are demonstrated to have local significance, 

development proposals affecting them will be determined in accordance 

with the criteria for existing locally identified heritage assets as set out in 

this policy. Any assessment of local significance should be made in 

accordance with the criteria set out in Appendix 7 of this plan.  

Historic environment record  

Development proposals affecting designated and locally identified heritage 

assets will be expected to show that the significance of these assets has 

been adequately assessed and taken into account by reference to the 

Historic Environment Record and the relevant local evidence base. Where 

a heritage asset is lost or its significance harmed the asset must be 

recorded and placed on the Historic Environment Record.  

Local Guidance 

Norwich City Centre Conservation Area Appraisal (Norwich 

City Council, September 2007) 

The Norwich City Centre Conservation Area was created in October 1992 

to cover the whole of the city within the medieval city walls. Previously 

separate Conservation Areas covered different parts of the area; the first 

g) Design of roads and 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 - Safeguarding Norwich’s heritage  

The historic environment and heritage assets  

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.  

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.  

Where proposals which involve the unavoidable loss of any designated or 

locally identified heritage asset are accepted exceptionally under this 

policy, a legally binding commitment from the developer must be made to 

implement a viable scheme before any works affecting the asset are 

carried out.  

Locally identified heritage assets  

Where locally identified heritage assets are affected by development 

proposals, their significance should be retained within development 

wherever reasonably practicable. Development resulting in harm to or loss 

of significance of a locally identified asset will only be acceptable where:  

a) there are demonstrable and overriding benefits associated with the 

development; and  

b) it can be demonstrated that there would be no reasonably 

practicable or viable means of retaining the asset within a 
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being designated in 1970 and various modifications have been made to the 

boundary as recently as 2003. 

Today, the Conservation Area covers over 230ha and includes several 

distinct ‘character areas’. These are identified in this document and their 

special characteristics defined, with policies and proposals for the specific 

management of each character area provided. 

Anglia Square Policy Guidance Note (PGN) 

A bespoke Policy Guidance Note for the redevelopment of 

Anglia Square was adopted by Norwich City Council in March 

2017  

The PGN for Anglia Square was prepared in consultation with Weston 

Homes in 2016-17 following public consultation and input from 

stakeholders including Columbia Threadneedle. The following sections are 

pertinent to this Built Heritage Statement and reflect the input provided 

during the design development phase in response to the recommendations 

of the PGN: 

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 

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.  

5. Vision and objectives  

5.1—The council is committed to ensuring the comprehensive 

redevelopment of Anglia Square which has the potential to act as a catalyst 

for wider change within the wider northern city centre area in combination 

with the redevelopment of other key sites including Duke’s Wharf, the 

former Jarrold’s printwork site on Whitefriars and the adjacent Barrack St 

site, St Mary’s Works on Duke Street, and St George’s Works.  

5.2—Anglia Square affords the potential to deliver a significant and positive 

addition to the City. The current retail centre is easily accessible and well 

located but lacks a critical mass, diversity of tenants and is influenced by 

the degraded physical environment in the area. Café and restaurant offers 

are limited, the cinema is poorly integrated and much of the development is 

below market standard. Furthermore the night-time economy is limited with 

few shops/services open after standard shopping hours limiting natural 

surveillance and offering the potential for anti-social behaviour. Potential 

exists to deliver a significant mixed use quarter and to transform the 

existing retail offer with more and improved format stores, alongside the 

(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 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 
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addition of an enhanced leisure role and a greater provision of food and 

drink outlets that operate across a far wider period of time than exists at 

present.  

5.3—The NCCAAP contained a considerable amount of information about 

the aspirations and vision for the regeneration of the wider area. This 

included much that is specific to Anglia Square. Much of this vision is 

considered to remain relevant to date notwithstanding the time that has 

lapsed since the plan’s adoption. The following vision and objectives reflect 

and update those in the NCCAAP, and provide a high level overview of the 

Council’s aspirations for the redevelopment of the site and surrounding 

area. They also have been updated to address concerns raised through the 

public consultation about the impact of any future development on the 

diverse character and communities which exist in the surrounding area.  

5.4—Proposed 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.  

5.5—Proposed 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 

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 

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;  

 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 
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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.  

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.  

7.93—A future planning application must be supported with a Heritage and 

future development, and plans to protect the environment. It will look to 

ensure that delivery of development is done in a way which promotes 

sustainability and the effective functioning of the whole area. 

An important part of the process of preparing the GNLP is to identify sites 

that might have the potential for development to meet required needs. The 

first stage in this process is a “Call for Sites”, where landowners, 

developers and other interested parties are able to submit parcels of land 

for consideration by the Greater Norwich authorities. This process took 

place between 16 May 2016 - 8 July 2016. Subsequently in January to 

March 2018, public consultation  took place on the emerging plan.  

 

 

 

Townscape Assessment to include:  

 A full assessment of the site including existing structures proposed to be 

demolished, and providing justification for demolition;  

 An analysis of the visual impacts of the proposed built form on the wider 

views of the site, and how the site affects identified local and strategic 

views;  

 An analysis of the impact of the proposed development on identified 

historic assets in the city centre conservation area, and especially those in 

the Anglia Square, Northern City and Colegate character areas.  

7.94—There are no designated archaeological heritage assets as defined 

in the NPPF recorded on the study site, but Anglia Square is located within 

an Area of Main Archaeological Interest.  

7.95—The archaeological evidence from the study area recorded in the 

Norfolk HER and other resources suggests a low potential for archaeology 

of the early Prehistoric and Roman periods, whilst the potential for late 

Prehistoric archaeology is uncertain.  

7.96—The site has a high archaeological potential for the Anglo-Saxon, 

Medieval and Post Medieval periods, however past post-depositional 

impacts as a result of previous nineteenth and twentieth century 

developments are considered to have had widespread negative 

archaeological impacts on the area. However, evidence from the previous 

planning applications submitted on this site suggests that 19th and 20th 

century ground disturbance is not as widespread as one might think. 

Therefore, further archaeological mitigation is likely to be required and this 

is expected to include supplementary evaluation, excavation, post-

excavation and publication works. This information should be submitted in 

support of any future planning application(s). It is anticipated that 

archaeological remains relating to St Botolph’s and St Olave’s Church and 

the Late Saxon city defences would be of regional importance, whilst any 

other archaeological remains now present on the study site would be of 

local importance. 

Emerging Documentation 

Greater Norwich Local Plan (Broadland District Council, 

Norwich City Council and South Norfolk Council, with Norfolk 

County Council) 

The Councils have agreed to work together to prepare the Greater Norwich 

Local Plan (GNLP), which will build on the long-established joint working 

arrangements for Greater Norwich. The JCS plans for the housing and jobs 

needs of the area to 2026 and the GNLP will ensure that these needs 

continue to be met to 2036. 

Like the JCS, the GNLP will include strategic planning policies to guide 
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3.0 ARCHITECTURAL & HISTORICAL APPRAISAL  

3.1 HISTORICAL DEVELOPMENT: NORWICH 

Origins of Norwich 

Norwich originated as an Anglo-Saxon settlement on the north bank of the 

river Wensum. It became known as ‘North Wic’, ‘wic’ being a term for ‘port’, 

relating to its inland port. The name ‘Norwich’ first appeared on a coin, 

minted in the early tenth century. 

The Rivers Wensum and Yare which flow through Norwich form a key 

landscape feature that has played a significant role in the city’s historic 

development. In the tenth century Norwich grew rapidly and the southern 

bank of the River Wensum was developed. By then Norwich had grown into 

an important town with a weekly market. Tombland formed the city’s first 

market place during the Anglo-Saxon period. The area comprising the Site 

was part of the Saxon settlement of Noruic defended by Anglo-

Scandinavian defensive ditches running along what is now Botolph Street 

and Anglia Square car park. Magdalen and St. Augustines Streets, two of 

the oldest streets in Norwich which date back to those times, are still major 

thoroughfares through the area. Botolph Street originally linked the two 

streets, forming an ancient junction with Magdalen Street. The Stump 

Cross which was situated at this junction (and gave it its name) was 

demolished in the late fifteenth century. 

In 1066, when the Norman’s successfully invaded England, Norwich was 

one of the largest towns in England with an estimated 5000 people. After 

the conquest, Norwich Castle was established on a manmade hill following 

the demolition of 98 houses, streets and several churches. The market was 

relocated to the Mancroft area, close to the castle where it could be 

monitored. Today, the Castle Keep is one of the largest Norman keeps in 

England. From the fourteenth century it was used as the county gaol. 

The city walls, mostly of flint faced and rubble stone construction, were 

established in the thirteenth century and used parts of older defences. The 

substantial walls, towers and gates were constructed after war with France. 

The walls became a tangible symbol of the power and status of the city. In 

addition to being used for protection, the city walls were utilised for 

monitoring and controlling the flow of goods in and out of the city; in 

addition to being used for civic functions and therefore reflected civic pride. 

The walls were maintained until the late eighteenth century. 

Located to the north east of the Castle, south east of the Site, is the 

Cathedral of the Holy and Undivided Trinity, which was established in 1096 

by Herbert de Losinga, with additions through to the fifteenth century and 

restoration works in the nineteenth century. 

The Church of St Giles was referred to in the Domesday Book however the 

current building was founded in the fifteenth century. This is also the case 

for the Church of St. Peter Mancroft, both of which are located to the south 

of the River Wensum within the new Norman settlement known as the 

French Borough. The Church foundations were built by Ralph de Guader, 

Earl of Norfolk, in 1075. However St Peter Mancroft Church, as it is 

appreciated today, was built in the fifteenth century, over a 25 year period, 

completed in 1455. 

Eighteenth Century Development 

During the eighteenth century Norwich continued to expand within the city 

walls. The majority of the city grain of development remains appreciable 

today (figure 9). The Castle remains situated at the centre, overlooking the 

rest of Norwich. Markets continued to be an important part of Norwich life, 

in 1738 the cattle market was established in front of the castle (it remained 

in this location until the 1960s when it was relocated.) 

By the 1790s, to encourage trade, merchants pushed for the city to be 

opened up. As a result many gateways were demolished in 1793 and 

1794, the last gate to survive was at Magdalen Street which was removed 

Figure 9: A map of Norwich in 1728 by John Hoyle. The location of the Site is circled in blue. Figure 8: Illustrative map diagrams showing the sequence of Norwich’s development from the Roman through to the Medieval period at which point the town became properly fortified by means of 

defensive walls. Source: Norwich City Council—City Centre Conservation Area Introduction, September 2007 
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in 1808. The city only began to expand into the agricultural land beyond the 

former defences during the first decades of the nineteenth century. 

The county gaol, within the castle was becoming outdated and 

overcrowded. As a result, Sir John Soane designed a new purpose-built 

prison inside the castle keep, completed in 1792-93. 

Nineteenth Century Development 

In 1801 Norwich had a population of over 36,000. Overcrowding within the 

centre meant the streets were becoming unhygienic and polluted. As a 

result, in 1806 an Act of Parliament permitted Norwich to form the 

Improvement Commissioners; creating a body to pave, clean and light the 

streets. During this time certain industries started to thrive such as leather 

working, brewing and engineering industries; this was in comparison to the 

decline of wool weaving and silk weaving industries. 

Also established in the nineteenth century was the Roman Catholic Church 

of St. John the Baptist, located to the south west of the Site. Designed by 

George Gilbert Scott Junior in a Victorian Gothic Revival style as a parish 

church, it was consecrated as a cathedral in 1976. The site that the building 

lies on previously formed the city gaol, from 1597 to 1826. After becoming 

outdated and rundown, it was moved near to St. Giles’ Gates. 

Similarly despite the recent efforts by Sir John Soane, the county gaol 

within the castle, had also become overcrowded and the design was soon 

considered inadequate. As such William Wilkins redesigned the gaol in 

1822-1827. However, in 1883 the prison moved from its central position to 

Mousehold Heath, located to the north east of Norwich. The castle was 

converted into a museum and gallery and opened to the public in 1894. 

The coming of the railway in 1844, with links to London from 1849, did not 

have a significant impact on the layout of the city centre as all the three 

train stations were built outside the city walls. In order to provide a good 

road link to Thorpe Station and improve east-west links, Prince of Wales 

Road was constructed. Further road widening and straightening was also 

undertaken to accommodate trams later. The largest influence on the 

morphology of the city centre at this time was the development of large 

industrial complexes of mills, breweries and factories, many of them close 

to the river. 

Twentieth Century Development 

In 1901 the population of Norwich had expanded to over 100,000; 

overcrowding still remained an issue especially in places such as Magdalen 

Street. 

In the 1930s the City Hall and Police Station building was developed by 

Charles Holloway James and Stephen Rowland Pierce, where Mancroft 

Market and other nineteenth century buildings had been located. The 

building opened in 1938, along with a war memorial and remembrance 

gardens. The market was re-established in front of the City Hall. 

During World War Two, the city had been targeted and had at least 679 

bombs dropped on the centre. As a result Norwich underwent its own Post

-War reconstruction, as did many other town and cities in the country. The 

council developed areas and housing, such as the 16 storey Winchester 

Tower located to the south west of the centre. 

Throughout the later twentieth century into the twenty-first, Norwich has 

continued to expand. Today the urban population exceeds 200,000. 

Figure 10: Illustrative plan of Norwich indicating the various land use typologies found during the nineteenth century. Source: Norwich City Council—City Centre Conservation Area Introduction, 

September 2007 
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3.2 HISTORICAL DEVELOPMENT: ANGLIA SQUARE 

 

Figure 13: Detail of Second World War Bomb Map 1940-1945 

Figure 12: Aerial view taken in 1946 looking north east across the western part of the Site. To the left St Augustine’s Church is clearly visible on the left and to the east of it Pitt Street, Botolph Street 

and St George’s Street remain substantially built up.  The Odeon cinema built in 1938 is prominent in the centre top of the photograph with the former silk mill to the left of it.  The densely packed 3 

storey terraced housing to Rose Yard is also present shortly before being demolished to make way for an engineering and wrapping machine works built in the early 1950s. Source: Britain from Above 

website [EAW002891] The Sexton, Son and Everard Ltd Shoe Manufactory (St Mary's Works), St Mary's Church and the surrounding area, Norwich, 1946  

Due to the Site’s central location, lying within the city walls, it has a long 

history of development dating back to the Late Saxon period. Through the 

centuries there have been a number of churches within the area including 

All Saint’s Church, St Botolph’s Church and St Olave’s Church, as well as 

industrial activity, all of which has been discussed within the CgMs 

Archaeological Impact Assessment report. 

By the beginning of the twentieth century, the Site was predominately taken 

up with residential and industrial buildings/spaces. The trend of industrial 

buildings had increased through the first half of the twentieth century with 

large areas cleared for factories and works. Along Botolph Street a Clothing 

Manufactory had been established by 1905. This was redeveloped again 

and by 1955 it formed two separate Printing Works.  

In 1938 an Odeon Cinema was opened along Botolph Street, able to seat 

2,000 people, it was the largest north of London. A number of properties 

along Botolph Street and Magdalen Street had been demolished to 

accommodate this. 

Figure 4 illustrates how the area surrounding the Site was affected during 

the air raids of World War Two. At least three bombs are known to have 

dropped within the red line boundary of the Site.  

In 1945, just before the war ended, the City of Norwich Plan was prepared 

for and published by the City of Norwich Corporation. Architects Charles 

Holloway James and Stephen Rowland Pierce and City Engineer H. C. 

Rowley headed the project. The plan was intended as the basis for the 

development of Norwich until the end of the twentieth century. 

Central to this regeneration was the Inner Link Road (St Crispins Road, 

lying along the south of the Site’s boundary), which was designed to direct 

traffic around the city centre. Much of the ring road to the south of the city 

followed existing streets; taking advantage of areas that had sustained 

bomb damage during the Second World War. To the north, however, the 

Ring Road was elevated over Magdalen Street as a flyover, resulting in the 

clearance of large areas of historic development to the south-east and 

north-west in the late 1960s. While the ring road was built as far as the 

roundabout at the end of the flyover, the plans to complete phase one were 

abandoned in the early 1990s.  

The Site itself was reserved for the massive Anglia Square development, 

Unlike most redevelopment projects in this period, the Anglia Square 

Figure 11: Aerial view of Norwich from the north taken in 1926 (detail) showing the area 

between Magdalen Street (left) and St Augustine Street / Pitt Street (far right) with Botolph 

Street arcing in an ’S’ shape across the centre of the image. Source: Britain from Above website 

[EPW016548] The Cathedral Church of the Holy and Undivided Trinity, Magdalen Street and 

environs, Norwich, 1926. 
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Figure 15: St 66 to 70 Stump Cross [5043] 1966-05-15 70 Magdalen St (Barclays bank) built 

1813, in the centre of the picture. http://www.georgeplunkett.co.uk/Norwich/mag.htmMagdalen  

development was never fully completed. The vacant land, formerly cleared 

for development, was left undeveloped. Land underneath the flyover to the 

west of Magdalen Street also remains undeveloped and is used as an 

unofficial car park. 

The area that had been cleared would have included a number of large 

factories. It is highly likely that a number of historic buildings were removed, 

for example the Methodist Church on Calvert Street, built in 1810, and the 

Bank seen in Figure 15, built in 1813, neither of which were impacted 

during the war. In addition to this, the housing that ran along St Georges 

Street and Calvert Street had appeared to remain much the same since 

1886, as seen in the historical map progression. The historic street 

formation was also affected, Botolph Street originally continued on a 

northwest-southeast trajectory, but was truncated and diverted south, 

running in-between Sovereign House and one of the undeveloped pieces of 

land now used for car parking. St George Street and Calvert Street were 

also truncated. As such, the creation of Anglia Square has left a negative 

impact on the historic grain of the city.  

Figure 16: Anglia Square in 1980s 
Figure 14: Aerial view of Norwich from the north west taken in 1926 (detail). The approximate location of the Site boundary is indicated by the red line.  The dense urban character and historic 

townscape of the old city merges with the area later occupied by the Anglia Square development in a seamless fashion without interruption or obvious distinguishing characteristics. Source: Britain 

from Above website, [EPW016547] View of the city towards the Cathedral Church of the Holy and Undivided Trinity, Norwich, from the north-west, 1926. 
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Figure 19: Ordnance Survey Map, 1938, 1:2,500 

Following a period of little alteration between 1886 and 1928 some major 

changes to the townscape and land use have occurred during the 1930s. 

Most notably areas of low status housing, probably court dwellings, have 

been swept from many of the back-land areas within the Site and wider 

vicinity. Between Pitt Street and St George Street a large swathe has been 

cleared for light industrial use south west of the Site. An electrical 

engineering works would be erected here in the 1940s. The Crape 

Manufactory has been demolished and the land partitioned to accommodate 

a new picture theatre, later the Odeon Cinema and precursor to the existing 

cinema in Anglia Square. To the north east corner of the Site a brewery and 

small terraces have been replaced by a ‘Boot and Shoe Manufactory’. To the 

south of Botolph Street a clothing factory, present by 1905, also involved the 

clearance of slum housing and a formal historic building overlooking a 

quadrangle. To the east of Magdalen Street wholesale clearance has been 

undertaken to make way for largescale housing renewal at Magdalen Close. 

Figure 18: Ordnance Survey Map, 1886, 1:2,500 

This map is slightly less detailed though indicates the use of some of the 

institutional buildings within the area of the Site. No obvious changes have 

occurred since 1885. The location of St Botolph’s Church is marked within 

the yard to the rear / south of the Whitehorse Inn. This yard forms part of a 

passageway between Botolph Street and Magdalen Street which coincides 

with the present day alignment of Anne’s Walk. The passageway would 

become blocked by a large outbuilding from 1938 (see fig. 19) and ceased to 

form an access route until the laying out of Anglia Square. The larger of the 

two island sites, to the north of present day New Botolph Street, is partly 

given to industrial use (occupied by a Silk Mill in 1938) and also tightly knit 

early nineteenth century terraced housing to the north side of Rose Yard. 

Figure 17: Ordnance Survey Map, 1885, 1:500  

Towards the end of the nineteenth century the Site has a predominately 

residential use. Numerous public houses line the principal streets and 

occupy prominent corner sites while slum housing or courts predominate  

the back-land areas as well as several small institutions, likely to be 

almshouses or schools.  Either side of the area are St Augustine's Street/Pitt 

Street and Magdalen Street with Botolph Street arcing across the Site 

connecting the two principal arteries in this part of Norwich. To the central 

area of the Site Middle Street and Calvert Street form parallel north south 

routes and are very densely built up, both terminating at the junction with 

Botolph Street. To the south all four streets connect with Colgate, with Pitt 

Street, St George Street and Magdalen Street continuing beyond the River 

Wensum into the centre of Norwich as Duke Street, St George Street and 

Fye Bridge Street respectively. Located within the area are a number of 

churches including St Augustine’s to the north west of the site. Within the 

redline boundary there is a Methodist Church and the site of the church of St 

Botolph for whom Botolph Street is named. During this time there was one 

major factory in the immediate area, marked as a Crape Manufactory (see 

Fig. 18). Other industries in the area included a brewery on Magdalen Street 

(Phoenix Brewery) and a large Malthouse to the north adjacent to the blind 

asylum on the site of St Margaret’s Church.  
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Figure 22: Ordnance Survey Map, 1994, 1:1,250 

Towards the end of the twentieth century the Site has been completely 

transformed. Many houses, factories and streets were cleared to make way 

for the 1960s development Anglia Square, including Calvert Street Methodist 

Church and the Bank. The Odeon Cinema has been relocated to form part of 

the development. Along the south boundary, St Crispins Road has been 

extended to form a flyover over Magdalen Street. As a result of this flyover, 

the undeveloped pieces of land to the north and the use of large twentieth 

century buildings, the Site becomes disconnected from the historic centre of 

Norwich although the area is well within the medieval city walls. 

Figure 21: Ordnance Survey Map, 1974, 1:2,500 

By 1974 the main elements of the existing Anglia Square development are 

present including Sovereign House, the multi-storey car park, replacement 

cinema and podium deck with its high level service road and temporary 

access. Botolph Street has been diverted along the route of old St George’s 

Street which is now cut off by St Crispins Road. Calvert Street has 

disappeared entirely. The main east-west section of the ring road, St 

Crispins Road, has still to be built leaving the east side of Magdalen Street 

intact before the intervention of the fly-over. The engineering and wrapping 

machine works to the larger island site has been enlarged as a warehouse 

and now covers the majority of that element of the Site. The form of the 

smaller island site to the north of Edward Street now begins to take shape.  

Figure 20: Ordnance Survey Map, 1955, 1:1,250  

Post Second World War, a significant number of factories and industries 

remain in the area, some of which had begun to appear at the start of the 

twentieth century. Between 1938 and 1955 the number and extent of 

factories and industrial premises along Pitt Street has grown considerably. 

Along Calvert Street and St Georges Street (previously known as Middle 

Street) many of the eighteenth and nineteenth century dwellings have 

remained. The majority of the large island site north of present day New 

Botolph Street is occupied by an engineering and wrapping machine works 

following the demolition of the terraced houses along Rose Yard which has 

now been truncated. Near to the south west corner of the redline boundary, 

a new road had been established, St Crispins Road, following the clearance 

of slum housing c.1938. Evidence of bomb destruction can be seen within 

the area with some sites marked as ruins. The building marked ‘Bank’ can 

be seen in figure 15. 
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4.0 ASSESSMENT OF SIGNIFICANCE 

4.1 SITE ASSESSMENT 

Overview 

Anglia Square is located within the historic city walls of Norwich, to the 

north of the centre. It is enclosed by historic streets, Magdalen Street and 

Pitt Street respectively to the east and west. Along the southern boundary 

lies the St Crispins Road flyover. 

Conceived as part of a wider 1960s redevelopment of Norwich, which was 

never completed, the Site was designed by Alan Cooke Associates and 

today consists of four substantial buildings, above a ground floor shopping 

plaza.  

Anglia Square had been conceived as part of a larger development, of 

which the additional phases were designed but never completed. As a 

result there is an excess of surface parking to the north and west of the Site 

(figure 25).  

Due to the appearance and bulk of the buildings, the Site is currently seen 

as having a negative impact on the rest of Norwich’s historic centre. It is, 

however, recognised by the local planning authority that the Site plays a 

significant role as a retail and leisure space for the local community north of 

the river, forming as it does the principal element of the northern Large 

District Centre.  

The Site presently represents a substantial urban block that is physically 

and visually isolated from its surroundings, dominated by obsolete buildings 

that have little or no congruence which Norwich’s historic urban grain. 

Anglia Square was noted within the Norwich City Centre Conservation Area 

Appraisal as a development ‘of very poor townscape quality which visually 

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

 

Sovereign House 

A comprehensive assessment of Sovereign House, has been undertaken 

by Iceni Projects in ‘Sovereign House, Norwich, Certificate of Immunity 

from Listing Application Statement, December 2016’. Notice of the intention 

to grant the requested Certificate of Immunity was issued by Historic 

England on 31st March 2017. Immunity from listing was formally confirmed 

by DCMS on 2nd May 2017 and will expire on 1 May 2022 (Ref: 1445241).  

Sovereign House was one of the first buildings to be completed at Anglia 

Square in 1968-71; it was built for the Department of Her Majesty’s 

Stationery Office (HMSO), after they had relocated from London, under the 

1945 Distribution of Industry Act. 

The Brutalist building (figs. 23 & 24) comprises a reinforced concrete frame 

structure with continuous bands of (later) corrugated steel panelling and 

aluminium-framed windows to the external walls. It is a dominant feature of 

the square, comprising of a nine-storey service block from which there are 

three asymmetrical wings; a seven-storey office block that runs north to 

Figure 23: Centre of Anglia Square, view from north east corner towards Sovereign 

House  

Figure X: XXXXX 

Figure 24 (below): The principal N-S range of Sovereign House 

seen from St Crispins Road to the south west 
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south along the reconstructed Botolph Street and a canted eight-storey 

office block that extends to the east. To the south east there is a two-storey 

former computer block, connected on the ground and first floor level to the 

southern range. The prominent north east and south west corners of the 

building are distinguished by fully glazed tourelle-like stair turrets. The 

cantilevered concrete spiral stairs can be seen forming a helix through the 

full height of the building and are a stand out feature. 

Due to its appearance and bulk the building is seen a negative contributor 

within the urban landscape and has been variously described as thuggish 

and monotonous. In spite of some unusual features and unprecedented 

scale in Norwich the building is not considered to be of notable architectural 

quality. It has been derelict since the early 2000s and was most recently 

used by the police as a training facility. Sovereign House is noted as 

representing a negative landmark within the Conservation Area Appraisal 

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

the wider Conservation Area’. The impact of the proposed demolition of the 

building on the Anglia Square Character Area and significance of the 

Norwich City Centre Conservation Area is considered in Section 5.5. 

 

Gildengate House 

Gildengate House comprises a large red brick office block of seven storeys 

located to the south of the Site, next to the flyover (figure 26). Unbroken 

fenestration to each storey is separated by bands of brick cladding to the 

principal north and south elevations. Stair and lift cores to each end of the 

building rise to eight storeys allowing access to the roof.  This building has 

been noted for representing a negative landmark within the Conservation 

Area Appraisal map. The impact of the proposed remodelling and external 

re-cladding of the building on the Anglia Square Character Area and 

significance of the Norwich City Centre Conservation Area is considered in 

Section 5.5. 

 

Hollywood Cinema 

In the eastern part of the Site lies the cinema. It is a dominant feature due 

to its modernist design and light coloured concrete cladding which forms 

horizontal bands of ribbed concrete panelling (figures 27 and 28). The 

shape of the main screen auditorium and raked seating is evident from the 

outside, these features being externally expressed in the architectural form 

of the building. It was opened in 1971 by Odeon Cinemas having relocated 

from Botolph Street where the original picture theatre was built in 1938. In 

2000 the Odeon closed, reopening a year later by Hollywood Cinemas. The 

cinema can be accessed directly from the St. Crispins Road flyover and 

from the upper level within the square by foot. It was noted within the 

Conservation Area Appraisal to have a ‘negative impact on the character 

Figure 26: St Crispins Road flyover above 

Figure 25: Anglia Square Car Park viewed from the north. Multi-storey carpark seen to the left. Figure 27: Entrance to Anglia Square from Magdalen Street 

Figure 28: Centre of Anglia Square, view towards Hollywood Cinema 
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and appearance of the wider Conservation Area’. The impact of the 

proposed demolition of the building on the Anglia Square Character Area 

and significance of the Norwich City Centre Conservation Area is 

considered in Section 5.5. 

  

Shopping Centre 

The ground floor is occupied by retail units. As previously stated, the retail 

aspect is widely seen as one of the few positive contributors of the Site. 

The local planning authority have noted Anglia Square to fulfil ‘an important 

local retail and leisure need for the northern City centre’ in the 

Conservation Area Appraisal. However, the current shopping centre 

buildings and the layout of Anglia Square, were noted within the 

Conservation Area Appraisal to have a ‘negative impact on the character 

and appearance of the wider Conservation Area’. 

 

Car Park 

The building which runs along the northern part of Anglia Square comprises 

a condemned multi-storey carpark. Faced in red brick, as a carpark it 

reflected the needs of the community since it formed part of the parking 

provision for visitors to the city centre. Completed in stages, it finally closed 

in 2012, due to structural defects. It was noted within the Conservation 

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

appearance of the wider Conservation Area’. 

The current areas used for surface parking are also noted within the 

Conservation Area Appraisal to have a negative impact, as the number of 

visible cars reduce the townscape quality of the area, while ‘giving no 

enclosure to the street and allowing localised views of the backs of 

properties.’ The impact of the proposed demolition of the building on the 

Anglia Square Character Area and significance of the Norwich City Centre 

Conservation Area is considered in Section 5.5. 

 

South West part of the Site (not within Anglia Square) 

Pitt Street 

Along the western boundary lies Pitt Street. Included within this section is 

undeveloped land used for a surface car park, a 1970s printing works unit, 

now used for retail space and three Victorian buildings. No. 53 Pitt Street is 

a detached building. Nos. 49 and 47 form a terrace and No. 51 was 

demolished in the 1970s. 

The front elevations of these Victorian buildings are constructed from red 

brick, painted white and have been heavily altered.  

Figure 30: Surrey Chapel, from St Crispins Road 

Figure 29: View towards 43/45 Pitt Street (painted white on the left of the photo) with Sovereign 

House beyond from St Crispins Roundabout  

Figure 31:  View towards Anglia Square from Pitt Street with Sovereign House in the 

background.  

 

No. 43/45 Pitt Street 

No. 43/45 is a locally listed former public house. The building dates from 

the nineteenth century and is constructed from red brick, painted white. It is 

two storeys high with moulded brick details around doors and windows. 

The building has been heavily altered and ceased to be a public house in 

the 1980s. As evidenced by the historic mapping (figures 8 and 9), 

previously the public house was surrounded by nineteenth century 

buildings that lined Pitt Street. Today, it is situated on the edge of a busy 

ring road and the surrounding buildings are predominately late twentieth 

century and unsympathetic, as a result of which the building has become 

somewhat isolated (figure 29). In 2008 consent was given for its demolition 

(08/00974/F), in which it was noted that the loss of the building would be 

regrettable on a local level. As it is not a building of national significance, 

the public benefits arising from the redevelopment of the entire site were 

considered to outweigh the harm resulting from the building’s demolition. 

On the basis of this previous application, in coming to a balanced 

judgement of the current proposals similar reasoning should be applied in 

accordance with Paragraph 135 of the NPPF. The impact of the proposed 

demolition of the building on the Anglia Square Character Area and 

significance of the Norwich City Centre Conservation Area is considered in 

Section 5.5. The impact on the building itself is assessed in Section 5.3. 

Surrey Chapel, Free Church  

Surrey Chapel is located along the southern boundary, with access from 

Botolph Street (figure 18). The Chapel had originally been located in Surrey 

Street, in the southern part of the city centre in 1854. It was relocated to its 

current site in 1985. The building had been used as St Crispin Hall when it 

was first built in the 1970s. The site comprises of a large brick building of 

utilitarian appearance and little architectural interest. The site has 

previously been granted consent for demolition (08/00974/F). A 

replacement place of worship for the congregation has been incorporated 

within the Masterplan for the redevelopment of Anglia Square and will be 

located on the parcel of land on the north side of Edward Street (see fig. 5). 
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The Site is situated in the northern part of Norwich City Centre and within 

Norwich City Conservation Area which covers the entire medieval core of 

the city, an extensive urban area comprising 230 hectares. The 

Conservation Area includes a considerable number of designated and non-

designated heritage assets, a large proportion of which are of high 

significance. The designated assets are illustrated on the annotated plan 

opposite (figure 32) which provides an initial indication of the breadth and 

scope of the assessment.  

The purpose of sections 4.3—4.5 is to describe the condition of the Site’s 

surroundings in terms of built heritage in order to understand the likely 

impact of the proposed Development on identified built heritage assets.  

Due to the density and sheer diversity of heritage assets within the study 

area, a systematic approach to assessing significance and the contribution 

made by setting to that significance has been devised. In turn this has 

enabled a proportionate and robust approach to gauging the impact of the 

proposed Development as accurately as possible. The scope of  the 

assessment has been agreed with Norwich City Council and Historic 

England along with the methodology used to gauge the impact of the 

development proposals upon significance. This approach is summarised 

below. 

Scope of Assessment and selection criteria 

The EIA Initial Scoping Request submitted in January 2017 proposed a 

baseline study area or buffer zone extending 1km beyond the perimeter of 

the Site. This takes into account the size of the Site itself and the potential 

for the development proposals to impact on the surroundings. Within the 

1km buffer zone 699 designated assets have been identified comprising 

676 listed buildings (521 Grade II, 103 Grade II* and 52 Grade I), 15 

Scheduled Ancient Monuments, 4 Registered Parks (1 of which is Grade 

II*) and 4 conservation areas. As well as designated heritage assets a large 

number of non-designated heritage assets (locally listed buildings) are 

included within the study area and will also be taken into consideration as 

part of the assessment of Conservation Character Areas, including those 

adjacent to the Site, in section 4.3. 

In addition to the heritage assets identified above Norwich City Council and 

Historic England have requested that the scope of the study be extended to 

include Catton Park situated over one mile to the north of the Site.  Catton 

Park is a Grade II* registered park designed by Humphry Report and 

incorporates a framed view of Norwich Cathedral from the south terrace of 

Catton Hall (Grade II).  There is the potential for the proposed tall building 

to encroach on this planned view and therefore the heritage significance of 

the asset has been assessed and the impact on this significance 

considered within Section 5.4. The location of Catton Park in relation to the 

Site is shown on Figures 34 and 35. 

Given the large number of designated heritage assets within the study 

Figure 32: Zonal map of the study area used for the assessment showing all of the designated heritage assets initially considered 



rpsgroup.com/uk  |  cgms.co.uk 24 

 

4.2 IDENTIFICATION OF HERITAGE ASSETS 

area, its varied topography, urban context and existing intervening built 

development and vegetation, an approach that is commensurate with the 

relative significance of the assets to be assessed and proportionate to the 

magnitude of impact of the development is considered to satisfy the 

requirements of paragraph 128 of the NPPF. A hierarchical approach to 

significance deals with the most sensitive assets first, followed by those of 

a lesser significance according to the established national selection and 

designation criteria. Thus the assessment of statutorily listed buildings will 

be undertaken in the following four stages:  

 Grade I listed buildings and Scheduled Ancient Monuments, 

beginning with those within 250m of the Site boundary, followed by 

the 6 chief historic city landmark buildings and thereafter in order of 

proximity to the Site up to a distance of 1km.  

 Grade II* listed buildings within a 250m radius of the Site boundary in 

order of proximity and thereafter dealt with either individually or as 

related groups up to a distance of 1km, including Grade II* registered 

parks. 

 Grade II listed buildings within a 250m radius of the Site boundary 

(96 in total), some of which will be considered as groups where the 

buildings are closely related in the urban context and where the likely 

impact will be substantially the same for several buildings. Grade II 

listed buildings and registered parks situated outside the 250m 

radius will be taken into consideration as part of the Assessment of 

Conservation Areas in Section 4.4 and Assessment of Impact on 

Conservation Areas in section 5.5. 

 Relevant non-designated heritage assets within a 250m radius of the 

site, notably those within the Anglia Square, Northern City and 

Colegate Character Areas within the Norwich City Conservation 

Area. Figure 36 on page 26 (taken from the Anglia Square PGN) 

indicates the location of locally listed buildings within this part of 

Norwich. 

The above methodology is summarised in illustrative terms in Figure 33 

(opposite) showing all of the assets to be considered individually or as 

related groups within the following four stages of the assessment. 

 

Assessment Methodology 

The following provides an assessment of the significance of above 

identified heritage assets. The NPPF defines ‘significance’ to mean ‘the 

value of a heritage asset to this and future generations because of its 

heritage interest. That interest may be archaeological, architectural, artistic 

or historic. Significance derives not only from a heritage asset’s physical 

presence, but also from its setting.’  

 

Figure 33: Zonal plan of Norwich centred on the application Site (outlined in red) showing the statutorily listed buildings, scheduled monuments are registered parks included within the assessment. 



rpsgroup.com/uk  |  cgms.co.uk 25 

 

4.2 IDENTIFICATION OF HERITAGE ASSETS 

As previously discussed there are no built designated heritage assets 

situated within the site itself. As such, the following assesses the setting of 

built heritage assets in accordance with the NPPF. The NPPF makes clear 

that the setting of a heritage asset is the ‘surroundings in which it is 

experienced. Its extent is not fixed and may change as the asset and its 

surroundings evolve. Elements of a setting may make a positive or 

negative contribution to the significance of a heritage asset.’  

Historic England’s ‘GPA 3: The Setting of Heritage Assets’ (December 

2017) provides a five step process to assess the impact of development 

within the setting of heritage assets, as well as advice on how views 

contribute to setting. These are outlined below: 

Step 1: identify which heritage assets and their settings are 

affected; 

Step 2: assess the degree to which these settings and views 

make a contribution to the significance of the heritage asset(s) 

or allow significance to be appreciated; 

Step 3: assess the effects of the proposed development, 

whether beneficial or harmful, on the significance or on the 

ability to appreciate it; 

Step 4: explore the way to maximise enhancement and avoid 

or minimise harm; and 

 Step 5: make and document the decision and monitor 

outcomes. 

As such, the following four stages describe the significance of identified 

heritage assets and address Step 2 of the Historic England guidance by 

describing the setting and way that it contributes to the identified 

significance of this heritage asset.  

It is also the purpose of this section to identify where the Development 

proposals have the potential to impact on significance. Where this is the 

case, a more detailed assessment of the likely impact of the proposed 

development will be made in Sections 5.2—5.5 in accordance with Steps 3 

and 4 of the Historic England guidance outlined above. 

 

Other Considerations 

The initial assessment of the identified heritage assets has been informed 

by a visual impact assessment of the surrounding townscape undertaken 

alongside this built heritage assessment. The massing report and 

visualisation exercise completed in December 2016 took as its starting 

A summary of findings and recommendations made as part of the initial 

assessment are set out in Section 4.5 at the end of the Assessment of 

Significance.  

point a generic 9 storey datum applied across the full extent of the 

Application Site with the inclusion of a 29 storey tower within the north 

western quadrant. A total of 43 viewpoints were agreed with Norwich City 

Council in order to provide a comprehensive evaluation of the probable 

impact of such development on its surroundings. Although the views were 

non-verified they used the available data to achieve a reasonable level of 

accuracy and were sufficient to enable the initial assessment to be 

undertaken. 

A diagram of the model used for the initial massing report (figure 37) and 

confirmation of the agreed initial viewpoints (figure 38) is provided below on  

page 27.  

Following the detailed assessment of the identified heritage assets 

presented in this section, the findings of the assessment have been 

translated onto a Built Heritage Sensitivity—Heat Map. This is illustrated on 

pages 72-78 and should be interpreted in conjunction with the findings of 

the assessment as a whole. The Heat Map thus reflects how new 

development at the Site is likely to impact on individual heritage assets but 

also takes into account its cumulative impact on more distant heritage 

assets within the 1 kilometre radius study area. 

Figures 34 (below) and 35 (right): Bird’s eye view of Norwich from the west and 1:25,000 OS 

Map respectively. The Site is outlined in red and the area / extent of Catton Park highlighted in 

orange. Source: Bing Maps 



rpsgroup.com/uk  |  cgms.co.uk 26 

 

4.2 IDENTIFICATION OF HERITAGE ASSETS 

 

Figures 36: Identifies the presence of all designated and non-designated heritage assets within the area of Norwich surrounding Anglia Square and also the extent 

of the area relevant to the Anglia Square Planning Guidance Note adopted in March 2017 
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Assessment methodology informed by indicative development 

proposals and view studies 

As indicated at the beginning of Section 4.2 the initial identification and 

assessment of heritage assets has been informed by a visual impact 

assessment on the surrounding townscape taking a generic 9 storey datum 

across the full extent of the Site as a starting point. This outline 

development included a 29 storey tower within the north western quadrant 

and is illustrated below as a digital 3-D model (fig.37).  

A total of 43 initial viewpoints were agreed with the LPA in order to provide 

a comprehensive evaluation of the likely impact of such development on its 

surroundings. These viewpoints are shown on the Map shown below right 

(fig. 38). The findings of the non-verified massing report are reflected in the 

assessment summaries provided in this section and served as the basis for 

 

Figure 38: Map of Norwich showing the initial 43 agreed viewpoints from which the baseline information for the initial visual impact 

assessment and massing report were obtained. The finalised agreed viewpoints incorporate the majority of these, with some 

amended positions and additional views, comprising 47 in total and shown overleaf in Figure 39. Figure 37: Perspective key of the initial 3-D model. This represents the generic 9-storey datum across the extent of the Site for the purpose of informing the initial 

baseline assessments for built heritage and visual impact on the surrounding townscape.  
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the Built Heritage Sensitivity ‘Heat Map’ illustrated in Section 4.6 (p. 72) as 

part of the Initial Assessment Recommendations. The initial massing study 

lead to further evaluation of the viewpoints through collaboration with the 

LPA and the identification of a number of key view-corridors through the 

proposed Development and also looking out from the Site towards 

important landmarks within the local townscape. The locations of the 

finalised viewpoints agreed with the LPA have been used for the purpose of 

the Townscape and Visual Impact Assessment (TVIA) and for the Built 

Heritage Impact Assessment (Sections 5.2 to 5.5) are illustrated in Figure 

39. These viewpoints generally reflect surrounding locations wherefrom the 

Development proposals will be visible in the context of designated heritage 

assets, representative townscape and the Norwich City Centre 

Conservation Area as well as its wider setting. Full details of the verified 

and non-verified wirelines and rendered images, the images themselves 

and accompanying technical data can be found in Appendix E 

(Compendium of Verified Views). The Appended document should be used 

in conjunction with a full reading of Sections 5.2 to 5.5. 

The important view corridors identified during successive massing studies  

with reference to the Built Heritage Assessment are indicated on the Heat 

Map (Section 4.6). In agreement with the LPA these views have been 

prioritised for enhancement and subsequent protection as part of the 

finalised Development proposals and include: 

 The view of Norwich Cathedral spire from the north west approach 

along Aylsham Road and St Augustine Street using the top of 

Gildengate House as a base (viewpoints 14 and 15); 

 The view of St Augustine’s Church tower from Anglia Square; and 

 The view of Norwich Cathedral tower and spire from Anglia Square 

These view corridors are considered an essential element of the final 

design due to the visual enhancement of the historic and contemporary 

townscape derived from them. They also have a crucial function in terms of 

master planning by helping to: 

 anchor the new buildings within their distinctive and highly valued 

historic surroundings; 

 reinforce the connectivity of the medieval city by making use of 

historic landmarks in the surrounding townscape as way-markers, 

notably Norwich Cathedral and St Augustine’s Church; 

 determine the position, extent and sequence of taller buildings within 

the Development to create a townscape that flows more 

harmoniously into the variously scaled nearby buildings, both when 

viewed from without and as one moves through the Site; and 

 enhance one’s experience of the significance of heritage assets by 

rendering them more prominent in relation to the setting of the 

development and, as far as possible, in the context of their own 

 

Figure 39: Map of Norwich showing the finalised agreed viewpoints comprising 47 in total with inset of viewpoint 1 from Catton Park shown on the right. 
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settings.   

The view corridor studies are dealt with in more detail within the Design 

and Access Statement and TVIA documents and one should refer to these 

for further explanation of the methodology and incorporation of the findings 

within the final design. A typical illustration taken from the main Cathedral 

Corridor view study undertaken by Cityscape is shown in figs. 40 and 41 

above. 

Figure 40: Plan of the main Cathedral View Corridor from St Augustine Street / junction with Magpie Road—initially viewpoint 10 but numbered 15 on the 

finalised plan (fig. 39). N.B. the indicative massing is not the finalised version and illustrates an intermediate stage of the design development process. 

Figure 41: Perspective view of the main Cathedral View Corridor from the south. N.B. the indicative massing is not the finalised version and 

illustrates an intermediate stage of the design development process. 
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1) Church of Saint Augustine, St Augustine’s Street  

History 

The Church of Saint Augustine (fig. 41) dates from the mid twelfth century 

and, following the loss of St Margaret’s Church, is the most northerly within 

the confines of the original city walls. It retains its pre-Reformation plan 

which is almost square and consists of a tall nave with clerestory and chan-

cel of similar length with each flanked by broad aisles to north and south. 

Projecting south porch and rood turret to the north side. The distinctive red 

brick tower at the west end of the building was re-faced in 1726, encasing 

an earlier tower built of flint which partially collapsed in 1677. The building 

is unique in Norwich as a brick church tower of that period. The elevations 

are simply treated, faced in flint with stone dressings to the quoins, but-

tresses and window openings. The latter are enriched with reticulated and 

Perpendicular tracery of the fourteenth and fifteenth centuries respectively 

with evidence of Victorian restoration. The dedication of the church to Saint 

‘Augustine’ is thought to refer to Saint Augustine of Canterbury rather than 

Saint Augustine of Hippo. A large churchyard has always surrounded the 

building, providing a tranquil setting next to a busy arterial route, a reminder 

of the open character of the land in much of this vicinity of Norwich up to 

the nineteenth century. The Churchyard is enclosed to the south by a ter-

race of sixteenth century cottages (nos. 2-12 Gildencroft), which although 

truncated by the loss of the corner building to Pitt Street provide an im-

portant historic reference and visual foil for the church and its dignified 

churchyard setting.  

The church occupied one of the historically less affluent neighbourhoods of 

Norwich in an area known as Ultra Aquam or Norwich ‘over-the-water’, a 

place where activities and people found intolerable south of the river tradi-

tionally settled. A notable influx of religious and economic migrants oc-

curred during the sixteenth century, most coming from France and the Low 

Countries bringing textile manufacturing skills and innovative techniques for 

weaving and dyeing which helped to revive the local worsted trade. The 

land to the west of the Church is known as the Gildencroft and was both 

used for pasture and as a recreation ground. The Church is now in the care 

of the Churches Conservation Trust.  

Setting 

The church retains its original large churchyard, providing an ample setting 

and lush green space from which the building can be appreciated in the 

round. These immediate surroundings are of considerable historic im-

portance in the context of the local area and the development of Norwich 

during the medieval period and up to the present day. For centuries the 

large churchyard overlooked an important nodal junction in Norwich’s 

portantly, the view also highlights the degree to which the historic urban 

fabric has been degraded in this part of Norwich since the 1960s and the 

loss of any cohesive urban context to the east and south east of St Au-

gustine’s. As a result the building’s setting and the contribution made by the 

setting to its significance has been considerably diminished in the direction 

of the application Site.   

How the Setting contributes to the Significance  

Saint Augustine’s large churchyard setting makes a key contribution to the 

building’s significance in terms of its outstanding heritage values. The use 

of the churchyard as a burial ground is important in terms of communal, 

evidential and historical value. It also makes an intrinsic contribution to the 

building’s aesthetic value and hence architectural interest. The historic 

buildings which enclose the churchyard and in its wider setting to the north 

along St Augustine Street provide an important context in the form of evi-

dence of the community it has historically served. These buildings also pro-

vide a visual counterpoint to the church’s ecclesiastical character and func-

tion. The diminutive scale and intact historic character of nos. 2-12 Gilden-

croft adds greatly to the integrity of the setting and should be taken as a 

reference point in order to determine an appropriate building height for the 

new development adjacent to Pitt Street and New Botolph Street.  

Contribution of the Application Site to the building’s significance 

The application Site as it presently exists makes a negative contribution to 

the setting of St Augustine’s Church in terms of the latter’s heritage values. 

The architectural interest of the 1960s development and value in terms of 

good urban design is negligible. Its scale, layout and also incompleteness 

have served to diminish the contribution made by the wider setting to the 

significance of St Augustine’s Church resulting in harm to its historical and 

aesthetic values as a medieval urban church. The redevelopment of Anglia 

Square will therefore yield ample opportunities to undo some of this harm 

and provide a more coherent and visually attractive setting for St Au-

gustine’s.   

2) Former Church of Saint Saviour, Magdalen Street 

History 

The Church of Saint Saviour dates from the fourteenth century and was a 

parish church dedicated to the Transfiguration of Christ. Its simple form 

comprises a low and broad bell tower to the west facing Magdalen Street, a 

three bay aisle-less nave narrowing to a two bay chancel, all in flint with 

brick and stone dressings. Large slate roof. Three light Perpendicular win-

dows to the nave and reticulated tracery to the Chancel and tower open-

ings, largely nineteenth century. The south porch was rebuilt in 1723 and 
Figure 41: Church of Saint Augustine viewed from the south 

northern quarter where St Augustine Street, Pitt Street and St Botolph 

Street converged. This arrangement persisted up until the mid-1960s when 

the development of Anglia Square transformed the historic road layout. 

This involved the loss of many buildings in the immediate vicinity as well as 

the principal arterial route to the historic centre of Norwich along Botolph 

Street. The result is a much more diluted urban context and lack of enclo-

sure as one approaches St Augustine’s Church from the south or the east. 

The church’s wider setting is today dominated by a busy road junction and 

pedestrian crossings, the result of a recent traffic management scheme, 

which from the east side of the building has increased the building’s sense 

of isolation and dislocation from Norwich’s historic core. To the north and 

west of the churchyard the historic urban fabric remains more or less intact 

and provides a legible historic context that contributes to the setting of the 

listed building and its overall significance.  

Views 

A number of strategic views to the application Site have been identified, 

including from the porch to Saint Augustine’s Church and looking south 

east along Saint Augustine Street at staged distances. Due to its recessed 

position within a large churchyard the building provides a peripheral pres-

ence in those important street views and is largely incidental. The view 

from the south porch entrance to St Augustine’s towards the application 

Site, however, emphasises the sensitivity of this building to the height, 

scale and appearance of any new development at Anglia Square. Im-
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the tower was lowered in the restoration of 1852-53. The church fell into 

disuse in the 1960s following the Brooke report which oversaw the redun-

dancy of all the surrounding parish churches. It is now active as a sports 

venue. Historically the church served a local population with a demographic 

similar to that of Saint Augustine’s Church in an area known as Ultra Aq-

uam or Norwich ‘over-the-water’, a place where activities considered unbe-

coming south of the river were traditionally established.  

Setting 

The building occupies a compact site at the centre of a small churchyard 

enclosed on four sides by roads of varying width. The Churchyard was his-

torically overlooked by dwellings built along each of the streets, however 

the integrity of the space steadily deteriorated during the twentieth century, 

with the substantial loss of urban built form as a result of World War II 

bomb damage. The boundary of the churchyard is defined by a chamfered 

plinth without railings, likely removed for scrap metal when hostilities broke 

out after 1939 as a gesture of solidarity. 

The wider setting of Saint Saviour’s Church has altered significantly in sev-

eral respects during the past 50 years. The former packaging factory to the 

south of St Saviours Lane was demolished before 2008 and lay vacant until 

2014 when it was replaced by a terrace of 3 storey townhouses. These pro-

vide some sense of enclosure but little else. To the north of the Church 

along Magdalen Street major intervention in the form of the inner ring road 

(St Crispin’s flyover) built in 1974-75 is the biggest single visual presence. 

Although this has been designed not to block views along Magdalen Street 

it undoubtedly detracts from the setting of the Church and hampers a sense 

of contiguity with the part of the city situated beyond the structure. The fly-

over also conceals any overt visual relationship or reference between St 

Saviour’s Church and the application Site.  

The development of Anglia Square after 1966 also changed the wider con-

text of St Saviour’s by closing the view along the curve of St Botolph Street 

all trace of which was swept away. Views of Anglia Square, particularly its 

taller elements feature prominently as a backdrop to St Saviour’s when 

viewed from the east. The large surface car park which provides the fore-

ground to these views is a further negative influence since it removes any 

sense of enclosure and does not reinforce any of the building’s intrinsic 

heritage values.  

Views 

For the purpose of assessing the impact of the emerging proposals im-

portant views along Magdalen Street (from in front of nos. 25 and 39) and 

along St Cripsin’s Road have been identified. Due to its recessed position 

St Saviour’s Church does not feature in any of these but would be experi-

enced as these views evolve kinetically towards the application Site. Longi-

tudinal views of St Saviour’s Church are affected by the existing buildings 

on or adjacent to the development Site, notably Gildengate House, the Cin-

ship is dissonant and hard to reconcile. The redevelopment of Anglia 

Square will therefore yield ample opportunities to undo some of this harm 

and provide a more coherent and visually attractive setting for the former 

Church of St Saviour. Appropriate redevelopment of the Site would be un-

likely to cause further harm. 

3) Old Meeting House, Old Meeting House Alley, Colegate 

History 

This highly significant building provides an early instance of non-conformist 

architecture in England. Norwich was very much at the forefront of the Puri-

tan movement with close ties to Holland and the foundation of the Congre-

gational movement, which arrived here in 1642. The Old Meeting House 

was built in 1693 close to where the Dominican friars first lived in Norwich. 

The building’s design is strikingly modern for its date and exhibits a strong 

Dutch influence, most noticeable in the south elevation (figure 26). This is 

symmetrical, of five bays and divided by four Corinthian pilasters, technical-

ly a Giant order rising through two ‘storeys’. The building is actually a dou-

ble height space with galleries to three sides. The sash windows with 

moulded architraves, rusticated brick quoins, modillion eaves cornice with 

hipped roof covered with black glazed pantiles all reinforce the Low Coun-

tries character of the building. 

Setting 

In keeping with the clandestine origins of Congregationalism, where people 

and Minsters would meet in secret to escape persecution, the building en-

joys a secluded location. The main entrance is approached via a narrow 

alley off the north side of Colegate. This leads to a small forecourt hemmed 

in by other buildings including the former church hall to the south west. 

Trees add to the sense of enclosure around the building and particularly to 

the burial ground and garden on the north side of the building. The site of 

the original Dominican Friary founded in Norwich in 1226 occupies the 

open ground to the east of the building. This has been used as a surface 

car park since the 1960s and allows clear views of the east elevation from 

where the application Site is also visible. Glimpsed views of the building are 

also possible form Balderston Court which provides access to the burial 

ground.  

Views 

The Old Meeting House does not figure in any of the key views identified in 

the Heritage Townscape and Visual Impact Assessment. Some inter-

visibility between the asset and the application Site is evident from Co-

legate car park, a large open area in which the historic building and the ap-

plication Site are experienced simultaneously. However, presence of inter-

mediate buildings, mature trees and distance from Anglia Square mean 

that the existing buildings on the application Site have a negligible impact 

on the setting of the listed building.  

Figures 42 (left) & 43 (right). Former church of Saint Saviour from the south west. Former 

church of Saint Saviour from the south east  

ema Building and the multi-storey car park. They are considered to have a 

negative impact on the building’s setting, which in combination with the 

1970s fly-over has significantly degraded the building’s historic urban con-

text and the aesthetic quality of the surrounding townscape.  

How the Setting contributes to the Significance 

The immediate churchyard setting, in conjunction what remains of the his-

toric buildings that enclose the space, make an important contribution to 

the building’s significance in terms of its outstanding heritage values. The 

use of the churchyard as a burial ground is important in terms of commu-

nal, evidential and historical value. It also makes an intrinsic contribution to 

the building’s aesthetic value and hence architectural interest. The historic 

buildings which enclose the churchyard and in its wider setting to the west 

and south along Magdalen Street provide an important context in the form 

of evidence of the community it has historically served. These buildings 

also provide a visual counterpoint to the church’s ecclesiastical character 

and function.  

Contribution of the Application Site to the building’s significance 

The application Site as it presently exists makes a negative contribution to 

the setting of the former Church of St Saviour in terms of its heritage val-

ues. The lack of architectural quality found in the existing buildings and 

their overall impact on the historic townscape in the vicinity diminishes the 

contribution made by the wider setting to the significance of the listed build-

ing. Its historical and aesthetic values as a medieval urban church are in 

stark contrast to the scale, massing and elevational treatment of the build-

ings occupying the application Site with the result that any visual relation-
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How the Setting contributes to the Significance 

The building’s historic setting remains well preserved and has altered little 

in the past 100 years. Open or undeveloped land adjacent to the building to 

the north and east has remained such. Modern dwellings erected in Balder-

ston Court has reinforced the sense of enclosure on each side and re-

spects the domestic scale of the building and its surroundings. The immedi-

ate setting contributes to the significance of the building in terms of its his-

torical, communal and aesthetic values.  

Due to enclosed nature of the building’s position, it’s wider setting is limited 

and likewise can only be appreciated in a limited sense from Colegate car 

park. Consequently the building’s wider setting makes a negligible contribu-

tion to its overall significance. 

Contribution of the Application Site to the building’s significance 

Inter-visibility between the Old Meeting House and the Application Site is 

restricted to views from Colegate Car Park. The visual relationship is indi-

rect in the sense that the historic building and application Site can both be 

seen from a mutual counter-point rather than one from the other, however, 

this is not considered to contribute to the building’s overall significance. 

Nevertheless, the redevelopment of Anglia Square will provide opportuni-

ties to improve the wider peripheral setting of the Old Meeting House inso-

far as it is experienced from vantage points within Colegate car park as a 

public amenity.   

4) Church of Saint Mary, St Mary’s Plain 

History 

The Church of St Mary, although one of many important medieval churches 

in Norwich, is significant due to its ancient origins and the survival of pre-

Conquest elements dating from the Anglo-Saxon period. It is thought to 

have been the parish church of the Anglo-Saxon settlement of Coslany and 

retains its distinctive round tower from the early eleventh century. Largely 

rebuilt in 1477 the building is faced in flint with stone dressings to the win-

dows, buttresses and angle quoins. Its sophisticated layout consists of a 

four bay nave abutting the west tower with a double storey south porch, 

north and south transepts and a two bay chancel. Highly ornate Perpendic-

ular and reticulated tracery to the windows. Lead roofs supported by the 

original timber roof structure. The church fell into disuse in the 1930s and 

for a while served as a craft centre. It is now in use as offices. 

Setting 

The Building enjoys a splendid setting enclosed within a large roughly ellip-

tical churchyard bounded to the back of the pavement by iron railings set 

above a chamfered stone plinth. The road St Mary’s Plain curves round the 

site to the south with Duke Street adjacent to the east and a footway com-

pleting the circuit to the north. This constitutes the building’s immediate cur-

tilage and historic setting. Buildings of a commensurate scale overlook the 

churchyard on all sides, some being listed (including Pykerell’s House—

Grade II* and nos. 67 & 69-89 Duke Street) and others of good local quali-

ty. The churchyard has many trees, principally at the perimeter, which form 

a backdrop to the church and augment the sense of enclosure provided by 

the surrounding buildings within its wider setting.  

Views 

A key view towards the application site is from the junction of St Mary’s 

Plain and Duke Street. St Mary’s Church does not feature in this view, alt-

hough the churchyard forms the foreground to the left. The existing build-

ings at Anglia Square are not visible from this location, although new devel-

opment of any significant scale (above nine storeys) within the south west 

corner of the Site would be visible, i.e. new buildings located where the lo-

cally listed buildings are presently situated. The principal views of St Mary’s 

Church from the east, south and west have little relationship with the Appli-

cation Site. The view of St Mary’s from the west would be affected by pro-

posed development above 15 storeys during the winter months with the 

tower being glimpsed in the space between the round church tower and the 

former factory building at St Mary’s works. 

How the Setting contributes to the Significance 

Setting makes an important contribution to the significance of St Mary’s 

Church in terms of its historical, aesthetic and communal values. These 

derive from the long-standing close relationship between the church and 

burial ground and also the historic neighbourhood the building served as a 

parish church for many centuries. These surrounding buildings which over-

look the churchyard also provide a visual counterpoint to the church’s ec-

clesiastical character and function.  

Contribution of the Application Site to the building’s significance 

The Application Site does not presently feature within the building’s wider 

setting and therefore makes no contribution to its significance. Develop-

ment above a certain scale would be visible from within the building’s wider 

setting during the winter months after leaves have fallen. Such inter-

visibility is concentrated at the eastern edge of the churchyard but with the 

tower also being glimpsed in conjunction with views of the building from the 

west. It is considered that the proposed development would have no more 

than a minor impact on the significance of St Mary’s Church. 

 

 

 

 

 

Figure 45: Church of Saint Mary viewed from the south 

Figure 44: Old Meeting House, South Elevation 
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5) Church of Saint Martin at Oak, Oak Street 

History 

The former parish church of St Martin at Oak within the ancient settlement 

of Coslany dates mostly from the early fifteenth century. It is constructed of 

flint to the external masonry finishes with brick and stone dressings, includ-

ing brick voussoirs to the north windows of the nave. Very simple plan con-

sisting of a narrow west tower, a four bay nave with three bay south aisle 

(1491) and two bay chancel, the latter rebuilt c.1440. The church suffered 

serious damage as a result of enemy bombing in January 1942. The build-

ing’s proximity to large industrial premises, notably shoe making and pub-

lishing works, made it vulnerable to the Luftwaffe’s targeting of possible 

munitions and other factories supporting the War effort. The west tower 

was partly destroyed, some of nave walls damaged and roofs also lost. The 

building was restored by the architect John Chaplin with works completed 

in 1953. He took the unusual step of capping the truncated tower with a 

crow-stepped gable supported on stone kneelers above a new string 

course. The church fell into disuse in the 1960s following the Brooke report 

which oversaw the redundancy of all the surrounding parish churches. Fol-

lowing a stint as a shelter for the homeless between 1976 and 2001 the 

building is now used by theatre groups and local bands as a rehearsal 

space. 

Setting 

St Martin’s Church is enclosed by a narrow pentagonal shaped churchyard 

immediately north of the large industrial complex known as St Mary’s 

works, dominated by the handsome factory buildings of Sexton Son & 

Everard, shoemakers, which closed in 1976. Its immediate setting is de-

fined by the narrow St Martin’s Lane adjacent to the north and Oak Street 

to the west and a number of semi mature trees within the churchyard. The 

original chamfered plinth to the back of the pavement defines the boundary 

though the railings were removed as part of the war effort as a gesture of 

solidarity. The existing boundary consists of an improvised wire fence sup-

ported by steel posts.  

Due to the dense tree cover and impact of surrounding structures, the 

building’s wider setting is constricted to longitudinal east-west views. These 

surroundings have changed considerably during the course of the twentieth 

century due to the changing fortunes of the industries in the neighbourhood 

and latterly the decline in manufacturing within inner-city areas in Britain 

during the late twentieth century.   

Views 

The Church of St Martin at Oak does not figure in any of the key views 

identified in the Heritage Townscape and Visual Impact Assessment. There 

is no inter-visibility between the listed building and the existing buildings on 

the application Site. Development proposals above a certain scale, includ-

ing buildings above 6 storeys, would begin to feature in the background of 

views of the church from Oak Street although its impact would be very 

slight.  However, presence of intermediate buildings, mature trees and dis-

tance from Anglia Square mean that the existing buildings on the applica-

tion Site have a neutral impact on the setting of the listed building.  

How the Setting contributes to the Significance 

The enclosed churchyard and enclosure provided by the building in the im-

mediate vicinity of St Martin’s Church contribute to its significance in that 

they reinforce its character as an urban church built to serve a population in 

Norwich whose demographic was historically made up of manual labourers 

and people traditionally involved in the textile, weaving and dyeing trades. 

The area known as Ultra Aquam or Norwich ‘over-the-water’ where St Mar-

tin’s is situated is a place where activities and people found intolerable 

south of the river traditionally settled. The existing urban context therefore 

resonates with the historical and communal values of the building and pro-

vide a visual counterpoint to the church’s ecclesiastical character and func-

tion which contributes to its aesthetic value also.  

Contribution of the Application Site to the building’s significance 

The existing buildings share no inter-visibility with the listed building and do 

not feature within its wider setting thus do not contribute to its significance. 

The redevelopment of Anglia Square does have the potential to impact on 

the wider setting of the St Martin’s Church with regard to views from Oak 

Street and St Martin’s Lane, however, this potential is considered unlikely 

to have an impact on the building’s significance. 

 

6) City walls and towers (Scheduled Ancient Monument 

1004023 SM) 

History 

Norwich’s City defences were built during the period 1294-1343 and con-

sisted of a high composite flint and brick wall with an deep outer ditch. 

These enclosed the city to the north, west and south sides with the River 

Wensum forming a natural defence to the east side and partly to the west. 

The walls incorporated a number of towers and gateways including St Au-

gustine’s at the strategic north entrance to the city. The walls were built 

largely in response to the threat of French invasion and survived intact up 

to the end of the 18th Century when pressure from merchants and the city 

fathers to allow the city to expand beyond these confines lead to the re-

moval of much of the wall between 1793 and 1808. The outer ditch was 

filled in during the nineteenth century and was subsequently built over as 

buildings steadily encroached either side of the wall.  

In spite of the majority of the wall being removed and plundered for building 

materials, fifteen substantial sections survive above ground including a 

Figure 47: Substantial sections of the medieval city walls of Norwich remain upstanding. Above 

is the angle tower at the north east corner adjacent to Silver Road and Barrack Street  

Figure 46: St Martin Oak from the west as seen in 1932 before  bomb damage sustained in 

January 1942 
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number of towers (see No. 48 Cow Tower below). Four upstanding sec-

tions are located within 250m of the application Site and a further three 

sections within half a kilometre. This assessment will only consider the po-

tential impact on the setting of these seven sections of the wall, all located 

to the north of the River Wensum.  

Two sections of city wall to the south of the River Wensum adjacent to Barn 

Road are within a one kilometre radius of the application Site. These share 

no visual relationship with the Site due to distance, dense tree cover and 

intervening built form. There is not considered to be any potential for new 

development to affect the setting of the Barn Road sections of the city wall, 

thus any impact on significance would be neutral. 

Setting 

The immediate and wider setting of the city wall to its northern segment 

varies considerably. There are spacious grassed areas either side of the 

section between St Martins Oak Wall Lane and Bakers Road and others 

which are closely hemmed in by buildings of predominantly nineteenth and 

twentieth century date. The impressive fragment just to the south of Magpie 

Road and which includes part of a round angle tower is a good example of 

the latter. The contrasting setting along the course of the wall provides a 

clear context for the city as a whole and helps to frame its historic and so-

cial development from the thirteenth century up to the present day.  

Views 

The city walls do not feature within any of the key views initially identified to 

inform the emerging proposals. However, three sections are incidental to 

several views and as such the Application Site comprises part of the sur-

roundings in which these heritage assets are experienced. The sections 

adjacent to junction of St Augustine Street with Magpie Road and also out-

side 165 Magdalen Street should therefore be taken into consideration for 

the purposes of assessing the potential impact of proposed development 

on setting and any contribution this makes to the overall significance of the 

city walls. Viewpoint 17 was selected specifically in order to consider the 

impact of the Development proposals on a prominent section of the city 

wall along Magpie Road. 

How the Setting contributes to the Significance 

Although fragmentary, the remains of the city walls comprise an ensemble 

of medieval building fabric that is crucially important to understanding the 

history of Norwich. Its status as a great medieval city can be gleaned from 

what remains of the city walls. Being so extensive the setting of the walls 

naturally varies along its course from the four strategic end points adjacent 

to the River Wensum and the densely built up character around the inter-

mediate sections. The setting has changed dramatically over the centuries 

in view of the fact that no houses were built outside the walls prior to 1771. 

The demolition of the main gateways from 1794, however, paved the way 

for the city’s prodigious expansion during the nineteenth century.  

The setting of the northern arc wall remains underwent dramatic change 

due to the rapid expansion of Norwich after 1884 and the extent of demoli-

tion and rebuilding which has taken place in the vicinity during the later half 

of the twentieth century. The demolition of the main gateways from 1794 

paved the way for the city’s prodigious expansion during the nineteenth 

century.  

Contribution of the Application Site to the Monument’s significance 

The existing buildings on the application Site share limited inter-visibility 

with one section of the wall only, that being the substantial remains to the 

east of St. Augustine Street. The Application Site is not considered to con-

tribute to its significance, although Sovereign House presently features 

within its wider setting Street and is considered to have a negative impact 

on this wider setting, though this is limited by distance.  

The redevelopment of Anglia Square has the potential to impact on the wid-

er setting of those sections of wall in the vicinity of St Augustine Street. 

Should the scale of development exceed 6 storeys to the eastern part of 

the Anglia Square (not included within the hybrid application), the section of 

wall adjacent to Magdalen Street would also potentially be affected in terms 

of its wider setting. The potential impact on the significance of the monu-

ment will depend on the overall scale, massing and detailed design of the 

proposal, but it is not likely to be of a high order of magnitude, whether pos-

itive or negative. 

Figure 48: St Edmund’s Church from the west 

 

7) St Edmunds Church, Fishergate 

History 

St Edmund’s is a former parish church within the medieval city of Norwich 

known as Ultra Aquam or Norwich ‘over-the-water’. The present building 

dates from the 1400s but a church is thought to have existed here since the 

Anglo-Saxon period. The building consists of a west tower with prominent 

diagonal buttresses, a four bay nave and chancel, all in one and a continu-

ous south aisle, which dates from 1441-1500 and was built in three phases. 

All in flint with brick and stone dressings and characteristic Perpendicular 

tracery to the window openings and Decorated to the belfry. North porch 

and Vestry added in the nineteenth century. Famous as a place of pilgrim-

age in Norwich, the church preserved a fragment of King St Edmund’s shirt 

within the reliquary. Although the church fell into disuse following the redun-

dancy programme of the 1960s, it re-opened as a place of worship in 2011. 

Setting 

The Church occupies a very compact site, formerly enclosed by railings but 

essentially positioned to the back of the pavement. There is a tiny church-

yard to the south of the building. The immediate setting comprises Fisher-

gate Road to the north and mid-late twentieth century buildings that enclose 

the church to the south, east and west. The building’s historic context is 

preserved in the form of the medieval street pattern and the widening char-

acter of Fishergate where it meets Peacock Street directly opposite the 

north entrance porch.  

Views 

The building does not feature prominently within any of the key views to-

wards the Application Site identified for the purpose of this assessment. 

The tower does not rise sufficiently above the surrounding buildings to form 

an object within the long distance view of the city skyline from the Motram 

Monument on St. James’ Hill or Kett’s Height (Armada Beacon). From the 

junction of Fishergate with Hansard Lane, St Edmund’s provides a fore-

ground to a significant glimpse view of Norwich Cathedral. The proposed 

development will have no impact on this. 

How the Setting contributes to the Significance 

The Church’s dense urban context, confined churchyard and prominent 

position within the existing streetscape contribute to its significance in terms 

of its historical, aesthetic and communal values. Although the surrounding 

buildings are almost exclusively modern and of no architectural merit or 

high townscape value, they preserve the inner city character of the setting 

by providing a strong sense of enclosure as well as a visual counterpoint to 

the church’s ecclesiastical character and function.  
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Contribution of the Application Site to the building’s significance 

Due to a combination of intermediate built form, some of which is as high 

as the church tower, and distance, there is no inter-visibility between the 

Application Site and St Edmund’s Church and therefore no impact on its 

setting or contribution to its significance. There is no potential for the scale 

of proposed development to have any impact on the building’s setting or 

significance. 

 

8) Church of Saint George, Colegate 

History 

St George’s is a large parish church built during the late Medieval period 

c.1459-1513. It stands on the site of a Norman Church. Its metropolitan 

scale and use of limestone ashlar in place of flint for the large clerestory 

reflects the growing confidence and wealth of contemporary Norwich as a 

provincial capital and centre of mercantile trade between England and the 

Low Countries. Mostly of flint with ashlar dressings, the building is tradition-

al in plan with centrally placed west tower, nave with clerestory, north and 

south aisles and 2 bay chancel. Roofs covered in lead and copper to chan-

cel providing an additional note of colour. The master mason John Auntell 

who worked on King’s College Chapel in Cambridge has been linked with 

the improvements made to the church after 1480. The Church suffered sig-

nificant bomb damage during the Second World War but was restored in 

1949 and has remained in continuous use a place of worship.  

Setting 

The building occupies a fine site with exceptional townscape qualities. The 

immediate setting is defined by streets on three sides and a former church-

yard / garden to the north and west that allows space for the tall west tower 

to dominate. A staggered road junction to the south east and approach 

roads of varying width add greatly to the variety and interest of the build-

ing’s setting. The adjacent streets are enclosed by buildings of diverse 

scale, age and character the majority being either of national or local inter-

est. Grade II* listed Bacon’s House on the corner of Colegate and St 

George Street contributes greatly to the setting of the church and also in 

the context of framed views along St George’s Street, eastwards along Co-

legate and the east approach to the Church. Mature broadleaf trees to the 

perimeter of the church increase the sense of enclosure around the church 

and frame significant views of the tower from the north and west.  

Views 

Inter-visibility between the listed building and the Application Site are lim-

ited to glimpses north along St George Street from Colegate. This view has 

been identified as significant for the purposes of the assessment due to the 

potential of new development above 7 storeys to have an impact. A new 

building of this scale would not obscure any existing buildings or townscape 

features of interest but would, depending on its position, close the view 

along George Street. This in itself will not necessarily harm the wider set-

ting of St George’s Church. Allé views often benefit from end features 

which serve as an eye-catcher to draw the interest of the viewer towards it. 

The design, scale and prevalent massing of new development would need 

to respect the historic character and diminutive scale of buildings along 

George Street to minimise any impact and ensure that what impact there is 

might be positive.  

How the Setting contributes to the Significance 

The setting of the listed building is considered to contribute to its signifi-

cance on account of the well preserved urban context, the scale and densi-

ty of which compliments the building’s refined architecture and sophisticat-

ed layout. The surviving medieval street pattern reinforces the building’s 

historical and evidential values, while the character, appearance and uses 

associated with the adjacent buildings and open ground add to its commu-

nal and aesthetic value.  

Contribution of the Application Site to the building’s significance 

The existing buildings at the application Site share no inter-visibility with the 

listed building and do not feature within its wider setting and thus do not 

contribute to its significance. The redevelopment of Anglia Square does 

have the potential to affect the wider setting of the listed building with re-

gard to views from Colegate along St George Street and which may impact 

on the building’s significance as detailed in the above section on views and 

dealt with further in the assessment of impact in Section 5.2. 

 

9) Church of Saint Clement, Colegate 

History 

The Church of Saint Clement was one of the first to be erected to the north 

of the River Wensum in Norwich, a short distance from the Fye Bridge and 

the major historic north-south axis in the city. Considered to be Anglo-

Saxon in origin the church’s foundation dates back to c.1040 although no 

physical evidence of this remains visible. The majority of the present build-

ing dates from the early fifteenth century with the narrow three stage west 

tower added c.1450. Broad Nave of three bays, replacing an earlier one 

that was narrower. No aisles and two bay chancel with east window featur-

ing Decorated tracery, with all the other windows being Perpendicular. All 

of flint with stone dressings and green slate roofs. The tower has a crenel-

lated parapet with flushwork and shields and a clock face to the east side of 

the belfry facing Magdalen Street.  

Setting 

The listed building occupies a very prominent position on an important site, 

Figure 50: The Church of Saint Clement seen from the junction of Colegate with Magdalen 

Street to the north east 

Figure 49: The Church of Saint George at the junction of Colegate and George Street from the 

south east 
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just north of the River Wensum on the corner of Colegate with Magdalen 

Street. The church is enclosed within a roughly square churchyard by deco-

rative iron railings above a chamfered plinth. The building is oriented east 

west along the centre of the square churchyard with small green spaces to 

the north and south with mature and semi mature trees. On account of its 

position the building can be appreciated in the round, though is somewhat 

enclosed to the east. The historic character of the surrounding buildings 

overlooking the churchyard provides a coherence and integrity to the set-

ting that is especially noteworthy. 

Views 

Due to the density of the intermediate built form and scale of the existing 

buildings there is no inter-visibility between the listed building and the Appli-

cation Site, situated 250 metres to the north. Views northwards from Fye 

Bridge and along Wensum Street further south have been identified as sig-

nificant for the purposes of the assessment due to the potential of new de-

velopment above 10-12 storeys to have an impact. Views from the more 

southerly viewpoint are more sensitive in that regard due to the screening 

provided by the three and four storey buildings north of the listed building. 

New development of this scale would not obscure any existing buildings or 

features but would rise above the existing roofline of St Clement’s Church 

and surrounding buildings. This has the potential to cause some harm in 

view of the integrity of the existing townscape which contributes greatly to 

the setting and significance of St Clement’s Church. The design, scale and 

prevalent massing of new development would need to respect the historic 

character and integrity of the building and its setting to minimise the impact 

and ensure that what impact there is might be positive or otherwise neutral.  

How the Setting contributes to the Significance 

The setting of the listed building contributes to its significance because of 

its well preserved historic context, visual coherence of the surrounding 

buildings and the overall prominence of the building in the wider town-

scape, particular as one moves along Magdalen Street, Fye Bridge Street 

and Wensum Street. The surviving medieval street pattern reinforces the 

building’s historical and evidential values, while the character, appearance 

and uses associated with the adjacent buildings and open ground add to its 

communal and aesthetic values.  

Contribution of the Application Site to the building’s significance 

The existing buildings at the application Site share no inter-visibility with the 

listed building and do not feature within its wider setting and thus do not 

contribute to its significance. The redevelopment of Anglia Square does, 

however, have the potential to affect the wider setting of the listed building 

with regard to views from Wensum Street/Elm Hill and the south bank of 

the River Wensum and which may impact on the building’s significance as 

detailed in the above section on ‘views’ and dealt with further in the As-

sessment of Impact in Section 5.2. 

Figure 52: The twelfth century Norman keep of Norwich Castle viewed from the south west. 

Figure 51: The six principal historic landmarks on the Norwich skyline seen from St James’ Hill. 

The buildings from left to right are Norwich Castle (1), Church of St Peter Mancroft (2), City Hall 

Clock Tower (3), Norwich Cathedral (4), The Church of St Giles (5) and the Roman Catholic 

Cathedral of St John the Baptist (6). 

Key Landmarks within the historic city skyline 

The following six buildings within Stage One of the assessment of heritage 

assets have been identified as key buildings in terms of their contribution to 

the greater Norwich skyline. This assessment will focus on the how the wid-

er setting contributes to the significance of each building and the potential 

for the redevelopment of Anglia Square to impact on this significance.  

The buildings are all Grade I listed, with the exception of City Hall (Grade 

II*) and can be considered as tall buildings because they are significantly 

higher than their respective surroundings and can be seen from long dis-

tances in most directions. It is on account of their height that the buildings 

gain their special status and prominence as great edifices within the city 

adding to its distinctiveness, special character and rich cultural profile. Be-

sides the architectural and historic qualities of the individual buildings, they 

have been identified for inclusion in the detailed assessment because of 

the contribution they make collectively to Norwich as a significant place of 

outstanding heritage value. 

 

10) Norwich Castle, Castle Meadow 

History 

A full history and description of the building is provided within Appendix A.  

The Castle’s most prominent feature and major presence on the city skyline 

is the remarkable hall keep built on the top of the great motte or Castle 

Mound between 1093 and 1121. It was a pioneering structure and proto-

type for great towers built to fortify and aggrandise castles throughout Brit-

ain during the twelfth century. The building was refaced in the 1830s under 

the direction of Anthony Salvin, hence its pristine appearance. This work 

followed the original Romanesque design in its entirety but used Bath stone 

rather than the original much whiter Caen stone it replaced. The Castle is a 

much larger structure than simply the hall keep and, having served as a 

Royal residence for the visiting Norman Kings, functioned as a prison from 

1220 until the late nineteenth century. In 1887 it was converted into a mu-

seum and art gallery, a use which it sustains to the present day. 

Setting 

The Castle occupies an elevated site at the crest of the low ridge to the 

south of the River Wensum at the very heart of the historic city. Its com-

manding position meant that this was a natural choice for the location of the 

city’s principal defence and power base during the medieval period after the 

Norman Conquest. The Castle Mound is a vast earthwork that rises steeply 

to the north, east and west, exploiting the natural topography to ensure the 

impregnability of the fortress and also its dominance over the rest of the 

city. This dominance was intended to be both physical, for the practical pur-

pose of providing an effective lookout whilst remaining easy to defend, and 

1 2 3 4 5 6 
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symbolic since the Castle served as a royal residence for the visiting Nor-

man kings concerned with subjugating the local populace. It was thus the 

centre of the governing authority and the appearance of power and 

strength, highlighted by the contrasting white Caen stone in which it was 

originally faced, remains very much part of its identity.  

The building occupies by far the largest site of any single building in Nor-

wich. Its artificially elevated ground level and height mean that it is visible 

from long distances in every direction. While it is certainly prominent within 

the adjacent townscape the rake of the Castle mound means that it does 

not bear down unduly on the nearby buildings but rather ‘grows’ into its sur-

roundings the further one moves away from it. An illustration of this is how 

the building appears very prominent from St Peter’s Street to the west of 

Norwich Market but then ‘disappears’ behind the intervening buildings as 

one moves through the tightly knit streets towards the Castle. Because of 

its great size and relative height the Castle enjoys an extremely wide set-

ting. One therefore needs to consider the implications of setting in both an 

intermediate and wider sense.  

A feature of the building’s intermediate setting is the clear space around it 

and separation from other tall buildings when seen from the east and west. 

The only other tall buildings which punctuate the skyline along this axis are 

the important church steeples, Cathedral spire and clock tower of the City 

Hall. The visual hierarchy established by the Castle as a more massive 

structure is thus respected and the integrity of its historic setting well pre-

served. These key views are considered in more detail below.  

The north-south axis presents much more contrasting and less hierarchical 

skyline. This is due to the presence of a significant number of tall buildings 

that are also broad and hence massive in scale. These are situated within 

the central business district of Norwich about 200 metres to the south of the 

Castle and include the Aviva Building on Surrey Street (formerly Norwich 

Union), 10 storey office buildings above a podium to St Stephen’s Street 

and a 13 storey residential tower to the north side of Westlegate among 

others. The impact of the these buildings is to dilute the prominence of the 

Castle from the north (particularly in views from Anglia Square) and to con-

ceal it in long range views from a southerly direction. Due to their situation 

on higher ground above the river valley, with a similar altitude to the south-

ern skirt of the Castle Mound, these mid-late twentieth century buildings 

appear to be as high, indeed rather higher in some instances, and also sig-

nificantly more massive than the Castle. Consequently its wider setting rel-

ative to a north-south axis is compromised by modern development since 

the building is either obscured or tends to become absorbed into the middle 

distance. 

Views 

Key views towards the Application Site in which the Castle features promi-

nently or is itself the viewpoint have been identified for the purpose of this 

assessment.  

tionately to its significance. The elements of its wider setting that are con-

sidered important include the building’s well preserved historic context, the 

visual coherence of the surrounding buildings, including the contribution 

made by other notable landmarks, and the overall prominence of the Castle 

in the wider townscape, particularly as one moves further away from the 

building in most directions, most notably to the north, east and west. The 

surviving medieval street pattern reinforces the building’s historical and evi-

dential values, while the character, appearance and function of the adja-

cent buildings and public spaces add greatly to its communal and aesthetic 

value.  

Contribution of the Application Site to the building’s significance 

The existing buildings at the application Site share distant inter-visibility 

with the Castle and have a neutral impact on its wider setting and thus do 

not contribute to its significance. The redevelopment of Anglia Square has 

the potential to affect the wider setting of Norwich Castle in conjunction 

views from Mousehold Avenue, St James’s Hill, Ketts Height as well views 

from the Castle itself and may impact on the building’s significance as de-

tailed in the above section on views and dealt with further in the Impact as-

sessment in Section 5.2. 

 

11) The Cathedral of the Holy and Undivided Trinity, The 

Close 

History 

A full history and description of the building is provided within Appendix A.  

Norwich Cathedral is one of the great monuments of Romanesque and 

gothic art and architecture in Western Europe. The present cathedral was 

commenced in 1096 by Herbert de Losinga, a Norman of noble birth, who 

also founded a monastery in the reformed Benedictine tradition which ad-

joined the cathedral. The building evolved over the course of 350 years but 

proceeded in accordance with the traditional pattern of English cathedrals, 

many of which were also monasteries and were augmented by extensive 

conventual buildings within an often vast complex enclosed by protective 

walls and fortified gateways. The resulting cathedral building comprises a 

vast fourteen bay nave, north and south transepts of three bays width and 

a four bay chancel with ambulatory and radiating chapels. A large cloister is 

positioned to the south of the south aisle and was completed in 1430. The 

building’s defining external feature is the remarkable twelfth century cross-

ing tower from which rises the elegant fifteenth century spire and four spire-

lets to each of the clasping octagonal buttresses.  

Setting 

The cathedral’s immediate setting is derived from its character as a monas-

tic church surrounded by large open spaces where many more conventual 

Long range views in which the Castle provides a substantial presence and 

feature on the skyline include those from Magdalen Street, Mousehold Ave-

nue, St James’ Hill (Motram Monument) and Ketts Height. There is poten-

tial for the character and significance of these views to be affected by rede-

velopment proposals on the basis of new buildings that are significantly 

higher and more massive than the existing buildings. The existing buildings 

at Anglia Square range from six to ten storeys in height, with a datum 

around seven storeys. They do not feature prominently on the city skyline 

due to their lower altitude north of the River Wensum relative to the Castle 

Mound. The above views are characterised by the general sweep of low 

rise (three to five storey) buildings to the majority of the city which is punc-

tuated by distinguished buildings such as the Castle, church towers of vary-

ing height, the civic Clock Tower but with pride of place reserved for the 

Cathedral spire. The tallest part of Sovereign House presently sits within 

this landscape quite unobtrusively, its impact comparable to a large church 

steeple due to the low ground level in the vicinity. New development involv-

ing a significant increase in scale, with a datum based on the highest point 

of Sovereign House (ten storeys) applied to the whole of the Site has the 

potential to harm these views towards the Castle and other City landmarks 

due to the integrity of the existing townscape, which contributes to the set-

ting and significance of Norwich Castle. The design, scale and prevalent 

massing of new development would need to respect the historic character 

and integrity of the Castle’s wider setting to minimise the impact and en-

sure that what impact there is might be positive or otherwise neutral. 

Views from the top of the Castle Mound / Castle ramparts are naturally 

contrasting. These reveal the character of the city viewed from within rather 

than how the Castle takes its place among the other buildings. The view 

towards the application site from this position emphasises just how domi-

nant the Castle is and its effectiveness as a lookout. The view is character-

ised by the general sweep of low rise (three to five storey) buildings to the 

majority of the city as it falls away from the Castle towards the river. The 

view is punctuated by several church towers, other modern buildings of 

intermediate height and the Cathedral tower and spire. As in the long range 

views of the Castle, the tallest part of Sovereign House presently sits within 

this landscape quite unobtrusively, its impact comparable to a large church 

steeple. New development involving a significant increase in scale, having 

a datum based on the highest point of Sovereign House (ten storeys) ap-

plied to the whole of the Site has the potential to harm this view due to the 

integrity of the existing townscape which contributes to the setting and sig-

nificance of Norwich Castle. The design, scale and prevalent massing of 

new development would need to respect the historic character and integrity 

of the Castle’s wider setting to minimise the impact and ensure that what 

impact there is might be positive or otherwise neutral. 

How the Setting contributes to the Significance 

The setting of Norwich Castle covers a vast area which contributes propor-
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buildings would have once stood. The area now called the Close defines 

the extent of the Medieval religious house and provides a majestic setting 

for the Cathedral on account of the great volume of open space and the 

character and quality of historic buildings which enclose it. These contribute 

towards views of the building from all sides.   

The building occupies low ground within a broad loop of the River Wensum 

in the eastern part of the historic centre of Norwich. Its great height, none-

theless, ensures that it remains the tallest building in Norwich and defining 

feature of the city’s skyline in all directions. With the exception of the Car-

nary Chapel (see below) all of the buildings within the Close and some dis-

tance beyond are no more than four storeys in height. The Cathedral there-

fore dominates its local surroundings and its pre-eminence in the wider ar-

ea arises on account of the absence of other buildings to rival its stature 

and ‘isolation’ or distance from the other tall landmark buildings.  

Views 

Key views towards the Application Site in which the Cathedral features 

prominently have been identified for the purpose of this assessment. These 

are discussed below in relation to long range views encompassing both the 

cathedral and application Site and from the vicinity of the Cathedral Close. 

Long range views in which the Cathedral provides a substantial presence 

and feature on the skyline include those from St Augustine Street, Drayton 

Road / Aylsham Road, Mousehold Avenue, St James’ Hill (Motram Monu-

ment) and Ketts Height. There is potential for the character and signifi-

cance of these views to be affected by redevelopment proposals on the 

basis of new buildings that are significantly higher and more massive than 

the existing buildings. The existing buildings at Anglia Square range from 

six to ten storeys in height, with a datum around seven storeys, and do not 

feature prominently on the city skyline due to their lower altitude north of 

the River Wensum relative to the monumental scale of the Cathedral. The 

views from the east are characterised by the general sweep of low rise 

(three to five storey) buildings to the majority of the city punctuated by dis-

tinguished buildings such as the Castle, church towers of varying height, 

the civic Clock Tower but with pride of place reserved for the Cathedral it-

self. The tallest part of Sovereign House presently sits within this landscape 

quite unobtrusively, its impact comparable to a large church steeple due to 

the low ground level in the vicinity. New development involving a significant 

increase in scale, with a datum based on the highest point of Sovereign 

House (ten storeys) applied to the whole of the Site has the potential to 

harm these views towards the Cathedral due to the integrity of the existing 

townscape, which undoubtedly contributes to the setting and significance of 

the Cathedral. The design, scale and prevalent massing of new develop-

ment would need to respect the historic character and integrity of the Ca-

thedral’s wider setting to minimise the impact and ensure that what impact 

there is might be positive or otherwise neutral.  

The views from St Augustine Street and Drayton / Aylsham Road have the 

potential to be enhanced by new development through the positioning of 

new buildings in order to open up views of the Cathedral spire. This will 

help to accentuate its prominence and reinstate its function as a visual 

marker from considerable distance and as such would serve to reveal and 

reinforce the building’s significance. The height and massing of the existing 

Sovereign House conceals much of the Cathedral tower and spire from this 

vantage point and consequently has a harmful impact on its wider setting 

and overall significance. 

Views from within Upper Close to the south west of the Cathedral have the 

potential to be affected by development that is in excess of fifteen storeys. 

New development of this scale would not obscure any existing buildings or 

features but would rise above the existing roofline of four Grade I listed 

buildings in the north west corner of the space (see Erpingham Gate, 69 & 

70 The Close and Carnary Chapel below). This has the potential to harm 

the architectural interest and integrity of the Cathedral’s historic setting and 

is considered to contribute to its overall significance. Accordingly the de-

sign, scale and prevalent massing of new development would need to re-

spect the historic character and integrity of the Cathedral’s intermediate 

setting to minimise the impact and ensure that what impact there is might 

be positive or otherwise neutral.  

How the Setting contributes to the Significance 

The setting of Norwich Cathedral covers a vast area which contributes pro-

portionately to its overall significance. The elements of its wider setting that 

are considered important include the building’s well preserved historic con-

text, visual coherence of the surrounding buildings, including the contribu-

Figure 53: Aerial view of Norwich Cathedral from the north. 

tion made by other buildings with strong historical and architectural associ-

ations, and the overall prominence of the Cathedral in the wider townscape 

in all directions. The surviving medieval street pattern reinforces the build-

ing’s historical and evidential values, while the character, appearance and 

function of the adjacent buildings and public spaces add greatly to its com-

munal and aesthetic value.  

Contribution of the Application Site to the building’s significance 

The existing buildings at the application Site share inter-visibility with the 

upper stages of the Cathedral only. The existing buildings are considered to 

have a neutral impact on the Cathedral’s wider setting and thus do not con-

tribute to its significance. The redevelopment of Anglia Square has the po-

tential to affect the wider setting of Norwich Cathedral with regard to views 

from St Augustine Street, Drayton Road, Mousehold Avenue, St James’s 

Hill, Ketts Height and from within the Cathedral Close which may impact on 

the building’s significance as detailed in the above section on views and 

dealt with further in the Impact assessment in Section 5.2. 

 

12) Roman Catholic Cathedral of Saint John the Baptist 

History 

A full description of the building is provided within Appendix A.  

The Roman Catholic Cathedral of Norwich was designed by George Gilbert 

Scott Jnr at the behest of Henry Fitzalan Howard, the fifteenth Duke of Nor-

folk, Earl Marshall of England and head of the most influential Catholic fam-

ily in Britain. The building was commenced in 1880 and completed in 1910 

under the supervision of G.G.Scott’s brother, John Oldrid Scott. It is a mas-

terpiece of the Gothic Revival movement and superb evocation of the Early 

English style with Transitional features to the interior. Due to its scale, plan-

ning, stylistic and decorative integrity it is among G Gilbert Scott Jnr’s finest 

ecclesiastical buildings. Originally built as a large parish church it was 

raised to Cathedral status as recently as 1976 when the new episcopal see 

of East Anglia was created. Its monumental scale is all the more impressive 

on account of this.  

The building takes the form of a complete English Cathedral of the 13th 

Century with the influence of Salisbury apparent in its elevations and use of 

lancet windows throughout with no tracery. Nine bay nave with aisles, three 

bay transepts to north and south with east chapels, four bay chancel also 

with aisles. Fully integrated clerestory supported by flying buttresses 

throughout. Large apsidal sacristy to south of south transept and also south 

aisle chapel with the extensive presbytery adjoining to the south in the form 

of an east conventual range, but without the remaining sides of the cloister. 

The impressive two stage tower occupies the full width of the nave and 

lends considerable gravitas to the composition while ensuring its presence 

on the Norwich skyline cannot be overlooked.  
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Setting 

Positioned just beyond the medieval walls, the building occupies an elevat-

ed site overlooking the historic city to the east. In spite of the mid-late twen-

tieth century adjustments made to Grapes Hill and Chapelfield Road to cre-

ate the inner ring road the building’s immediate setting remains unaltered. 

This is compact and defined by the nineteenth century street pattern. The 

chancel (east) end is virtually to the back of the pavement but to the west 

and south the ground is more open and spacious, interspersed with trees 

and gardens. The surrounding buildings are predominantly low rise, or if 

above three storeys (such as Vauxhall Street flats, which is seven storeys) 

positioned some distance away. The relative spaciousness ensures the 

building is prominent in all directions with long and short distance views of 

the building.  

The building’s elevated position contributes to its overall massiveness as a 

landmark due to the height of the clerestory, tall roofs and dominant cross-

ing tower. The full extent of the building therefore rises above the surround-

ing rooftops. This is in contrast to the Anglican Cathedral whose lower posi-

ton accentuates the height of the tower and spire, with the bulk of the 

church building hidden by the surrounding buildings. Like the Anglican Ca-

thedral the RC Cathedral dominates its nearby locality. Its pre-eminence in 

the wider area is enhanced by the lack of other tall buildings in the vicinity. 

The tower forms a prominent landmark on the skyline when viewed from 

the northern part of the application Site in the vicinity of Edward Street and 

New Botolph Street. 

Views 

Key views towards the Application Site in which the Roman Catholic Cathe-

dral features prominently have been identified for the purpose of this as-

sessment.  

Long range views in which the Cathedral provides a substantial, if distant, 

presence on the skyline include those from Mousehold Avenue, St James’ 

Hill (Motram Monument) and Ketts Height. There is potential for the charac-

ter and significance of these views to be affected by redevelopment pro-

posals on the basis of new buildings that are significantly higher and more 

massive than the existing buildings. The existing buildings at Anglia Square 

range from six to ten storeys in height, with a datum around seven storeys, 

and do not feature prominently on the city skyline due to their lower altitude 

north of the River Wensum relative to the RC Cathedral. The views from 

the east are characterised by the general sweep of low rise (three to five 

storey) buildings to the majority of the city punctuated by distinguished 

buildings such as the RC Cathedral, church towers of varying height, the 

civic Clock Tower and Anglican Cathedral. The tallest part of Sovereign 

House presently sits within this landscape quite unobtrusively, its impact 

comparable to a large church steeple due to the low ground level in the 

vicinity. New development involving a significant increase in scale, with a 

datum based on the highest point of Sovereign House (ten storeys) applied 

to the whole of the Site has the potential to harm these views due to the 

integrity of the existing townscape and contribution made by the historic 

landmarks as a group, which undoubtedly adds to the setting and signifi-

cance of the listed building. The design, scale and prevalent massing of 

new development would need to respect the historic character and integrity 

of the RC Cathedral’s wider setting to minimise the impact and ensure that 

what impact there is might be positive or otherwise neutral.  

How the Setting contributes to the Significance 

The setting of the Roman Catholic Cathedral covers a wide area and con-

tributes proportionately to its overall significance. The elements of its wider 

setting that are considered important include its contribution to the noble 

tradition of great church towers on the Norwich skyline which it uniquely 

added to in the modern era and the building’s overall prominence in the 

wider townscape in all directions. The surviving street pattern reinforces the 

building’s historical and evidential values, while the character and appear-

ance of the nearby green spaces (including the Plantation Garden—Grade 

II registered) add to its communal and aesthetic value.  

Contribution of the Application Site to the building’s significance 

The existing buildings at the application Site share inter-visibility with the 

upper stages of the Roman Catholic Cathedral only. The existing buildings 

are considered to have a neutral impact on the Cathedral’s wider setting 

and thus do not contribute to its significance. The redevelopment of Anglia 

Square has the potential to affect the wider setting of the RC Cathedral with 

regard to views from Mousehold Avenue, St James’s Hill and Ketts Height 

which may impact on the building’s significance as detailed in the above 

section on views and dealt with further in the Impact assessment in Section 

5.2. 

 

13) Church of Saint Peter Mancroft, St Peter’s Street 

History 

A full description of the building is provided within Appendix A.  

The Church of St Peter Mancroft is distinguished as the only medieval 

church to be completely faced in ashlar stone rather than flint. Expensive 

knapped flint rather is used to enrich the limestone ashlar. This provides 

some indication of its status as the city’s largest and most renowned church 

building after the Cathedral, the result of a rebuilding campaign from 1430-

1455. It was paid for by gifts and legacies from wealthy citizens, merchants 

and craft guilds who provided a highly ornamental building of great stylistic 

unity in the Perpendicular gothic tradition. The original church was founded 

in 1075 by Ralph de Gauder, Earl of Norfolk, next to the new market estab-

lished by the Norman rulers close to the castle. The Normans suppressed 

the site of the earlier market at Tombland by building their Cathedral and Figure 55: Church of St Peter Mancroft viewed from the south west 

Figure 54: Aerial view of Roman Catholic Cathedral from the north east 
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monastery enclosure over it. The Church was originally dedicated to the 

apostles Peter and Paul. This was shortened to St Peter and may also 

stem from its connection with St Peter’s Abbey in Gloucester to whom it 

was entrusted in the eleventh century. ‘Mancroft’ is a local derivation of un-

certain provenance. 

The building comprises a nave and chancel in one of sixty feet in height 

with north and south aisles below a continuous clerestory consisting of sev-

enteen tripartite windows. North and south transept chapels. The building’s 

dominant feature is the monumental west tower which comprises three 

stages and on account of its sturdy proportions seems likely to have been 

intended to support a fourth ‘lantern’ stage similar to Boston. A lead cov-

ered fleche, stone parapet and pinnacles were added by A. E. Street in 

1895 and give the tower its intricate silhouette. The building remains the 

principal parish church in the City of Norwich.  

Setting 

From its elevated site the Church presides over the principal public space 

in Norwich comprising the large market square situated immediately north 

of the churchyard. The latter is enclosed by ornamental iron railings above 

a chamfered stone plinth and lawns with trees give the building its own 

grounds and allow it to be appreciated in the round. The building has some 

esteemed neighbours, notably other important public buildings such as the 

City Hall to the west side of Norwich Market and the Guildhall to the north 

side. The setting serves to emphasise the important civic character of the 

Church and its place within the history, society and governance of the city. 

The attendant spaciousness is integral to the building’s setting and special 

architectural interest. 

By virtue of its great west tower, St Peter’s Church contributes to the Nor-

wich skyline and places the building within a much wider context. Although 

it is not as prominent as several of the other landmark buildings within long 

range views of the city, it nonetheless can be seen as part of an important 

group of tall buildings that define Norwich’s character as a place of special 

architectural and historic interest. 

Views 

Key views towards the Application Site in which the Church of St Peter 

Mancroft features prominently have been identified for the purpose of this 

assessment.  

Long range views in which the Church provides a substantial presence and 

feature on the skyline include those from Mousehold Avenue, St James’ Hill 

(Motram Monument) and Ketts Height. There is potential for the character 

and significance of these views to be affected by redevelopment proposals 

on the basis of new buildings that are significantly higher and more mas-

sive than the existing buildings. The existing buildings at Anglia Square 

range from six to ten storeys in height, with a datum around seven storeys. 

They do not feature prominently on the city skyline due to their lower alti-

tude north of the River Wensum relative to the vicinity of Norwich Market. 

The above views are characterised by the general sweep of low rise (three 

to five storey) buildings to the majority of the city which is punctuated by 

distinguished buildings such as St Peter Mancroft Church, the Castle, the 

civic Clock Tower but with pride of place reserved for the Cathedral spire. 

The tallest part of Sovereign House presently sits within this landscape 

quite unobtrusively, its impact comparable to a large church steeple due to 

the low ground level in the vicinity. New development involving a significant 

increase in scale, with a datum based on the highest point of Sovereign 

House (ten storeys) applied to the whole of the Site has the potential to 

harm these views due to the integrity of the existing townscape and contri-

bution made by the historic landmarks as a group, which undoubtedly adds 

to the setting and significance of the church of St Peter Mancroft. The de-

sign, scale and prevalent massing of new development would need to re-

spect the historic character and integrity of the listed building’s wider setting 

to minimise the impact and ensure that what impact there is might be posi-

tive or otherwise neutral.  

How the Setting contributes to the Significance 

The setting of the Church of St Peter Mancroft covers a wide area which 

contributes proportionately to its significance. The elements of its wider set-

ting that are considered important include the building’s well preserved his-

toric context and civic character, the visual coherence of the surrounding 

buildings, including the contribution made by other notable landmarks, and 

the overall prominence of the Church in the wider townscape. The surviving 

medieval street pattern reinforces the building’s historical and evidential 

values, while the character, appearance and function of the adjacent build-

ings and public spaces add greatly to its communal and aesthetic value.  

Contribution of the Application Site to the building’s significance 

The existing buildings at the application Site cannot be seen from ground 

level from the vicinity of the listed building. Inter-visibility with the Site is 

limited to the upper stages of the Church of St Peter Mancroft. The existing 

buildings are considered to have no impact on the building’s wider setting 

and thus do not contribute to its significance. The redevelopment of Anglia 

Square has the potential to affect the wider setting of St Peter’s with regard 

to views from Mousehold Avenue, St James’s Hill and Ketts Height which 

may impact on the building’s significance as detailed in the above section 

on views and dealt with further in the Impact assessment in Section 5.2. 

 

 

 

 

 

14) City Hall including Police Station, Bethel Street (Clock 

Tower) 

History 

A full history and description of the building is provided within Appendix A.  

Norwich City Hall is an important Art Deco building of the 1930s. Designed 

in 1931, its construction was delayed by the Great Depression with the 

foundation being laid only in 1936 and completed in 1938. Its stripped neo-

classical style, clean outlines and distinguished interior planning is the work 

of Charles Holloway James and Stephen Rowland Pierce. The building has 

a monumental scale with twenty five bays of five storeys facing the Market 

Place to the east with a hexastyle portico rising through three storeys to the 

recessed centre above a continuous ground floor. Bath stone ashlar to the 

lower ground and ground floors, light brown brick above with stone trim and 

plentiful copper detailing throughout.  

The clock tower is an elegant structure of square plan and rising to a para-

pet with inset corners with distinctive copper cupola and finial above. Sec-

ond in height only to Norwich Cathedral, the City Hall clock tower is the 

most notable twentieth century landmark in Norwich and can be seen at 

great distances from many of the principal approaches to the city centre, 

particular from the north.  

Setting 

From its elevated site City Hall presides over the principal public space in 

Norwich comprising the large market square situated immediately east of St 

Peters Street. The building has some esteemed neighbours, notably other 

important public buildings such as the Church of St Peter Mancroft to the 

south east and the Guildhall to the north east. The setting emphasises the 

building’s strong civic character and public function. The attendant spa-

ciousness is integral to the building’s setting and special architectural inter-

est. 

By virtue of the building’s considerable size and height of the clock tower, 

City Hall contributes to the Norwich skyline and places the building within a 

much wider context. The building is prominent in long range views of the 

city from all directions and can be seen as part of an important group of tall 

buildings that define Norwich’s character as a place of outstanding architec-

tural and historic interest. 

Views 

Key views towards the Application Site in which the City Hall and clock tow-

er feature prominently have been identified for the purpose of this assess-

ment.  

Long range views in which the building provides a substantial presence and 

feature on the skyline include those from Mousehold Avenue, St James’ Hill 

(Motram Monument) and Ketts Height. There is potential for the character 



rpsgroup.com/uk  |  cgms.co.uk 41 

 

4.3 ASSESSMENT OF HERITAGE ASSETS: GRADE I LISTED BUILDINGS AND SCHEDULED MONUMENTS  

and significance of these views to be affected by redevelopment proposals 

on the basis of new buildings that are significantly higher and more mas-

sive than the existing buildings. The existing buildings at Anglia Square 

range from six to ten storeys in height, with a datum around seven storeys. 

They do not feature prominently on the city skyline due to their lower alti-

tude north of the River Wensum relative to the vicinity of Norwich Market. 

The above views are characterised by the general sweep of low rise (three 

to five storey) buildings to the majority of the city which is punctuated by 

distinguished buildings such as City Hall (clock tower), St Peter Mancroft 

Church, the Castle, RC Cathedral but with pride of place reserved for the 

Anglican Cathedral spire. The tallest part of Sovereign House presently sits 

within this landscape quite unobtrusively, its impact comparable to a large 

church steeple due to the low ground level in the vicinity. New development 

involving a significant increase in scale, with a datum based on the highest 

point of Sovereign House (ten storeys) applied to the whole of the Site has 

the potential to harm these views due to the integrity of the existing town-

scape and contribution made by the historic landmarks as a group, which 

undoubtedly adds to the setting and significance of the City Hall. The de-

sign, scale and prevalent massing of new development would need to re-

spect the historic character and integrity of the listed building’s wider setting 

to minimise the impact and ensure that what impact there is might be posi-

tive or otherwise neutral.  

How the Setting contributes to the Significance 

The setting of the City Hall covers a wide area which contributes propor-

tionately to its significance. The elements of its wider setting that are con-

sidered important include the building’s well preserved historic context and 

civic character, the visual coherence of the surrounding buildings, including 

the contribution made by other notable landmarks, and the overall promi-

nence of the clock tower in the wider townscape. The surviving medieval 

street pattern reinforces the building’s civic identity and public significance 

to Norwich. The character, appearance and function of the adjacent build-

ings and public spaces add greatly to its communal and aesthetic value.  

Contribution of the Application Site to the building’s significance 

The existing buildings at the application Site cannot be seen from ground 

level from the vicinity of the listed building. Inter-visibility with the Site is 

limited to the upper stages of the building and particularly the clock tower. 

The existing buildings are considered to have no impact on the building’s 

wider setting and thus do not contribute to its significance. The redevelop-

ment of Anglia Square has the potential to affect the wider setting of City 

Hall with regard to views from Mousehold Avenue, St James’s Hill and 

Ketts Height which may impact on the building’s significance as detailed in 

the above section on views and dealt with further in the Impact assessment 

in Section 5.2. 

 

15) Church of Saint Giles, (Upper) St Giles Street 

History 

A full history and description of the building is provided within Appendix A.  

The present building dates largely from the fourteenth century and pre-

serves the elegant Decorated tracery of that period to the nave windows. 

The Chancel and south porch were added later, the former replacing an 

earlier chancel demolished in the late 1500s in the Victorian period. The 

west tower is early fifteenth century and is the tallest medieval Church tow-

er in Norwich at 120 feet. It is of three stages with elaborate tracery to the 

window and bell openings. The massive set-back buttresses accentuate 

the verticality of the structure. All of flint with ashlar stone dressings and 

detailing except for the large two storey porch which is faced in ashlar to its 

south (entrance) side.  

Setting 

The Church of St Giles occupies a commanding position within a spacious 

churchyard surrounded by medieval streets and enclosed on all sides by 

buildings of special architectural and historic interest. From its elevated po-

sition, the highest within the old city walls, the Church dominates its imme-

diate surroundings. This is greatly enhanced by the completeness of the 

churchyard with its ornamental iron railings above a low wall of flint with 

moulded stone coping. The green space allows the building to be appreci-

ated in the round with numerous mature trees to the north providing a back-

drop to the tall nave and tower. 

By virtue of its tall angular west tower, St Giles’s Church contributes to the 

Norwich skyline and places the building within a much wider context. Alt-

hough it is not as prominent as several of the other landmark buildings 

within long range views of the city, it nonetheless can be seen as part of an 

important group of tall buildings that define Norwich’s character as a place 

of special architectural and historic interest. 

Views 

Key views towards the Application Site in which the Church of St Giles fea-

tures prominently have been identified for the purpose of this assessment.  

Long range views in which the Church provides a presence and feature on 

the skyline include those from Mousehold Avenue, St James’ Hill (Motram 

Monument) and Ketts Height. There is potential for the character and signif-

icance of these views to be affected by redevelopment proposals on the 

basis of new buildings that are significantly higher and more massive than 

the existing buildings. The existing buildings at Anglia Square range from 

six to ten storeys in height, with a datum around seven storeys. They do 

not feature prominently on the city skyline due to their lower altitude north 

of the River Wensum relative to the vicinity of St Giles Street. The above 

views are characterised by the general sweep of low rise (three to five sto-

Figure 57: Church of St Giles viewed from the south east 

Figure 56: City Hall—east elevation showing the clock tower adjacent to the north (right) 
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rey) buildings to the majority of the city which is punctuated by distin-

guished buildings such as the Church of St Giles, Catholic Cathedral, Nor-

wich Castle, the civic Clock Tower and with pride of place reserved for the 

Cathedral spire. The tallest part of Sovereign House presently sits within 

this landscape quite unobtrusively, its impact comparable to a large church 

steeple due to the low ground level in the vicinity. New development involv-

ing a significant increase in scale, with a datum based on the highest point 

of Sovereign House (ten storeys) has the potential to harm these views due 

to the integrity of the existing townscape and contribution made by the his-

toric landmarks as a group, which undoubtedly adds to the setting and sig-

nificance of the Church of St Giles. The design, scale and prevalent 

massing of new development would need to respect the historic character 

and integrity of the listed building’s wider setting to minimise the impact and 

ensure that what impact there is might be positive or otherwise neutral.  

How the Setting contributes to the Significance 

The setting of the Church of St Giles covers a wide area which contributes 

proportionately to its significance. The elements of its wider setting that are 

considered important include the building’s well preserved historic context, 

the visual coherence of the surrounding buildings, including the contribution 

made by other notable landmarks, and the overall prominence of the 

Church in the wider townscape. The surviving medieval street pattern rein-

forces the building’s historical and evidential values, while the character, 

appearance and function of the adjacent buildings and spaces add greatly 

to its communal and aesthetic value.  

Contribution of the Application Site to the building’s significance 

The existing buildings at the application Site cannot be seen from ground 

level from the vicinity of the listed building. Inter-visibility with the Site is 

limited to the upper stages of the Church of St Giles. The existing buildings 

are considered to have no impact on the building’s wider setting and thus 

do not contribute to its significance. The redevelopment of Anglia Square 

has the potential to affect the wider setting of St Peter’s with regard to 

views from Mousehold Avenue, St James’s Hill and Ketts Height which may 

impact on the building’s significance as detailed in the above section on 

views and dealt with further in the Impact assessment in Section 5.2. 

 

 

 

 

 

 

 

Other Grade I listed buildings within a 250m-1km radius of the 

Application Site 

 

16)  Former Church of Saint James, Whitefriars 

History 

See Appendix A for a full description of the building 

Small fifteenth century church with sixteenth century additions including 

integral 2 stage west tower with octagonal top. Now used as a Puppet The-

atre. 

Setting 

The Church is positioned immediately adjacent to the inner ring road over-

looking the roundabout junction at St Crispin’s Road and Whitefriars The 

building shares limited inter-visibility with the application Site along St 

Crispin’s Road. The existing buildings have a very limited impact on the 

building’s historic setting or significance.  The building’s immediate context 

is defined by the large roundabout and city ring-road which passes adja-

cent to the north. The development proposals are not considered to alter 

the building’s extended setting to the extent that its significance would be 

affected. A more detailed assessment of impact is in Section 5.2. 

 

17) Church of Saint Michael Coslany, Oak Street 

History 

See Appendix A for a full description of the building 

Large and important former parish church. The existing building dates from 

the fourteenth century with ambitious fifteenth and sixteenth century addi-

tions. Now redundant. 

Setting 

Well preserved historic context west within a spacious churchyard at the 

junction of Colegate with Oak Street. 

Other than the very upper stages of the tower the building shares no inter-

visibility with the application Site. The existing buildings have no impact on 

the building’s historic setting or significance. The development proposals 

will have no impact on its significance. 

 

18) St James’ Works, Jarrold’s Printing Works, Whitefriars 

History 

See Appendix A for a full description of the building 

Yarn Mill built in 1839 of five and six storeys, now in use as offices. 

Setting 

Strategically positioned next to the River Wensum in a long established 

industrial area of Norwich characterised by large factory and office build-

ings. The building’s height makes it a prominent landmark along the river-

side but is largely hemmed in by other buildings. 

Inter-visibility with the application Site is limited to uppermost parts of the 

building. It is similar in scale to Gildengate House. The existing buildings at 

Anglia Square have no impact on the building’s historic setting or signifi-

cance. The  development proposals will have no impact on its significance. 

  

19) Norman House, St Martin-at-Palace Plain (SAM no. 

1003911SAM) 

There is no evidence of the building above ground within the public realm  

Setting 

Not applicable (see above). The existing buildings have no impact on the 

building’s historic setting or significance. The development proposals will 

have no impact on its significance.  

 

20) Church of Saint Martin at Palace, St Martin at Palace 

Plain 

History 

See Appendix A for a full description of the building 

Large and important former parish church. The existing building dates from 

the eleventh century with fifteenth and sixteenth century additions. Now 

redundant. 

Setting 

Well preserved setting enclosed within a spacious and roughly triangular 

churchyard. The building shares no inter-visibility with the application Site 

and the existing buildings have no impact on the building’s historic setting 

or significance. The development proposals will have no impact on its sig-

nificance. 

 

21) Church of Saint Simon and Saint Jude, Elm Hill 

History 

See Appendix A for a full description of the building 
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Former parish church. The existing building dates from the fourteenth cen-

tury with fifteenth century additions. Unbuttressed west tower partly ruin-

ous. Now redundant / used as a store. 

Setting 

Well preserved setting enclosed within a compact churchyard and over-

looked by historic shops and houses to Wensum Street and Elm HIll. The 

building shares no inter-visibility with the application Site and the existing 

buildings have no impact on the building’s historic setting or significance. 

The development proposals will have no impact on its significance.  

 

22) Bishop’s Gate, The Close (including Scheduled Ancient 

Monument ref: 1004029 SM—Bishop’s Palace Gate) 

History 

See Appendix A for a full description of the building 

Important ecclesiastical monument erected circa. 1436 as the northern en-

trance to the monastic complex enclosing Norwich Cathedral.  

Setting 

Well preserved and spacious historic setting with dense tree cover to the 

north preventing any direct inter-visibility with the application Site from its 

upper stages. The existing buildings have no impact on the building’s his-

toric setting or significance. The development proposals will have no impact 

on its significance.  

 

23) Former Dominican Friary (Blackfriars), Norwich: St An-

drew’s Hall and Blackfriars’ Hall, associated conventual build-

ings and structures (including Scheduled Ancient Monument 

ref: 1004053SM) 

History 

See Appendix A for a full description of the building 

Large complex of conventual buildings including church halls, rectory, 

crypts and cloister ranges. Established by Dominican friars at the second 

Norwich site from the thirteenth century. Defined as the most complete sur-

viving medieval friary in England and therefore of singular importance. 

Setting 

Well preserved historic context comprising a prominent urban location at 

junction of St George Street, Princes Street and St Andrew Street and en-

closed by Elm Hill to east and River Wensum to the north. The buildings 

share no inter-visibility with the application Site. The existing buildings at 

significance. The 25 storey tower that features within the development pro-

posals would have an impact on the building’s extended setting when seen 

in the context of views from the Upper Close, at the southern end of the 

open space. The tower would feature prominently above the roof-line of the 

building when seen from a distance, but this would be subject to seasonal 

variation due to the screening effect of silver birch trees within this part of 

the Close.  The tower would not be visible from anywhere northwards of the 

mid point of The Close.  A more detailed assessment of impact is provided 

in Section 5.2.  

 

26) Carnary Chapel, The Close (also Scheduled Ancient 

Monument ref: 1004026 SM) 

History 

See Appendix A for a full description of the building 

Large gothic chapel founded 1316 by Bishop Salmon 

Setting 

Fine historic setting within the Cathedral Close. The building shares no in-

ter-visibility with the application Site and the existing buildings have no im-

pact on the building’s historic setting or significance. The 25 storey tower 

that features within the development proposals would have an impact on 

the building’s extended setting when seen in the context of views from the 

Upper Close, at the southern end of the open space. The tower would fea-

ture prominently above the roof-line of the building when seen from a dis-

tance, but this would be subject to seasonal variation due to the screening 

effect of silver birch trees within this part of the Close.  The tower would not 

be visible from anywhere northwards of the mid point of the Close.  A more 

detailed assessment of impact is provided in Section 5.2.  

 

27)  Bishop’s Palace, The Close 

History 

See Appendix A for a full description of the building 

Former Bishop’s Palace, now school, dating from eleventh century with mid 

nineteenth century restorations by Ewan Christian. Large L-shaped com-

plex of three and four storeys 

Setting 

Fine historic setting within the Cathedral Close. The building shares no in-

ter-visibility with the application Site and the existing buildings have no im-

pact on the building’s historic setting or significance. The development pro-

posals have no impact on the buildings’ extended setting due to a lack of 

inter-visibility, density of intervening built form and the presence of dense 

Anglia Square have no impact on the building’s historic setting or signifi-

cance. The development proposals will have a negligible impact on its sig-

nificance; the 25 storey tower proposed would have a very minor impact on 

the building’s extended setting when seen in the context of views from 

Princes Street. Part of the tower would be glimpsed in the view north along 

Elm Hill wherein St Andrew’s Hall features partly in the foreground (left—

see View 22 of the Townscape Views Assessment). This is a very small 

component of the building’s setting, considered a subsidiary element, and 

the tower would not be visible in relation to any other aspect of the build-

ing’s setting.  A more detailed assessment of impact is provided in Section 

5.2.  

 

24) 70, The Close 

History 

See Appendix A for a full description of the building 

Exterior of 1830 with extensive fourteenth and fifteenth century remains. 

Formerly part of Canary College and now residence. 

Setting 

Fine historic setting within the Cathedral Close and with a frontage to Tom-

bland. The building shares no inter-visibility with the application Site and 

the existing buildings have no impact on the building’s historic setting or 

significance. The 25 storey tower that features within the development pro-

posals would have an impact on the building’s extended setting when seen 

in the context of views from the Upper Close, at the southern end of the 

open space. The tower would feature prominently above the roof-line of the 

building when seen from a distance, but this would be subject to seasonal 

variation due to the screening effect of silver birch trees within this part of 

the Close.  The tower would not be visible from anywhere northwards of the 

mid point of the Close.  A more detailed assessment of impact is provided 

in Section 5.2.  

 

25) Erpingham Gate, The Close (also a Scheduled Ancient 

Monument) 

History 

Important ecclesiastical monument erected circa. 1420 as the western and 

principal entrance to the monastic complex enclosing Norwich Cathedral.  

Setting 

Fine historic setting within the Cathedral Close and with a frontage to Tom-

bland. The building shares no inter-visibility with the application Site and 

the existing buildings have no impact on the building’s historic setting or 
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tree cover. 

28) No. 69, The Close 

History 

See Appendix A for a full description of the building 

Former house, now school office, dating largely from seventeenth century 

and incorporating earlier elements.  

Setting 

Fine historic setting within the Cathedral Close. The building shares no in-

ter-visibility with the application Site and the existing buildings have no im-

pact on the building’s historic setting or significance. The 25 storey tower 

that features within the development proposals would have an impact on 

the building’s extended setting when seen in the context of views from the 

Upper Close, at the southern end of the open space. The tower would fea-

ture prominently above the roof-line of the building when seen from a dis-

tance, but this would be subject to seasonal variation due to the screening 

effect of silver birch trees within this part of the Close.  The tower would not 

be visible from anywhere northwards of the mid point of The Close.  A more 

detailed assessment of impact is provided in Section 5.2.  

 

29) Saint Peter Hungate Museum, Princes Street 

History 

See Appendix A for a full description of the building 

Former parish church now museum. Largely thirteenth century with truncat-

ed west tower.  

Setting 

Well preserved historic context enclosed by a small churchyard at junction 

of Princes Street with Elm Hill. The building shares no inter-visibility with 

the application Site. The existing buildings at Anglia Square have no impact 

on the building’s historic setting or significance. The development pro-

posals will have a negligible impact on its significance; the 25 storey tower 

that features within the development proposals would have a very minor 

impact on the building’s extended setting when seen in the context of views 

from Princes Street. The tower would be partially visible in a glimpse view 

along Elm Hill wherein St Peter’s Church features prominently in the fore-

ground (right). This is a very small component of the building’s setting and 

the tower would not be visible in relation to any other aspect of the build-

ing’s setting.  A more detailed assessment of impact is provided in Section 

5.2.  

 

30) Saint Lawrence’s Well, Lower Westwick Street 

(Scheduled Ancient Monument ref: 1004025 SM) 

There is no evidence of the building above ground within the public realm  

Setting 

Not applicable (see above). The existing buildings have no impact on the 

building’s historic setting or significance. The development proposals will 

have no impact on its significance.  

 

31)  Church of Saint George, Tombland 

History 

See Appendix A for a full description of the building 

Large and important parish church. The existing building dates from the 

circa.1445 and was repaired 1645. 

Setting 

Well preserved historic context at junction of Princes Street with Tombland. 

Situated in a densely built up area enclosed within a compact churchyard 

and surrounded on all sides by historic buildings of national significance.  

Other than the very upper stages of the tower the building shares no inter-

visibility with the application Site. The existing buildings have no impact on 

the building’s historic setting or significance. The development proposals 

will have no impact on its significance. 

 

32) Church of Saint Lawrence, St Benedict’s Street 

History 

See Appendix A for a full description of the building 

Former parish church now redundant. Fifteenth Century. Prominent west 

tower 

Setting 

Fine setting. On sloping site sandwiched between St Benedict’s Street and 

Westwick Street to the north.  

Other than the very upper stages of the tower the building shares no inter-

visibility with the application Site. The existing buildings have no impact on 

the building’s historic setting or significance. The development proposals 

will have no impact on its significance.  

 

 

33) St. Margaret’s Church, St Benedict’s Street 

History 

See Appendix A for a full description of the building 

Former parish church now used as a gymnasium. Fourteenth and Fifteenth 

Century. Prominent west tower 

Setting 

Fine setting within a large churchyard enclosed by streets and three sides 

and alley to the east. On sloping site sandwiched between St Benedict’s 

Street and Westwick Street to the north.  

Other than the very upper stages of the tower the building shares no inter-

visibility with the application Site. The existing buildings have no impact on 

the building’s historic setting or significance. The development proposals 

will have no impact on its significance.  

 

34) Strangers Hall Museum, St Andrew’s Street 

History 

See Appendix A for a full description of the building 

Former houses and shops, now museum. Of fourteenth century origin with 

many later alterations.  

Setting 

Dense urban context on south side of St Andrews Street. The building 

shares no inter-visibility with the application Site. The existing Anglia 

Square buildings have no impact on the building’s historic setting or signifi-

cance. The development proposals will have no impact on its significance.  

 

35) Cinema City, St Andrew’s Street 

History 

See Appendix A for a full description of the building 

Former fifteenth century hall house now used as a cinema. Alterations and 

additions of 1925.  

Setting 

Fine setting to south of St Andrews Street on corner with St Andrew’s Hill, 

enclosed by Church of St Andrew to the west.  

The building shares no inter-visibility with the application Site. The existing 

Anglia Square buildings have no impact on the building’s historic setting or 

significance. The development proposals will have no impact on its signifi-

cance.  
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36) Premises Arts Centre (former Church of St Swithin), St 

Benedict’s Street 

See Appendix A for a full description of the building 

Former parish church now Arts Centre. Fourteenth and fifteenth century 

construction. West tower removed in 1881. 

Setting 

Fine setting with churchyard to north of St Benedict’s Street.  

The building shares no inter-visibility with the application Site. The existing 

Anglia buildings have no impact on the building’s historic setting or signifi-

cance. The development proposals will have no impact on its significance.  

 

37) Church of Saint Andrew, St Andrew’s Street 

History 

See Appendix A for a full description of the building 

Large and important parish church of fourteenth and fifteenth Century con-

struction. Prominent west tower 

Setting 

Fine setting within a very compact churchyard to north and south. Sloping 

site on corner of St Andrew’s Street with St Andrew’s Hill.  

Other than the upper stages of the tower and clerestory the building shares 

no inter-visibility with the application Site. The existing buildings have no 

impact on the building’s historic setting or significance. The development 

proposals will have no impact on its significance.  

 

38) Church of Saint Michael at Plea, Redwell Street 

History 

See Appendix A for a full description of the building 

Former parish church now redundant. Fifteenth Century. Short but promi-

nent west tower. 

Setting 

Fine setting within a compact churchyard enclosed by buildings on three 

sides and St Andrew’s Street to the west. The building shares no inter-

visibility with the application Site. The existing buildings at Anglia Square 

have no impact on the building’s historic setting or significance. The devel-

opment proposals will have no impact on its significance.  

 

significance. The development proposals will have no impact on its signifi-

cance.  

 

42) The Great Hospital Buildings complex (including Church 

of Saint Helen, former Chaplain’s House, former Master’s 

House, Refectory and Cloisters) 

History 

See Appendix A for a full description of the building 

Important medieval hospital complex founded in 1249 by Bishop Walter de 

Suffield, includes the thirteenth century church of Saint Helen. Extensive 

thirteenth to fifteenth century remains. 

Setting 

Well preserved and spacious historic setting with dense tree cover to the 

north preventing any direct inter-visibility with the application Site except for 

the upper stages of the church tower. The existing buildings have no im-

pact on the building’s historic setting or significance. The development pro-

posals will have no impact on its significance.  

 

43) The Deanery, Priors Hall and adjoining boundary wall to 

south west, The Close 

History 

See Appendix A for a full description of the building 

Important monastic remains of thirteenth century origin with sixteenth and 

seventeenth century alterations and additions. Within the immediate con-

fines of the former monastery buildings and Cathedral church complex   

Setting 

Fine historic setting within the Cathedral Close. The building shares no in-

ter-visibility with the application Site and the existing buildings have no im-

pact on the building’s historic setting or significance. By virtue of distance 

and the presence of large intervening buildings (the Cathedral) The devel-

opment proposals will have no impact on its significance.  

 

44) Medieval undercroft to 19-21 Bedford Street (Scheduled 

Ancient Monument ref: 1003945 SM) 

There is no evidence of the building above ground within the public realm  

Setting 

Not applicable (see above). The existing buildings have no impact on the 

39) St Gregory’s Church, St Gregory’s Alley 

History 

See Appendix A for a full description of the building 

Large and important parish church. Fourteenth and fifteenth century con-

struction. West tower and tall clerestory. 

Setting 

Fine setting with an irregular churchyard to north and south connecting Pot-

tergate with St Benedict’s Street to the north.  

Other than the very upper stages of the tower the building shares no inter-

visibility with the application Site. The existing buildings Anglia Square 

buildings have no impact on the building’s historic setting or significance. 

The development proposals will have no impact on its significance. 

 

40) Church of Saint Mary the Less, Queen Street 

History 

See Appendix A for a full description of the building 

Former parish church now store. Thirteenth to fifteenth century construction 

West tower. 

Setting 

A concealed setting the building is completely enclosed by later buildings. 

The building shares no inter-visibility with the application Site. The existing 

buildings at Anglia Square have no impact on the building’s historic setting 

or significance. The development proposals will have no impact on its sig-

nificance.  

 

41) Bridewell Museum, Bridewell Alley (Including gate of 

Bridewell, part of No 6 St Andrew’s Hill Scheduled Ancient 

Monument ref: 1003151 SM) 

History 

See Appendix A for a full description of the building 

Former house of fifteenth century origin with eighteenth and nineteenth 

century alterations and additions. Now museum 

Setting 

Very enclosed setting within the dense historic core of Norwich.  

The building shares no inter-visibility with the application Site. The existing 

Anglia Square buildings have no impact on the building’s historic setting or 
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building’s historic setting or significance. The development proposals will 

have no impact on its significance.  

 

45)  Church of Saint John the Baptist, St John’s Maddermarket 

History 

See Appendix A for a full description of the building. 

Large and important parish church. Fourteenth and fifteenth century con-

struction. Prominent west tower and tall clerestory. 

Setting 

Fine corner site. a fully urban church with narrow tapering churchyard to 

the north but otherwise closely packed in by streets lined with shops and 

houses.  

Other than the very upper stages of the tower the building shares no inter-

visibility with the application Site. The existing Anglia Square buildings have 

no impact on the building’s historic setting or significance. The develop-

ment proposals will have no impact on its significance.  

 

46) St Ethelbert’s Gate, The Close (including Scheduled An-

cient Monument ref: 1004028) 

History 

See Appendix A for a full description of the building. 

Important ecclesiastical monument erected circa. 1316. Gateway with for-

mer chapel above, now classroom. One of the principal entrances to the 

medieval monastery complex, now Cathedral Close.  

Setting 

Fine historic setting with frontages to south eastern angle of Tombland and 

the Cathedral Close. The building shares no inter-visibility with the applica-

tion Site and the existing buildings have no impact on the building’s historic 

setting or significance. The 25 storey tower that features within the devel-

opment proposals would have a very small impact on the building’s extend-

ed setting when seen in the context of views from the Upper Close, at the 

southern end of the open space. The tower would feature above the roof-

line of buildings included within the wider setting of St Ethelbert’s Gate 

when seen from a distance, but this would be subject to seasonal variation 

due to the screening effect of silver birch trees within this part of the Close.  

The tower would not be visible from anywhere northwards of the mid point 

of the Close at which point the perception of Ethelbert’s Gate is very lim-

ited.  A more detailed assessment of impact is provided in Section 5.2.  

 

50) Blockhouse known as the Cow Tower (Scheduled An-

cient Monument ref: 1014780 SM) 

 

51) Curat’s House, Haymarket (Scheduled Ancient Monu-

ment ref: 1004024) 

 

52)  Bishop Bridge, Bishopgate (Scheduled Monument ref: 

1004056 SM—also a Grade II* listed building) 

 

53) Watergate, The Close (Scheduled Monument ref: 

1004027 SM—also a Grade II* listed building) 

 

54) Church of St Peter Parmentergate, King Street 

 

55) Church of Saint Stephen, Rampant Horse Street 

 

56) The Assembly Rooms, Theatre Street (including remains 

of Saint Mary’s College, Scheduled Ancient Monument ref: 

1003150 SM) 

 

 

 

 

 

 

 

 

 

 

 

 

 

47)  The Guildhall, Guildhall Hill (also a Scheduled Ancient 

Monument) 

History 

See Appendix A for a full description of the building. 

From The Buildings of England—Norfolk 1: Norwich and North-East: “The 

Guildhall served as the town hall until 1938, then the Magistrates’ Court; 

now the Tourist Information Office. The Guildhall was built in 1407-13 by 

John and Thomas Marwe. A new Council Chamber was provoded at the 

east end after the old one had collapsed in 1511. It was completed in 1535 

and is the one outstanding feature of the building. Of knapped flint below, 

of the jolliest, almost carnivalesque diaper flushwork above, and crowned 

by a pretty clock turret in 1850 by Robert Kerr.”  

Setting 

Situated to the north of the Market Place on Guildhall Hill and enclosing the 

city’s principal public space on the north side. The Market is on sloping land 

rising from east to west up to the City Hall. This provides an expansive set-

ting from in which the Guildhall can be appreciated.  The building is of three 

storeys and lies on an east west axis, stepping down to the east to follow 

the gradient of Guildhall Hill.  To the north side the building is much more 

enclosed as the tightly knit medieval street pattern is once again taken up 

north of the Market Place.   

The existing Anglia Square buildings have no impact on the building’s his-

toric setting or significance.  The development proposals will have a minor 

impact on the building’s setting on account of inter-visibility with the upper 

element of the 25 storey point block tower in the context of long range 

views from the south (Millennium Plain, cf. view 11). A more detailed as-

sessment of impact is provided in Section 5.2.  

 

Owing to distance, topography and intervening built form the 

following Grade I listed buildings and scheduled monuments 

are not considered to be affected by the development pro-

posals in terms of any impact on their settings and signifi-

cance. The buildings are listed in order of increasing distance 

from the Site as per the previous 47. 

 

48) Remains of Saint Benedict’s Church, St Benedict’s Street 

 

49) Churchman House, 71 Bethel Street 
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1) No 71, Botolph Street 

History 

Fifteenth century under-croft beneath twentieth century shop, of no 

architectural interest 

Setting 

Interest limited to the interior of the building. The setting has a close 

relationship with the application site due to proximity. The existing buildings 

have a generally negative impact which the emerging proposals provide an 

opportunity to improve and enhance. A more detailed impact assessment is 

in Section 5.2 in the context of the St. Augustine Street Group of buildings.  

 

2) Nos. 31-35 Magdalen Street and Gurney Court 

History 

Late sixteenth century courtyard houses, now house. 

Setting 

South of the application site on east side of Magdalen Street. 

Inter-visibility with the Site is very limited with only parts of the eastern 

element visible from the building. The existing Anglia Square buildings 

have no impact on the building’s historic setting or significance. The 

development proposals will have minor beneficial impact on its significance. 

A more detailed assessment of impact is found in section 5.2. 

 

 

3) Octagonal Chapel, Colegate 

History 

Former Presbyterian, now Unitarian Chapel of 1756 by Thomas Ivory.  

Setting 

Fine, enclosed setting to the north side of Colegate, The urban location and 

integrity of the existing surroundings and townscape make a notable 

contribution to building’s overall significance. The building shares no inter-

visibility with the application Site and the existing Anglia Square buildings 

have no impact on the building’s historic setting or significance. Emerging 

proposals with elements above eight-nine storeys demonstrated some 

impact on the building’s wider setting in the context of views from Colegate, 

however, the massing of the development has been adjusted to ensure that 

these would not affect the setting of the Octagonal Chapel. Likewise the 

proposed position of the 25 storey tower has been modified so that this 

element of the scheme would not be visible and therefore will not affect the 

setting of the listed building. The twelve storey elements to the south of the 

tower are also unlikely to be seen and would be hidden by the building 

itself.  Subject to confirmation provided by verified views the development 

proposals are anticipated to have no impact on its significance.  

 

4) Pykerell’s House, 1, Rosemary Lane 

History 

Fifteenth Century former Hall House. Brick and timber frame construction. 

Setting 

The building shares no inter-visibility with the application Site and the 

existing Anglia Square buildings have no impact on the building’s historic 

setting or significance. The 25 storey tower that features within the 

development proposals would have a very small impact on the building’s 

extended setting when seen in the context of views from Rosemary Lane. 

The impact on the building’s significance would be negligible. 

 

5) Nos. 2-9, Octagon Court, off Colegate 

History 

Former eighteenth century house, converted into factory and now flats. 

Setting 

The building shares limited inter-visibility with the application Site in the 

form of framed views along Calvert Street towards Sovereign House. The 

existing Anglia Square buildings have no impact on the building’s historic 

setting or significance. Emerging proposals of a similar height to the 

existing buildings would have an impact on the building’s wider setting in 

the context of views from Colegate, along Calvert Street. A more detailed 

assessment of impact is found in section 5.2. 

 

6) Bacon’s House (including 11,12 & 13 Lowes Yard, 35-39 

St George’s Street & 31 Colegate) 

History 

Former fifteenth century house, now subdivided. Partly timber framed. 

Setting 

See assessment of St George’s Church (Colegate) which is no. 8 in the 

Grade I listed buildings section. As the setting and contribution made by 

setting to significance is broadly similar the same principles apply with 

corresponding implications. The building shares limited inter-visibility with 

the application Site in the form of framed views along St George’s Street. 

The existing Anglia Square buildings have no impact on the building’s 

historic setting or significance. Emerging proposals of a similar height to the 

existing buildings would an impact on the building’s wider setting in the 

context of views from Colegate, along St George’s Street. A more detailed 

assessment of impact is found in section 5.2. 

 

7) No 18, Colegate 

History 

Fine example of a late seventeenth century town house faced in hand 

made brick with white painted stone trim. Now offices. Symmetrical 

frontage of seven bays and two storeys above a tall plinth. Central 

pedimented doorcase supported by fluted three-quarter Ionic columns with 

Scamozzi style angled volutes. Deep modillion eaves cornice with ornate 

detailing. Exposed box glazing bar sashes arranged six-over-six box 

sashes throughout with rubbed brick voussoirs and projecting keystones. 

Plain tile roof with lateral gables to front and central gable dormer and 

transverse double valley roof to rear forming a triple gabled frontage.  

Setting 

The building shares no inter-visibility with the application Site. The existing 

Anglia Square buildings have no impact on the building’s historic setting or 

significance. The development proposals would have no impact on the 

building’s wider setting in the context of views along Colegate due to the 

density of built form and the heavily enclosed setting this gives rise to. 

 

8) No 20, Colegate 

History 

Part early seventeenth century town house, altered and extended in the 

eighteenth century (rainwater head dated 1743). All of brick and Large L-

shaped plan with hipped roof concealed behind a parapet. Elevations 

strongly characterised by giant Ionic pilasters and other Classical detailing. 

Setting 

The building shares no inter-visibility with the application Site. The existing 

Anglia Square buildings have no impact on the building’s historic setting or 

significance. The development proposals may be minimally glimpsed 

through a small gap to the west of the Octagonal Chapel on the north side 

of Colegate but are not considered to have any impact on the building’s 

wider setting in the context of views along Colegate. This is due to the 

density of built form and the heavily enclosed setting this gives rise to. 
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9) Nos. 11-15 Fye Bridge Street 

History 

Former house dating from the 1500s, now shops. Render and painted brick 

to the Magdalen Street frontage and regular fenestration of four bays to first 

and second floors (comprising sash and casement windows) above a 

unified tripartite shopfront dating from the early twentieth century. Brick 

north gable with stone quoins and evidence of similar treatment at the 

south west corner. Rear range is flint ground floor, rendered timber-frame 

first floor and weatherboarded 2nd floor. Pantile roofs. L-shape plan with 

rear range at right-angles to the street. The south end gable is brought to 

the ground at the rear of No. 11 as a stone and flint buttress. The rear 

range is mostly concealed by C19 extensions and is of 3 storeys.  

Setting 

The building shares no inter-visibility with the application Site. The existing 

Anglia Square buildings have no impact on the building’s historic setting or 

significance. The development proposals would have no impact on the 

building’s wider setting in the context of views along Fye Bridge Street  / 

Magdalen Street or Colegate due to the density of built form and the 

heavily enclosed setting this gives rise to. 



rpsgroup.com/uk  |  cgms.co.uk 49 

4.3 ASSESSMENT OF HERITAGE ASSETS: GRADE II* LISTED BUILDINGS & REGISTERED PARKS WITHIN 1KM 

OF THE SITE 

Group One: Cathedral North 

History  

Printing Museum, Jarrold’s Printing Works  

The Jarrold's Printing Works, now a printing museum, is a late-thirteenth 

century building with fourteenth century walls and fifteenth century vaulting.  

Cotman House  

Cotman House is an eighteenth century former house, now used as offices 

and flats.  

Precinct Wall 

Precinct Wall is a thirteenth century Cathedral Close wall with much 

eighteenth and nineteenth century re-building.  

Bishop Salmon’s Porch  

Bishop Salmon's Porch is an early-fourteenth century porch to former Hall.  

Bishop Renold’s Chapel  

Bishop Renolds's Chapel is former Chapel, now library, built in 1661-76. 

Setting  

These set of buildings share no inter-visibility with the application site and 

the existing Anglia Square buildings have no impact on the buildings’ 

historic setting and significance. The development proposals have no 

impact on the buildings’ extended setting in the context of views from 

Whitefriars and St. Martin-at-Palace Plain due to a lack of inter-visibility, 

density of intervening built form and the presence of dense tree cover. 

 

Group Two: Cathedral Close  

History  

7, The Close  

Late-eighteenth century former house, now office, with a later right-hand 

extension. 

8 & 9, The Close  

Nos. 8 and 9, The Close are a pair of houses dating from the late 

eighteenth century. 

10-12, The Close 

Nos. 10-12, The Close  are houses and an office dating from the eighteenth 

century with a sixteenth century spine wall.  

14A, The Close  

35A, 35B, and 35C, The Close  

Nos. 35A, 35B, and 35C are three seventeenth century flats, formerly one 

house, with nineteenth century extensions.  

36, The Close  

No. 36, The Close is a seventeenth century house with later alterations.  

37 & 38, The Close  

Nos. 37 and 38 are a seventeenth century pair of houses, formerly one 

house.  

39, The Close  

No. 39, The Close is a seventeenth century house.   

40, The Close  

No. 40, The Close is a seventeenth century house. 

41, The Close  

No. 41, The Close is an early-eighteenth century house.  

45, The Close  

No.45, The Close is an early-nineteenth century former bakery, now shop.  

46, The Close 

No. 46, The Close is an early-nineteenth century house. 

47 & 48, The Close 

Nos. 47 (Haydn House) and 48 are a pair of eighteenth century houses. 

49, The Close  

No. 49, The Close is a fourteenth/fifteenth century house with sixteenth and 

seventeenth centuries extensions.  

50, The Close  

No. 50, The Close is a seventeenth century house with eighteenth century 

alterations.  

51-55, The Close  

No. 51-55 are a former granary and a granarian’s house, now divided into 

houses. They date from the thirteenth century with fifteenth century 

rebuilding and alterations.  

56, The Close  

No. 56, The Close is sixteenth century house with later alterations.  

65, The Close  

No. 65, The Close was formerly part of Infirmary's house. It is a sixteenth 

No.14A, The Close, is a nineteenth century house with a seventeenth 

century core.   

16, The Close  

No. 16, The Close is house dating circa 1850 with re-used earlier details.  

17, The Close  

No. 17, The Close is an eighteenth century house with a seventeenth 

century wing.  

18, The Close  

No.18, The Close, is a late-eighteenth century house. 

25, The Close  

No. 25, The Close is a house dating from 1647. 

26, The Close 

No. 26, The Close is an early-nineteenth century  

27, The Close  

No. 27, The Close is a medieval building which was heightened in the 

seventeenth century and has extensions dating from the nineteenth and 

twentieth centuries.  

28, The Close  

No. 28, The Close is a seventeenth century house with early-nineteenth 

century alterations.  

29, The Close  

No. 29, The Close is an early nineteenth century house built partly on 

sixteenth/seventeenth century walls.  

30, The Close  

No. 30, The Close is an early-nineteenth century house with fourteenth/

fifteenth century masonry.  

31, The Close  

No. 31, The Close is a seventeenth century house, formerly part of a brew-

house, with an early-nineteenth the century extension and incorporating 

mediaeval remains in the junction with nos. 32 and 33.  

32 & 33, The Close 

Nos. 32 and 33, The Close are pair of houses, formerly part of a mediaeval 

brew-house. 

34, The Close  

No. 34, The Close is a house, formerly part of a mediaeval brew-house, 

with seventeenth and eighteenth century alterations. 
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century building with eighteenth and nineteenth century extensions.  

Remains of Monastic Infirmary  

Remains of Monastic Infirmary built between 1175 and 1200. 

7, St Faith’s Lane  

No. 7, St. Faith’s Lane is seventeenth century house with later alterations. 

Setting  

These set of buildings share no inter-visibility with the application site and 

the existing Anglia Square buildings have no impact on the buildings’ 

historic setting and significance. They all lie in the shadow of Norwich 

Cathedral, which is very high, and emerging proposals with elements 

above twenty storeys have been shown not to have an impact on the 

buildings’ wider setting in the context of views from The Close. The 

development proposals have no impact on the buildings’ extended setting 

in the context of views from this part of The Close (cf. Group Four) due to a 

lack of inter-visibility, density of intervening built form and the presence of 

dense tree cover. 

 

Group Three: Bishopgate 

History 

St. Helen’s House  

St. Helen’s House is a former eighteenth century house, now a nursing 

home, with a nineteenth century front.   

43 & 44, The Close  

Nos. 43 and 44, The Close are a pair of late-seventeenth century houses 

with eighteenth and nineteenth century extensions and alterations.    

52 & 54, Bishopgate  

Nos. 52 and 54, Bishopgate are a pair of fifteenth century dwellings with 

seventeenth and early-nineteenth century alterations. 

Setting  

These set of buildings share no inter-visibility with the application site and 

the existing Anglia Square buildings have no impact on the buildings’ 

historic setting and significance. The development proposals have no 

impact on the buildings’ extended setting due to a lack of inter-visibility, 

density of intervening built form and the presence of dense tree cover. 

 

 

 

assessment of impact is in Section 5.2. 

 

Group Five: Tombland  

History 

Edith Cavell Memorial  

The Edith Cavell Memorial was erected in 1918 by Henry Pegram and 

moved to its current location in 1993.  

4, Tombland  

No. 4, Tombland is an eighteenth century house with a fifteenth century 

undercroft.  

5 & 5A, Tombland  

Nos. 5 and 5A, Tombland are a mid-eighteenth century pair of properties 

used as offices but formerly one house. 

8, Tombland 

No. 8, Tombland is a former house, now shop, dating from the fifteenth and 

eighteenth centuries or earlier.  

Augustine Steward’s House  

No. 14, Tombland or Augustine Steward’s house is a sixteenth century 

house with later alterations, now used as an office.  

The Louis Marchesi Public House  

No.17, Tombland or the Louis Marchesi Public House with a fifteenth 

century street range and undercroft, sixteenth century rear addition, and 

seventeenth, eighteenth and nineteenth century alterations.   

Setting  

These set of buildings share no inter-visibility with the application site and 

the existing Anglia Square buildings have no impact on the buildings’ 

historic setting and significance. The proposed 25 storey point block tower 

will have a very slight impact on setting of two of these buildings (8 

Tombland and the Edith Cavell Memorial) in the context of northward views 

from Tombland. However, this is not considered to have any impact on 

their significance due to very limited inter-visibility arising from the density 

and proximity of intervening buildings and the significant distance of the 

assets from the Site. 

 

 

 

 

Group Four: Cathedral South West 

History  

1, The Close 

No. 1, The Close is an early-nineteenth century building, now used as a 

office.    

2, Close  

No. 2, The Close, is a former mid-eighteenth century house, now office, 

with a small range dating c.1702.  

3 & 4, The Close 

Nos. 3 and 4, The Close are on the site of the former Almoners Barn, now 

offices. They date from the seventeenth century and have nineteenth 

century additions.   

5, The Close  

No. 5, The Close is a former Almoners Barn, now offices, dating from the 

seventeenth century.  

6, The Close  

No. 6, The Close is a sixteenth century house with seventeenth and 

eighteenth century additions and alterations. 

67A, 67B, 67C & 68, The Close  

Nos. 67A, 67B, 67C and 68, The Close were formerly the Organist’s 

House, now divided into school buildings and houses. They are of a 

fifteenth century date with seventeenth century alterations and extensions. 

71, The Close 

No. 71 The Close is an early seventeenth century building with eighteenth 

century and later extensions. Flint and brick with brick extensions. Pantile 

roof. 3 storeys. 3 bays. 2 storey, single bay left-hand C18 extension. Left-

hand off-centre partly glazed door with flanking 2-light windows. 3 and 4-

light frieze windows to right of door. 3-light mullion and transom windows at 

first floor. Sash windows in gables.   

73, The Close 

No. 73, The Close is an early-nineteenth century building, now used as a 

office.   

Setting  

These set of buildings share no inter-visibility with the application site and 

the existing Anglia Square buildings have no impact on the buildings’ 

historic setting and significance. The proposed 25 storey point block tower  

will have a minor impact on the buildings’ wider setting in the context of 

views from the southwestern part of The Close. A more detailed 



rpsgroup.com/uk  |  cgms.co.uk 51 

4.3 ASSESSMENT OF HERITAGE ASSETS: GRADE II* LISTED BUILDINGS & REGISTERED PARKS WITHIN 1KM 

OF THE SITE 

Group Six: Blackfriars Area 

History  

The Briton’s Arms 

No. 9, Elm Hill or the Briton’s Arms is a former early-fifteenth century 

beguinage, now restaurant, with later alterations.    

11 & 13, Elm Hill 

Nos. 11 and 13, Elm Hill are two former houses, now shop with fifteenth 

century undercroft. The shop dates from the eighteenth century with the 

east gable rebuilt in the twentieth century.   

28 & 30, Elm Hill 

Nos. 28 and 30, Elm Hill date from the seventeenth and eighteenth 

centuries with a  fifteenth century undercroft and a nineteenth century 

façade.  

34 & 36, Elm Hill 

Nos. 34 and 36, Elm Hill is a sixteenth century building with eighteenth 

century remodelling. They are now used as a shop and house. 

41 & 43, Elm Hill  

Nos. 41 and 43, Elm Hill is seventeenth century building, now used as a 

shop.  

7, Princes Street  

No.7, Princes Street is an early nineteenth century building with a fifteenth 

century undercroft.  

9, Princes Street 

No.9, Princes Street is an early-nineteenth century building with a fifteenth 

century undercroft.  

20, Princes Street  

No. 20, Princes Street is a restaurant with fifteenth and sixteenth century 

undercrofts.  

Undercroft beneath 3, Queen Street, Norwich  

The undercroft beneath 3, Queen Street, Norwich was constructed in the 

fifteenth century.  

2, Redwell Street 

No. 2, Redwell Street is a office with a fifteenth century undercroft and a 

nineteenth century shopfront.  

39 & 41 (The Festival House) 

The Festival House Public House is nineteenth century building with a 

medieval undercroft and twentieth century alterations. 

tower) are not considered to have an impact on the buildings’ wider setting 

in the context of views from Timberhill and King Street. The development 

proposals will therefore have no impact on their significance.   

 

Group Eight: City Hall Area 

History 

2, Charing Cross  

No. 2, Charing Cross is shop and museum store with fifteenth century 

undercroft.  

22 & 24, Lower Goat Lane  

Nos. 22 and 24, Lower Goat Lane are seventeenth century buildings, now 

used as shops, with a fifteenth century undercroft and eighteenth and 

nineteenth century extensions.   

Friends Meeting House  

The Friends Meeting House is a Quakers chapel built in 1826 by J.T. 

Patience with a twentieth century single storey extension.   

65. Pottergate  

No. 65, Pottergate is a seventeenth century former house, now divided into 

flats, with a fifteenth century undercroft and a partly rebuilt twentieth 

century gable and rear outbuilding.  

Holkham House  

Holkham House is a mid-eighteenth century house, now office and flats, by 

Mathew or Robert Brettingham with late-seventeenth century range 

incorporated at rear north. 

13 to 17, St Giles Street 

Nos. 13 to 17, St Giles Street are early-sixteenth century buildings, now 

used as shops, with fifteenth and early-sixteenth century undercrofts and 

eighteenth century rear extensions.  

35, St Giles Street 

No. 35, St Giles Street is a former house, now a shop and offices, with a 

late-sixteenth/early-seventeenth century street range, a fifteenth century 

undercroft, and eighteenth century extensions.  

41 & 43, Telephone House, St Giles Street  

Nos. 41 and 43, Telephone House, St Giles Street is an office building built 

in 1906 by G. Skipper and has a later twentieth century rear addition.  

46, St Giles Street 

No. 46, St Giles Street is a nineteenth century former house, now a hostel. 

General Post Office Museum 

The General Post Office Museum is a former fifteenth century house. 

Old Post Office Yard behind Number 19 to right of Carriage Arch 

Old Post Office Yard Behind No. 19 to right of carriage arch is a former 

fifteenth century house, now restaurant, and partly rebuilt in the twentieth 

century.   

5, Bedford Street  

No. 5, Bedford Street is a former ninetenth century warehouse with 

twentieth century alterations.   

15, Bedford Street  

No. 15, Bedford Street is former sixteenth century shop, now an office, with 

a fifteenth century undercroft and eighteenth century extension.   

19-21, Bedford Street 

Nos. 19 and 21, Bedford Street date from the seventeenth century with 

twentieth century alterations.  

Setting  

These set of buildings share no inter-visibility with the application site and 

the existing Anglia Square buildings have no impact on the buildings’ 

historic setting and significance. The development proposals will have no 

impact on the buildings’ extended setting in the context of views from Elm 

Hill and Princes Street due to a lack of inter-visibility, density of intervening 

built form and the presence of dense tree cover. 

 

Group Seven: Castle Area 

History  

50-60, King Street  

Nos. 56 and 60, King Street are a nineteenth century public house and 

shops with a seventeenth century street range with early-seventeenth and 

nineteenth century rear ranges.    

1 & 3, Timberhill  

Nos. 1 and 3 Timberhill, are a shop and printing works, formerly a house 

and undercroft, dating from the seventeenth century and altered in the 

early-nineteenth century.   

Setting  

These set of buildings share no inter-visibility with the application site and 

the existing Anglia Square buildings have no impact on the buildings’ 

historic setting and significance. They both lie in the shadow of Norwich 

Castle, which is high, so development proposals (including the 25 storey 
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48, St Giles Street 

No. 48, St Giles Street is a nineteenth century former house, now a hostel, 

with a fifteenth century undercroft.  

6, 9 & 10, Ninham’s Court  

Nos. 6, 9 and 10, Ninham’s Court are sixteenth/seventeenth century 

houses with a fifteenth century undercroft, and later alterations.  

38 and 40, Bethel Street 

Nos. 38 and 40, Bethel Street is an eighteenth century former house, now 

an office. 

42-48, Bethel Street  

Nos. 42-48, Bethel Street are a late-nineteenth century shop and printing 

works with a fifteenth century undercroft. 

Bethel Hospital  

Bethel Hospital is a former hospital dating from the late-seventeenth or 

early-eighteenth century and is now a Children’s Psychiatric Hospital. It has  

eighteenth, nineteenth, and early twentieth century additions.  

War Memorial and War Memorial Garden Terrace 

The War Memorial was built in 1927 and designed by architect Edwin 

Lutyens. In 1938, it was moved to its present site as an integral part of the 

War Memorial Garden Terrace by C.H. James. 

City Hall including Police Station  

City Hall with attached police station was built in 1932-38 and designed by 

C. H. James and S. R. Pierce.  

24, Gentleman’s Walk 

No. 24, Gentleman’s Walk (which includes Back of The Inns, Royal Arcade) 

is a former mid-nineteenth century house with an early-twentieth century 

ground floor by G. Skipper.   

27-30, Gentleman’s Walk 

Nos. 27-30, Gentleman’s Walk are shops, formerly houses, dating from the 

circa 1700 with a seventeenth century rear block. 

Royal Arcade  

Royal Arcade is a shopping arcade dating from 1899 by G.J. Skipper.  

Setting  

This set of buildings share no inter-visibility with the application site and the 

existing Anglia Square buildings have no impact on the buildings’ historic 

setting and significance. The Development proposals (including the 25 

storey tower) are not considered to have an impact on the buildings’ wider 

catalogues from this sale (NRO) provide the first detailed illustrations of the 

landscape and show the planted park, a well-wooded pleasure ground, and 

a walled kitchen garden. John Henry Gurney acquired the site at the 1852 

sale; he expanded the park to the west, created a new south drive, laid a 

new garden on the south front, and altered the walled garden. Catton 

passed to Samuel Gurney Buxton in 1886 and it remained in the hands of 

the Buxton family until 1948 when the Hall and its surrounding gardens 

were sold to the County Council for use as a retirement home. The Council 

developed much of the garden to the north, including the site of the walled 

garden, for housing and the remains of Hall Farm House, the coach house, 

stables, and Orangery were surrounded by the expansion of Old Catton 

village. The retirement home was closed and the Hall and remaining 

gardens sold in 1994 to Michael and Patricia Cooke who converted part of 

the Hall for office use and restored the remainder as a private dwelling. The 

site remains in private but divided ownership. 

Setting 

Catton Hall is located on the north side of Norwich city, completely 

surrounded by predominantly post-war urban development. Prior to the 

1950s Catton Park was enveloped by Norwich’s rural hinterland, with 

development confined to main roads such as Spixworth Road or within the 

medieval settlement of Old Catton to the north. The Park is bounded along 

its north side by Old Catton conservation village, running along Church 

Street. The west boundary is formed by St Faith's Road, concealed along 

the length of the park by a long shelter belt of exotic species. Dense 

perimeter woods form the south boundary which borders on the Mile Cross 

Road (Norwich inner ring road), whilst much of the east boundary, again 

screened by perimeter plantations, is formed by Oak Lane. The topography 

of the park, which covers c 39ha, is gently rolling with a gradual fall from 

setting in the context of views from the streets surrounding the City Hall, 

although views from Millennium Plain will be affected by the 25 storey 

tower. Of the assets in this group, the only ones this would impinge upon 

are the City Hall (see City Landmarks above) and the War Memorial and 

War Memorial Garden Terrace. The impact of the Development proposals 

on their significance is assessed in Section 5.2 below. 

 

Waterloo Park  -  Registered Garden 

History  

Waterloo Park was designed by Captain Sandys-Winsch, a protégé of 

Thomas Mawson and the Superintendent for Norwich City Parks and 

Gardens. The Park opened in 1933. 

Setting  

This park shares no inter-visibility with the application site and the existing 

Anglia Square buildings have no impact on its historic setting and 

significance. The development proposals (including the 25 storey tower) 

are not considered to have more than a very slight impact on the Park’s 

extended setting in the context of views from the Park itself.  The 

Development proposals will therefore have a negligible impact on the 

significance of Waterloo Park. A more detailed impact assessment is in 

Section 5.4 

 

Catton Hall  -  Registered Park 

This designated asset is a Grade II* registered park comprising a late C18 

country house (Grade II) set in the remains of a Victorian garden, 

surrounded by a park landscaped by Humphry Repton in 1788, being his 

first paid commission. The park was added to the Register of Historic Parks 

and Gardens in September 1987. A full description of the site is included 

with the entry for the Park on the Register and is included within Appendix 

A with excerpts from the schedule reproduced below. 

History 

Catton Hall Park is first shown on Faden's 1797 county map as a small 

designed landscape of c 18ha with a hall standing towards the northern 

perimeter. The land was acquired by Jeremiah Ives, a prominent Norwich 

merchant, as a site for his new 'villa' and he gave Humphry Repton (1752-

1818) his first paid commission to design the landscape setting. A Red 

Book does not appear to have been prepared but the site is mentioned in 

Repton's account books (NRO), which include a reference to one day spent 

on site with 'Wilkin', presumably his architect friend William Wilkins, the 

probable architect of the Hall. Jeremiah passed the estate to his son 

Frances in 1820. Between 1835 and 1852 Catton was in the possession of 

George Morse, who in 1852 placed the estate on the market. Surviving 

Figure 58: Bird’s eye view of Catton Hall and Park from the south. The boundary of the Grade 

II* registered park is shown in red. Source: Bing Maps 
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OF THE SITE 

west-north-west to east-south-east, rising again beyond Oak Lane to the 

north-east into the old Deer Park. The Hall stands on the higher ground in 

the north-west corner of the park. The main views out of the site are from 

the south front of the Hall looking south over the park to the rooftops of the 

city in the distance. Various incidental gaps in the tree line focus the eye on 

the spire of Norwich Cathedral from the north western quarter of the park.  

The Park laid out by Repton was originally 45ha in extent of which 39ha 

remain intact. It lies to the south and east of the Hall and remains partly 

under arable cultivation and partly in set-aside, with only the Deer Park 

retained under grass. Some very mature trees survive scattered over the 

whole area, mainly oak and horse chestnut with conifers and beech close 

to the perimeters. The oaks may date from the Repton period and some of 

these are very large. By contrast the old Deer Park has very few mature 

trees and is cut through from north to south by a modern (late twentieth 

century) ribbon planting of mixed tree species. The boundary woodlands 

around the body of the park are of mixed character with a high proportion of 

exotics and conifers along the western boundary. Some of the surviving 

boundary plantations date from the late eighteenth / early nineteenth 

century although the western belt, known as Fiddle Plantation, dates from 

the mid nineteenth century.  

Views 

The sloping topography from north to south and the careful planting of the 

southern boundary plantation allows views out of the park towards Norwich 

from the south garden terrace of the Hall. Repton’s layout for the park took 

advantage of the higher ground and exploits its south facing aspect. He 

carefully retained mature oak trees and devised new plantations to frame 

views towards the Cathedral spire (see fig. 59). Norwich’s signature 

building continues to provide a borrowed landmark outside the park and 

lends considerable interest to views in which buildings are otherwise totally 

absent and mature specimen trees continue to dominate an essentially 

rural landscape. 

 

winter season by means of verified wirelines to explore the potential ‘worst 

case scenario’. A detailed assessment of impact is in Section 5.4. 

Two viewpoints within Catton Park have been identified in which the 

Cathedral spire features prominently.  One is immediately to the south of 

the Hall’s southern lawn and the other about fifty metres to the west of the 

this point in front of a bench positioned in response to the view of the 

cathedral spire. Both of these views, as with others from the park that 

capture framed glimpses of the Cathedral spire, make an important 

contribution to the very high significance of Catton Park. As one progresses 

south from these points, the spire of Norwich Cathedral recedes from view 

behind the dense belt of mature trees along the park’s boundary. It should, 

however, be noted that the trees of the perimeter belt are now so well 

established that they almost completely obscure the view of the spire from 

the eastern of the two identified viewpoints. Consequently, only the western 

viewpoint from in front of the bench has been considered as part of the 

TVIA, views assessment. There are not considered to be other significant 

views in which development at the Site could potentially affect the setting of 

Catton Park or the character of views and consequently its significance.  

Significance of Catton Park 

The significance of the heritage asset derives chiefly from its intactness as 

an example of a very early work, indeed the first commission, of the 

eminent landscape gardener Humphry Repton. Repton’s work is of seminal 

importance for the late eighteenth century Picturesque movement which 

developed the ideas of Lancelot ‘Capability’ Brown into something more 

natural and romantic than Brown’s formulaic Arcadian landscapes. Thus, 

the Park’s historical and aesthetic values are particularly important, while 

its evidential value as a man-made landscape within the modern urban 

sprawl of Norwich is certainly noteworthy.  As a public open space, the 

heritage asset also provides communal value, although for most of its 

history it has been in private hands.   

Contribution of the Application Site to the significance of the Heritage 

Asset 

The Site lies in the same general direction as Norwich Cathedral, being 

close to the city centre and situated about one and a half miles to the south 

of Catton Park. However, the existing buildings at Anglia Square are not tall 

enough to be visible from any part of Catton Park. Presently the Site does 

not affect the setting of the heritage asset and makes no contribution to its 

significance.  

The Development proposals have the potential to affect the significant 

south facing views identified above in the event that the proposed tower 

encroaches on either of the two viewpoints.  This is considered unlikely on 

account of  distance of the Site to the west of Norwich Cathedral and the 

density and extent of mature tree cover both within the park itself and along 

almost all of its perimeter.  The 25 storey tower is not considered to be tall 

enough to feature prominently in either view on the basis of the relatively 

low prominence achieved by the Cathedral spire in the park’s 

contemporary setting.  Nonetheless, the view has been tested during the 

Figure 59: Watercolour of Catton Park by Humphry Repton. This view southwards shows 

mature oaks which were retained to frame a view of the spire of Norwich Cathedral and new 

groups of planting in the park and in a group of fields to the south east. Source: Catton Park 

website - www.cattonpark.com/about/park-history.html   

Figure 60: Thumbnail portraits of Jeremiah Ives (Left) and Humphry Repton (right). Source: 

Catton Park website - www.cattonpark.com/about/park-history.html   

Figure 61: View from the westernmost of the two viewpoints. The cathedral maintains its 

prominence as a ‘borrowed’ landmark beyond the park, informing its historic setting and 

contributing to its high aesthetic value and overall significance.  The proposed 25 storey tower 

would not feature in this view and would be completely obscured by the mature sequoia 

(Wellingtonia) tree seen to the right hand third of the photograph. © Broadland Council—

courtesy of Kate Knights (Conservation Officer). 
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1) No 75, Magdalen Street 

History 

Eighteenth Century town-house with seventeenth century interior to part 

and later alterations. 

Setting 

Situated directly opposite the eastern edge of the application Site. The 

building has a close relationship with the application site due to proximity. 

The existing buildings have a generally negative impact on the setting of 

the listed building but also reinforce the historic scale and character of this 

section of Magdalen Street. The latter is an important aspect of the listed 

building’s immediate and wider setting. The proposals provide an 

opportunity to improve the building’s setting principally by way of visual 

enhancement and through the provision of replacement buildings that are 

both sympathetic in scale and of a high quality design that respects the 

grain and material character of the ancient thoroughfare. A detailed 

assessment of impact is provided in Section 5.3. 

 

2) Doughty’s Hospital, Golden Dog Lane 

History 

Sheltered Housing originally built in 1687. Rebuilt C1869 on sparse 

remains of C17 ground floor walls.  

Setting 

Situated immediately south of the inner ring road (St Crispin’s Road) at the 

southern edge of the application Site. The building has a close relationship 

with the application site due to proximity. From the north the building 

presents a sparsely fenestrated elevation, essentially a blank wall, that is 

also largely concealed by the sloping ring road which ascends eastwards 

towards the flyover.  The most prominent aspect of the Hospital from the 

Site is the handsome pan-tile roof and decorative chimney stacks with their 

rows of diagonally aligned square shafts. The roof has patterning to the 

courtyard elevations. 

The three principal ranges of the hospital enclose a communal garden that 

is overlooked by the almshouse like dwellings in what is a symmetrical two 

storey arrangement on each side with an open loggia to the ground floor 

and gallery above.  This is sheltered beneath the sprocketed eaves of the 

roof which, along with the first floor balcony, is supported on simple cast 

iron columns with decorative spandrels.  Although the space has been 

encroached upon from the south by modern buildings, also resulting in the 

shortening of the west range, the building forms a quiet sanctuary within 

this part of the city centre.  The space is visually undermined by the 

existing buildings at Anglia Square which interrupt the roofline of Doughty’s 

Hospital when viewed from the important vantage point identified at the 

southern end of the courtyard.  

Of the existing buildings within the Site, Gildengate House has a 

moderately negative impact on the setting of the listed building due to it 

rising incongruously above the roofline of the north range when viewed 

from the hospital courtyard. This is ameliorated to some extent by the 

colour of the brickwork and its simple uncomplicated outline, although the 

architecture as a whole is unsympathetic. The service tower at the nodal 

point of Sovereign House is also visible from this position, appearing to be 

‘wedged’ into the corner of the north and west ranges of the Hospital. With 

its telecommunications equipment and somewhat ungainly shape 

Sovereign House also has a noticeably negative impact on the setting of 

Doughty’s Hospital.  

The Development proposals provide an opportunity to improve and 

enhance the setting of the listed building, firstly through the refurbishment 

of Gildengate House and by the replacement of Sovereign House with a 

building of a higher visual quality, whilst respecting the scale and proximity 

of Doughty’s Hospital. A more detailed assessment of impact is in Section 

5.3.  

 

3) 2-12 Gildencroft 

History 

Terrace of former almshouses built in the sixteenth, altered  in the 

seventeenth and eighteenth centuries and restored during the twentieth 

century. Faced in flint with brick dressings at ground floor and exposed 

timber-framed to the jettied first floor. Pantile roof. 2 storeys, first floor 

jettied. Now comprises six cottages. Each cottage originally had a central 

door with flanking windows, these have been replaced by sash and 

casement windows or blocked. Mullion and transom windows at first floor.   

Setting 

Gildencroft comprises an essential component of St. Augustine’s 

churchyard (see St Augustine’s Church in Section 4.3—no. 1) which it 

encloses to the south. The churchyard provides an ample setting and lush 

green space from which the principal frontage of Gildencroft can be fully 

appreciated. These immediate surroundings are of considerable historic 

importance in the context of the local area and the development of Norwich 

during the medieval period and up to the present day. For centuries the 

large churchyard overlooked an important nodal junction in Norwich’s 

northern quarter where St Augustine Street, Pitt Street and St Botolph 

Street converged. This arrangement persisted up until the mid-1960s when 

the development of Anglia Square transformed the historic road layout. 

This involved the loss of many buildings in the immediate vicinity as well as 

the principal arterial route to the historic centre of Norwich along Botolph 

Street. The has resulted is a much more diluted urban context and lack of 

enclosure as one approaches St Augustine’s Churchyard / Gildencroft from 

the south or the east. The wider setting of Gildencroft is today dominated 

by a busy road junction and pedestrian crossings, the result of a recent 

traffic management scheme, which from the east side of the building has 

increased the building’s sense of isolation and dislocation from Norwich’s 

historic core. To the north and west of the churchyard the historic urban 

fabric is more intact and provides a legible historic context that contributes 

to the setting of the listed building and its overall significance.  

The application Site as it presently exists makes a negative contribution to 

the setting of Gildencroft cottages in terms of the latter’s heritage values. 

The architectural interest of the 1960s development and value in terms of 

good urban design is negligible. Its scale, layout and also incompleteness 

have served to diminish the contribution made by the wider setting to the 

significance of Gildencroft resulting in harm to its historical and aesthetic 

values as a well preserved example of a dwellings dating from the Tudor 

period. The Development proposals have been designed with a view to 

reversing this harm and providing a more coherent and visually attractive 

setting for Gildencroft. A detailed assessment of impact is in Section 5.3. 

 

4) Magdalen Street group to North of the Application Site 

Setting 

The buildings share limited inter-visibility with the application Site in the 

form of framed views along Magdalen Street towards the multi-storey car 

park. The existing Anglia Square buildings have a negative impact on the 

setting of the buildings and do not contribute to significance. This impact 

diminishes with distance the further one moves away from the Site. 

Proposals of a similar height to the existing buildings would have an impact 

on the wider setting of the buildings south of 117 Magdalen Street in the 

context of views towards the City Centre and Norwich Castle with the 

potential to improve and enhance. The Development proposals are 

considered to have a positive impact on the setting of this group of Grade II 

listed buildings as far north as 117 Magdalen Street, but further north there 

would be no impact due to no inter-visibility and therefore have no impact 

on their significance. A more detailed assessment of impact is in Section 

5.3.  
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5) St Augustine Street group 

Setting 

The buildings in this group share a close visual relationship with the 

Application Site and in the context of important framed views along St 

Augustine Street towards Sovereign House. The buildings form an eclectic 

group of largely two and three storey buildings comprising 9 Grade II listed 

building to the east side of the street in what is a largely uninterrupted 

sequence of eighteenth century townhouses with rebuilt nineteenth century 

frontages. Many of the properties have shops to the ground floor with 

accommodation over, reflecting an arrangement that has probably changed 

very little since the late medieval period. Some of the buildings are 

significantly older, such as no. 5 St Augustine Street which dates from the 

early seventeenth century with much exposed timber framing evident to the 

outriggers and which can be seen from Rose Yard.     

To the west side of the St Augustine Street the scale is more diminutive at 

the southern end starting with the terrace abutting St. Augustine’s 

churchyard. Nos. 22-36 date largely from the late eighteenth century but 

with substantial evidence of timber framed construction dating back to c. 

1500.  Further up the street moving away from the application Site, the 

buildings at No. 42-52 are of three storeys and follow the pattern of the 

handsome late Georgian terraces to the north side of Sussex Street.   

Taken together, the historic buildings of St Augustine Street form a 

coherent and well preserved streetscape with a strong legibility and highly 

distinctive townscape character that is unique to Norwich. As many of the 

buildings retain retail use to the ground floor there is a pleasing variation of 

frontages with traditionally detailed and largely well maintained shop fronts 

along the entire length of the street. The continuous building line is the one 

consistent element of the street which features a stepped and changing 

roofline due to the diverse building heights. These feature simple eaves, 

parapets and a multiplicity of gables, providing a rich visual experience as 

one moves along the street. Given the distance and degree of separation 

from the City Centre since the redevelopment of Anglia Square in the late 

1960s, this important arterial route represents a notable survival of 

Norwich’s historic core and provides a strong link to the past by 

demonstrating how the city evolved and developed within the defensive 

walls both before and after they were dismantled.  

The existing land and buildings at the Application Site have a significant 

negative impact on the setting of St Augustine Street and its closely knit 

burgage style plots. This stems as much from the absence of buildings 

where redevelopment never occurred as from the contrasting scale and 

appearance of the modern buildings, notably Sovereign House. The 

broader planning of Anglia Square had a detrimental impact on the wider 

setting of the historic buildings in terms of their urban context. This has 

been eroded to the point of visual and physical truncation from the principal 

 street linking it to Norwich’s historic core. The level of harm to the overall 

significance of the buildings is most perceptible at the southern end of the 

group. This negative impact tends to diminish with distance as one moves 

further away from the Site.  

The Development proposals are of a similar height to the existing buildings 

on the Site but much more expansive with some being significantly higher 

and more massive.  This will have a moderate to major impact on the wider 

setting of these heritage assets in the context of views along the length of 

St Augustine Street. This impact, however, also has potential to greatly 

improve and enhance the wider setting of these buildings, for the benefit of 

their significance, and general quality of the local townscape. The latter  

erodes significantly towards the southern end of St Augustine’s Street. The 

block massing and distribution of the proposed development has therefore 

been designed to reinstate urban grain, built form and historic connectivity 

in vicinity of St Augustine Street / Pitt Street / Edward Street junction. A 

high quality of design has been applied to the replacement buildings on 

Site with focus on the point block tower as a visual counter-point in 

prominent views of heritage assets within this group from the north / north 

west. A more detailed assessment is in Section 5.3. 

 

6) Magdalen Street group to south of Application Site 

Setting 

The buildings share limited inter-visibility with the application Site in the 

form of framed views along Magdalen Street towards the cinema building 

and Gildengate House. The existing Anglia Square buildings have a 

negative impact on the setting of the buildings and do not contribute to 

significance. This impact diminishes with distance the further one moves 

away from the Site and with little to no impact experienced in relation to the 

listed buildings on the west side of Magdalen Street within this group to the 

south of 44 Magdalen Street. The Development proposals have a generally 

positive / beneficial impact on the wider setting of listed buildings in this 

group in the context of views along Magdalen Street. This is due to the 

removal of the Cinema building and replacement of the Magdalen Street 

frontages with buildings of superior design and townscape quality. A more 

detailed assessment of impact is in Section 5.3. 

 

7) Sussex Street group 

Setting 

The buildings share very limited to no inter-visibility with the application 

Site.  The 25 storey tower that features within the Development proposals 

may have an impact on the buildings’ extended setting when seen in the 

context of views from the upper floors of the listed buildings on the north 

side of Sussex Street (nos. 1A-11, 13-19, 21, 27 and 29). A more detailed 

assessment of impact is in Section 5.3. 

 

8) Calvert / George Street / Golden Dog Lane group 

Setting 

The buildings share limited inter-visibility with the application Site in the 

form of framed views along Calvert Street & George Street (no. 63—

Weaver’s Cottage) towards Sovereign House. The existing Anglia Square 

buildings have no impact on the buildings’ historic setting or significance. 

The 25 storey tower that features within the Development proposals as well 

as some of the taller peripheral elements on the southern edge would have 

an impact on the buildings’ extended setting when seen in the context of 

views from Colegate, along Calvert Street, along George Street and from 

the Colegate Street Car Park. A more detailed assessment of impact is in 

Section 5.3. 

 

9) Duke Street group 

Setting 

The buildings share some limited inter-visibility with the application Site in 

the form of framed views along Duke Street towards the locally listed 

building and the undeveloped part of the Site beyond it. The existing Anglia 

Square buildings have no impact on the buildings’ historic setting or 

significance. The Development proposals, notably the 25 storey tower and 

to a lesser extent the 12 storey block at the south west corner of the Site 

(Block F), would have some impact on the buildings’ wider setting in the 

context of these same views. A more detailed assessment of impact is in 

Section 5.3. 

 

10) Oak Street group (including Folly House & Pineapple 

House, St Martin’s Lane) 

Setting 

The buildings at 98-108 Oak Street share very limited to no inter-visibility 

with the application Site. The Development proposals would also have little 

to no impact on the buildings’ wider setting in the context of views from the 

A147 / Oak Street., although the 25 storey tower, is likely to have some 

impact on the buildings’ wider setting in the context of these same views.  

Folly House & Pineapple House are closer to the Site and longer range 

views of these buildings from the west in conjunction with St Martin’s 

Church would be affected to a limited degree by the 25 storey tower.  The 
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building’s more immediate setting would be only slightly affected by the 

proposals due to the enclosed nature of the setting on account of 

intermediate built form, mature vegetation and the screening effect of new 

development at St Mary’s Works at the site immediately east of the listed 

building. A more detailed assessment of impact is in Section 5.3. 

 

11) Colegate group (including the Woolpack PH & 1-9 

Muspole St) 

Setting 

The buildings share limited to no inter-visibility with the application Site in 

the form of framed views along Calvert Street towards Sovereign House. 

The existing Anglia Square buildings have no impact on the buildings 

historic setting or significance. The 25 storey tower that features within the 

Development proposals as well as some of the taller peripheral elements 

on the southern edge would have a slight impact on the extended setting of 

The Woolpack Yard Public House, 1-9 Muspole Street and 27-29 Colegate 

only when seen in the context of views from the southern part of Muspole 

Street and the junction of Colegate with Calvert Street. A more detailed 

assessment of impact is in Section 5.3. 
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Group One: Bull Close and Cowgate  

History  

Bricklayers Arms Public House, Bull Close  

Bricklayers Arms is a twentieth century public house. 

14-22, Bull Close Road  

Nos. 14-22, Bull Close Road is a nineteenth century terrace. 

24-32, Bull Close Road  

Nos. 24-32, Bull Close Road is a nineteenth century terrace. 

34-42, Bull Close Road  

Nos. 34-42, Bull Close Road is a nineteenth century terrace. 

44-54, Bull Close Road  

Nos. 44-54, Bull Close Road is a nineteenth century terrace. 

56-66, Bull Close Road  

Nos. 56-66, Bull Close Road is a nineteenth century terrace. 

68-76, Bull Close road  

Nos. 68-76, Bull Close Road is a nineteenth century terrace. 

82 & 84, Bull Close Road  

Nos. 82 and 84, Bull Close Road are nineteenth century semi-detached 

houses. 

86-94, Bull Close Road  

Nos. 86-94, Bull Close Road are nineteenth century cottages. 

98, Leopard Public House  

The Leopard is a nineteenth century public house. 

100, 102, 102a and 104, Bull Close Road  

Nos. 100, 102, 102a and 104, Bull Close Road are nineteenth century 

houses.  

21, 23, 24, 27 & 29, Cowgate  

Nos. 21, 23, 24, 27 & 29, Cowgate is a nineteenth century terrace. 

33, Cowgate  

No. 33, Cowgate is a nineteenth century house. 

Wensum Hall, Cowgate  

Wensum Hall, Cowgate is an early-nineteenth century hall. 

43, Plasterers Arms Public House  

race with a good nineteenth century shopfront to 124. 

120-140, Herbert Terrace, Magpie Road  

 Nos. 120-140, Herbert Terrace, Magpie Road dates from 1880. 

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

Nos 13-19, St Augustine Street is a two storey terrace of red brick with a 

Pantile roof. Uninterrupted shopfronts to ground floor. Entrance to Hinde’s 

Yard between 13a and 15. 

31 & 33, St Augustine’s Street 

Nos 31 and 33 St Augustine Street is a pair of seventeenth century houses, 

though much altered. 2 storeys with gabled attics. Rendered. Pseudo half-

timbering to no. 31 at attic floor level. Pantile roof. Decorated bargeboards 

to no 31, 2 C19 shopfronts. No 33 recently restored and preserves nine-

teenth century sashes. 

39, St Augustine’s Street  

Nos. 39, St Augustine’s Street dates from 1896. 

41 & 43, St Augustine’s Street  

Nos 41 and 43, St Augustine’s Street date from the nineteenth century  

53, St Augustine’s Street  

53, St Augustine’s Street is a nineteenth century shop.  

59, St Augustine’s Street  

59, St Augustine’s Street is a late-nineteenth century house. 

63-73, St Augustine’s Street  

Nos. 63-73, St Augustine’s Street date from the late-nineteenth century. 

75, St Augustine’s Street 

75, St Augustine’s Street is a nineteenth century shop.  

54 & 54a, St Augustine’s Street  

Nos. 54 and 54a, St Augustine’s Street are a pair of early-nineteenth centu-

ry houses.  

64 & 66, St Augustine’s Street  

Nos. 64 and 66, St Augustine’s Street are pair of seventeenth century or 

earlier buildings with nineteenth and twentieth century shopfronts. 

68, St Augustine’s Street 

No. 68, St Augustine’s Street is a mid-nineteenth century house. 

70 & 72, St Augustine’s Street  

Nos. 70 and 72, St Augustine’s Street date from the nineteenth century. 

The Plasterers Arms is an early-nineteenth century public house. 

4-6, Cowgate  

Nos. 4-6, Cowgate date from the eighteenth century. 

20, St Paul’s Tavern Public House  

St Paul’s Tavern is a twentieth century public house. 

Setting  

These set of buildings share some inter-visibility with the application site 

and the existing Anglia Square buildings have some impact on the build-

ings’ historic setting and significance. The Development proposals will have 

a greater impact on the buildings in Cowgate due to their closer proximity 

to Block A which will be seen in conjunction with the 25 storey point block 

tower.  The latter will affect the wider setting in the context of westerly 

views from Bull Close Road. Only a limited number of the locally listed 

buildings on Bull Close Road are considered to be affected by the pro-

posals. A more detailed assessment of impact is in Section 5.3. 

 

Group Two: Magpie Road and St Augustine’s Street  

History  

2, 4, 6, & 8, Magpie Road  

Nos. 2, 4, 6, and 8, Magpie Road are nineteenth century houses. 

10 & 12, Providence Place  

Nos. 10 and 12, Providence Place date from 1869. 

18-32, Magpie Road  

Nos. 18-32 Magpie Road date are nineteenth century houses. 

34 Magpie Public House  

The Magpie is a nineteenth century public house  

36-62, Salisbury Terrace, Magpie Road 

36-62, Salisbury Terrace is a nineteenth century terrace. 

82-100, Magpie Road 

Nos. 82-100, Magpie Road is a nineteenth century terrace. 

108-118, Magpie Road  

Nos. 108-118, Magpie Road is a nineteenth century terrace with a good 

nineteenth century shopfront to 112. 

120-124, Malvern Terrace, Magpie Road  

Nos. 120-124, Malvern Terrace, Magpie Road is a nineteenth century ter-
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Setting  

These set of buildings share some inter-visibility with the application site 

and the existing Anglia Square buildings have some impact on the build-

ings’ historic setting and significance. This impact is generally negative and 

recedes as one moves further away from the Site. The Development pro-

posals have a generally positive impact on the setting of the majority of 

these locally listed building, although elements above 12 storeys change 

the character of the setting quite considerably in the context of southerly 

views from Magpie Road and along St Augustine’s Street. A more detailed 

assessment of impact is in Section 5.3. 

 

Group Three: Sussex Street, Oak Street and Chatham Street  

History  

St. Mary’s Works, Oak Street  

St. Mary’s Works is an early-twentieth century ex-factory. 

Scholars Court 1-8, Oak Street 

Scholars Court 1-8 is a nineteenth century former warehouse, now flats. 

3, Oak Street  

No. 3, Oak Street is a nineteenth century building. 

35, Sussex Street  

No. 35, Sussex Street is an early-nineteenth century house. 

42-54, Sussex Street  

No. 42-54, Sussex Street date from the late-nineteenth century. 

56-61 (with 2 Chatham Street) 

Nos. 56-61 (with 2 Chatham Street) date from the mid-nineteenth century. 

2, Chatham Street 

No. 2, Chatham Street is a mid-nineteenth century house. 

4, 6, & 8, Chatham Street  

Nos. 2, 6 and 8, Chatham Street are late-nineteenth century houses. 

Former Gildencroft Meeting House, Chatham Street  

The Former Gildencroft Meeting House, Chatham Street is a mid-twentieth 

century building incorporating remains of an earlier seventeenth century 

structure. 

Malzy Court, Quakers Lane 

Nineteenth century group of eight almshouses in the Picturesque style. Sin-

gle storey of red brick with plain tile roof arranged around three sides of 

89-93, Magdalen Street  

Nos. 89-93, Magdalen Street are of a nineteenth century date. 

95, Magdalen Street  

No. 95, Magdalen Street is an eighteenth century building. 

97-99, Magdalen Street  

Nos. 97-99, Magdalen Street are eighteenth century buildings. 

111, Magdalen Street  

No. 111, Magdalen Street is a nineteenth century building with modern 

shopfronts.  

143 & 145, Magdalen Street  

Nos. 143 and 145, Magdalen Street date from 1827 and have early-

twentieth century shopfronts. 

147 & 149, Magdalen Street 

Nos. 147 and 149, Magdalen Street, are early-nineteenth century buildings 

with later shopfronts.  

151, Magdalen Street  

No. 151, Magdalen Street is a nineteenth century building.  

153 & 155, Magdalen Street  

Nos. 153 and 155, Magdalen Street are later-nineteenth century buildings 

with later shopfronts.  

161, 163 & 165, Magdalen Street  

Nos. 161, 163 and 165, Magdalen Street are of a nineteenth century date 

with later shopfronts. 

167 & 169, Magdalen Street  

Nos. 167 and 169, Magdalen Street are of a nineteenth century date. 

2 & 4, Magdalen Street  

Nos. 2 and 4, Magdalen Street are of an early-twentieth century date with 

later shopfronts. 

30 & 32, Magdalen Street  

Nos. 67 and 69, Magdalen Street are eighteenth century buildings.  

102 (Queens Arms Public House), Magdalen Street  

The Queens Arms is an early-twentieth century public house  

118-128, Magdalen Street  

Nos. 118-128, Magdalen Street are nineteenth century shops  

courtyard. Central curved parapet gable, brick mullioned windows with cast 

iron frames. Tiled steeply pitched roofed porches with turned timber sup-

ports on brick dwarf walls. Prominent brick chimneys. Boundary walls a 

mixture of local red brick, later red brick with knapped and cobbled flint.  

Setting  

These set of buildings share no inter-visibility with the application site owing 

to dense vegetation, intervening built form and proximity from the existing 

buildings which have no impact on the buildings’ historic setting and signifi-

cance. Elements of the development proposals above twelve storeys, nota-

bly the 25 storey point block tower, have a limited impact on the buildings’ 

wider setting in the context of easterly views from Oak Street and Chatham 

Street. A more detailed assessment of impact is in Section 5.3. 

 

Group Four: Magdalen Street  

History  

13 & 15, Magdalen Street  

Nos. 13 and 15, Magdalen Street are of a nineteenth century date. 

17, Magdalen Street  

No. 17, Magdalen Street is of a late-nineteenth century date. 

27, Magdalen Street  

No. 27, Magdalen Street is of a nineteenth century date. 

43, Magdalen Street  

No. 43, Magdalen Street is of an eighteenth century date with a twentieth 

century shopfront  

45, Magdalen Street  

No. 45, Magdalen Street is of a nineteenth century date. 

59, Magdalen Street  

No. 59, Magdalen Street is an early-twentieth century shop. 

65, Magdalen Street  

No. 65, Magdalen Street dates from 1969. 

67 & 69, Magdalen Street  

Nos. 67 and 69, Magdalen Street are of a nineteenth century date with a 

later shopfront. 

71 & 73, Magdalen Street  

Nos. 71 and 73, Magdalen Street are of a nineteenth century date. 
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134, Magdalen Street  

No. 134, Magdalen Street is a nineteenth century building.  

144, Magdalen Street  

No. 144, Magdalen Street is a nineteenth century building with an early 

twentieth century shopfront.   

Setting  

Several of these buildings (59-99) are situated directly opposite the eastern 

edge of the application Site and have a close relationship with the Site due 

to proximity. The existing buildings have a generally negative impact on the 

setting of the listed building but also reinforce the historic scale and charac-

ter of this section of Magdalen Street. The latter is an important aspect of 

the immediate and wider setting of these buildings. The proposals provide 

an opportunity to improve their setting principally by way of visual enhance-

ment and through the provision of replacement buildings that are both sym-

pathetic in scale and of a high quality design that respects the grain and 

material character of the ancient thoroughfare.  

The locally listed buildings north of Edward Street or south of the fly-over 

share limited inter-visibility with the application Site in the form of framed 

views along Magdalen Street towards the multi-storey car park, cinema 

building or Gildengate House. These existing Anglia Square buildings have 

a negative impact on their setting and do not contribute to significance. This 

impact diminishes with distance the further one moves away from the Site 

and with little to no impact experienced in relation to the buildings on the 

west side of Magdalen Street within this group. The Development pro-

posals will have a generally positive / beneficial impact on the wider setting 

of this group of locally listed buildings in the context of views along Magda-

len Street. This is due to the removal of the Cinema building, multi-storey 

car park and replacement of the Magdalen Street frontages with buildings 

of superior design and townscape quality. The remodelling and re-cladding 

of Gildengate House as well as improvements to the area beneath St 

Cripsins flyover will also yield notable enhancements to the setting of this 

group and wider Conservation Area. A more detailed assessment of impact 

is in Section 5.3. 

 

Group Five: St George’s Street, Calvert Street and Golden 

Dog Lane  

History 

School of Art, St George’s Street  

The School of Art on St George’s Street is an early-twentieth century build-

ing. 

48, St George’s Street  

55, Colgate  

No. 55, Colegate is a nineteenth century building.  

Setting  

These set of buildings share no inter-visibility with the application site and 

the existing Anglia Square buildings have no impact on the buildings’ his-

toric setting and significance. Elements of the Development proposals 

above twenty storeys may have an impact on the buildings’ wider setting in 

the context of northerly views from Colgate. A more detailed assessment of 

impact is in Section 5.3. 

 

Group Seven: St Marys Plain, Duke Street and Muspole Street 

History  

St Mary’s Baptist Chapel, St Mary’s Plain 

St Mary’s Baptist Chapel on St Mary’s Plain dates from the twentieth centu-

ry. 

St Mary’s School Hall, St Mary’s Plain  

St Mary’s School Hall on St Mary’s Plain is a twentieth century building.  

Zoar Chapel, St Mary’s Plain  

Zoar Baptist Chapel on St Mary’s Plain dates from 1886. 

51-55, Duke Street 

Nos.51-55, Duke Street are nineteenth century cottages. 

49 & 47, Duke Street 

Nos.49 and 47, Duke Street are two nineteenth century cottages. 

45, Duke Street 

No. 45, Duke Street is a nineteenth century cottage. 

43, Duke Street  

No. 43, Duke Street is a nineteenth century house.  

11, Muspole Street  

No. 11, Muspole Street dates from the nineteenth century. 

21, Muspole Street 

No. 21, Muspole Street is a twentieth century building. 

25, Muspole street  

No. 25, Muspole Street is a nineteenth century building. 

27,  Muspole  

No. 48, St George’s Street is a nineteenth century house. 

13-25, Calvert Street  

Nos.13-25, Calvert Street is a nineteenth century terrace. 

27-35, Calvert Street  

Nos. 27-35, Calvert Street is a nineteenth century terrace  

30 & 32, Calvert Street  

Nos. 30 and 32, Calvert Street are eighteenth century houses. 

20, Golden Dog Lane  

No. 20, Golden Dog Lane is an early-nineteenth century house with a later 

extension. 

21, Golden Dog Lane  

No. 21, Golden Dog Lane is a nineteenth century house. 

23a, Golden Dog Lane  

No. 23a, Golden Dog Lane is a nineteenth century house.  

Setting  

These set of buildings share some inter-visibility with the application site 

and the existing Anglia Square buildings have some impact on the build-

ings’ historic setting and significance. Elements of the Development pro-

posals above twenty storeys may have an impact on the buildings’ wider 

setting in the context of northerly views from St George’s Street, Calvert 

Street, and Golden Dog Lane. A more detailed assessment of impact is in 

Section 5.3. 

 

Group Six: Colgate  

History  

21, Harriet Martineau Hall, Colegate  

No 21, Harriet Martineau Hall, Colegate date from 1907. 

South Side (former employment exchange), Colegate  

South Side, Colgate are early-twentieth century buildings incorporating the 

ground storey of a large medieval building.  

32, The Merchants of Colegate Public House, Colgate  

The Merchants of Colegate is a nineteenth century public house. 

Norvic Site (includes frontages to St George’s Street), Colegate  

The Norvic site on Colgate consists of a range of buildings, formerly a shoe 

factory, dating from mid-nineteenth century.  
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No. 27, Muspole Street is a eighteenth century building. 

29, Muspole  

No. 29, Muspole Street is an early-nineteenth century building. 

Buildings Opposite No. 25, Muspole Street  

The buildings opposite no. 25, Muspole Street date from the early-

nineteenth century.  

Setting  

These set of buildings share no inter-visibility with the application site and 

the existing Anglia Square buildings have no impact on the buildings’ his-

toric setting and significance. Elements of the Development proposals 

above twelve storeys may have an impact on the buildings’ wider setting in 

the context of north-easterly views from St Marys Plain, Duke Street, and 

the southern part of Muspole Street. A more detailed assessment of impact 

is in Section 5.3. 

 

 



rpsgroup.com/uk  |  cgms.co.uk 61 

 

4.4 CONSERVATION AREAS: NORWICH CITY CENTRE  

Norwich City Centre Conservation Area  

Character Description  

The Norwich City Centre Conservation Area was created in October 1992 

to cover the whole of the city within the medieval city walls (fig. 40). 

Previously, separate Conservation Areas covered different parts of the area 

and various modifications have been made to the boundary as recently as 

2003. The Conservation Area covers an area of over 230ha and is divided 

into 13 distinct ’character areas’ (fig. 41). A Conservation Area Appraisal 

document was adopted in September 2007.   

Norwich stands at the heart of East Anglia and is a major city with a 

population of approx. 200,000 within the urban area. The River Wensum 

flows through the historic core and this is a crucial landscape feature that 

defines the character of the Conservation Area. The city centre is quite hilly 

and this adds considerable drama to the townscape of many streets within 

the Conservation Area. Additionally, most of these streets are narrow with 

buildings on the footpath edge, producing tight and intimate townscapes. 

The riverside, wooded escarpments, and parks all contribute substantial 

numbers of mature trees to the urban landscape within the Norwich City 

Centre Conservation Area. Moreover, the Conservation Area also has a 

number of open spaces which vary in scale but are often crucial to the 

setting of important buildings such as churches, civic institutions and public 

buildings.  

The character of Norwich City Centre Conservation Area is also a product 

of almost 1000 years of historical development. The Saxons and the Anglo-

Scandinavian settlers gave the city its first market place: Tombland, while 

the Normans had a greater impact on the development of the city, 

transforming Norwich into a great urban area with an important market. 

They gave the city its castle, cathedral, and many of its churches, which 

further define the character of the urban landscape within the Conservation 

Area. Later on, the people of the Middle Ages erected the city walls. 

Although these have since been mostly demolished, the area that used to 

be enclosed within them is now considered to be Norwich’s historic core 

and the extent of the Conservation Area. The merchants of the Middle 

Ages constructed many fine houses, whose undercrofts still survive, while 

medieval monastic institutions established many great houses and 

hospitals. These were removed during the Reformation, however the land 

on which they stood can still be traced within the historic landscape.  

In the late-Middle Ages, Norwich became a centre for the weaving industry 

and the manufacturing of brick and pantile. This continued to define 

Norwich’s historic core, while later, the Georgians built many fine houses, 

which still characterise the city centre. The Victorians further industrialised 

Norwich’s city centre and established many industrial complexes, 

particularly for shoe manufacturing, along or near the river. These are also 

 

Figure 62: The Norwich City Centre Conservation Area. Source: Norwich City Council 
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a major characteristic of Norwich City Centre Conservation Area. During 

the twentieth century several civic buildings were constructed and a lot of 

unsanitary housing was replaced. Significant areas of bomb damage during 

the Second World War were rebuilt mostly with poor quality industrial and 

commercial buildings, whilst the advent of the private car led to the 

transformation of the city’s roads and the construction of major roads such 

as the ring road. These twentieth century developments further defined the 

character of Norwich city centre.  

This rich historical development produced many city landmarks which are 

now visible from vantage points located around the historic core. Some of 

these landmarks are considered to contribute positively to the character of 

the Conservation Area and are helpful when orientating oneself around the 

city. These landmarks are: the Castle; the Anglican Cathedral; the Roman 

Catholic Cathedral; St Peter Mancroft Church; the City Hall Clock Tower; 

and the St Giles on the Hill Church. However, some other landmarks are 

considered to contribute negatively to the character of the Conservation 

Area as they are considered to be out-of-scale with the city. These 

landmarks are: Grosvenor House; Anglia Square; Norfolk Tower; 

Normandie Tower; Westlegate Tower; Winchester Tower; and St Stephen’s 

Street Towers.  

The city’s rich historical development also resulted in a varied palette of 

building materials which now characterise the Norwich City Centre 

Conservation Area. The most widespread material is red-brick, which 

became particularly popular from the sixteenth century onwards. Some 

white and gault brick is also found. This became popular in Norwich from 

the early to mid-nineteenth century. However, it is less common than red-

brick. Flint can be seen on prestigious buildings in the city as this material 

was historically the principal building material for such buildings. Stone is 

less predominant as Norwich lacks a local source of freestone. 

Traditionally, it was sourced and transported from elsewhere and used to 

build some of the most prestigious buildings in the city such as, the 

Cathedral, the Castle, churches, and important nineteenth century 

commercial and public buildings. Timber framing and jettied buildings can 

also be observed. This was the cheapest and most convenient way of 

constructing buildings in the city up to the sixteenth century. However, as 

fire ravaged parts of the city, the use of timber declined. Nonetheless, 

timber framing was revived in the nineteenth century and some examples 

dating from this period can be observed. Characteristic roofing materials 

include: natural clay pantiles, used from the eighteenth century onwards; 

‘smut’ pantiles, used from the mid-nineteenth century onwards; plain tiles, 

which were used before the introduction of pantiles; Welsh slate; and some 

thatch.    

All these characteristics provide Norwich’s historic core with a strong 

identity and a ‘sense of place’. However, its character varies within different 

parts of the city. The Conservation Area Appraisal document acknowledges 

 this and therefore divides the Conservation Area into a series of ‘character 

areas’ which are identifiable because of their distinctive townscape, greater 

concentrations of particular uses, building types or materials, or presence 

of open spaces or more modern buildings. The Site is located in Character 

Area 2 (Anglia Square) and this is surrounded by three other character 

areas: Character Area 1 (Northern City); Character Area 3 (Northern 

Riverside); and Character Area 4 (Colegate). The next part of this 

assessment will focus on these four character areas.   

A detailed assessment of impact of the development proposals on each of 

these character areas and the Norwich City Centre Conservation Area as a 

whole is in Section 5.5.  

 

 

 

 

 

 

 

 

 

 

Figure 63: The Norwich City Centre Conservation Area and its 13 character areas.  
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Character Area 2: Anglia Square  

The Anglia Square Character Area sits directly south of the Northern City 

Character Area. The Site is located within this character area. It lies on land 

that rises gently to the north from the River Wensum. It is largely 

characterised by St Crispin’s Flyover, which cuts through the area,  large 

swathes of surface car parking and a number of large and incongruent 

landmark buildings that have a negative impact on the historic environment. 

Several of these buildings occupy the large site comprising the Anglia 

Square Shopping Centre but there are several other late-twentieth century 

commercial and industrial developments besides. These characteristics 

were the result of a uncompleted redevelopment carried out in the 1960s 

and 70s, as the area was heavily bombed during the Second World War, 

and then further cleared in the following years.  

The Conservation Area Appraisal highlights most of these commercial and 

industrial buildings, including the Anglia Square Shopping Centre, as 

negative buildings and rates the townscape of the area as very poor. The 

area does not contain any positive landmarks. As adjuncts to the Anglia 

Square Shopping Centre, Sovereign House and Gildengate House are 

considered negative landmarks, as is St Crispins House to the south of St 

Cripins Road. These buildings are also considered to have a negative 

impact on the character and appearance of the wider Conservation Area. 

The area is predominantly a commercial and industrial area, with Anglia 

Square fulfilling a local retail and leisure need for the north of the city. It is 

not characterised by any significant landscaped open space, but does have 

a significant urban space at the heart of the development and from which 

Anglia Square takes its name. 

The Conservation Area Appraisal identifies some key negative and positive 

vistas. Most of the negative vistas are towards the Anglia Square Shopping 

Centre. This also obscures views towards prominent city landmarks due to 

its bulk and height. Positive vistas include views towards St Augustine’s 

Church from Botolph Street, the City Hall Clock tower from St Crispin’s 

Road/Pitt Street roundabout and a view of the Anglican Cathedral from the 

upper level of the shopping centre. Incidental southward views from 

Edward Street towards the Church of St Giles and the Roman Catholic 

Cathedral are also identified as positive vistas. 

 

Figure 65: A. Anglia Square from Magdalen Street B. Anglia Square from Cowgate C. Sovereign House from St Augustines Street 

Figure 64: Character Area 2 - Anglia Square with the Site’s red line boundary (Source: https://www.norwich.gov.uk/downloads/20254/conservation_area_appraisals) 
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Character Area 1: Northern City  

The Northern City Character Area is the northernmost character area within 

the Conservation Area. Its topography is largely flat compared to the rest of 

the Conservation Area. It is predominantly characterised by streets running 

roughly east-west and bisected by St Augustine’s Street in the west and 

Magdalen Street in the east. These two streets are historic lanes, leading to 

the city centre. The appearance of the area is defined by nineteenth 

century housing with a number of older buildings, including a medieval 

church, along the two said historic routes. However, some groups of 1930s-

50s apartment blocks are located east of Magdalen Street and some late-

twentieth century housing is located west of St Augustine’s Street. The 

character area does not contain any particularly outstanding buildings, with 

the exception of the two medieval churches, but retains splendid runs of 

late medieval to Georgian period shops and dwellings along the two 

principal historic roads. The remnants of the City Walls trace a path to the 

south alongside Bakers Road, Magpie Road and Bull Close Road. The 

area is predominantly a residential area, but both Magdalen Street and St 

Augustine Street are retail streets. The area is also characterised by 

several small open spaces, such as, St Augustine’s Churchyard, the 

Gildencroft recreation area and Friend’s Burial Ground.  

The Conservation Area Appraisal identifies some key negative and positive 

vistas. The negative vistas are towards the 1970s office development 

around Anglia Square, which prevents views towards the major landmarks 

of the historic city. Positive vistas include a view of the Castle from 

Magdalen Street and a partial view of the Roman Catholic Cathedral from 

Magpie Road.   

 

Figure 67: A. St Augustine’s Church B. Magdalen Street facing south towards the castle C. Sussex Street  

Figure 66: 1. Character Area 1 - Northern City (Source: https://www.norwich.gov.uk/downloads/20254/conservation_area_appraisals) 
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Character Area 3: Northern Riverside  

The Northern Riverside Character Area follows the route of the River 

Wensum. Therefore, its topography consists of the flat river floodplain with 

the surrounding areas rising gradually to the valley ridges. The area’s major 

characteristic is the river which is traversed by several bridges along its 

course. Most of the streets in the area run north to south towards the city 

centre, crossing one of the bridges. The riverside area has historically been 

the focus of activity for most of Norwich’s history. Throughout the 

nineteenth and early-twentieth centuries, numerous industrial complexes 

were established. Nowadays, the focus of activity has shifted from 

industrial to leisure and residential. Most of the industrial complexes were 

redeveloped for housing. However, some former industrial sites still remain 

and these have mostly be regenerated and converted into offices and 

housing. The area does not contain any major landmarks. However, the 

numerous bridges are important nodes that provide links between the north 

and south part of the city. The area is predominantly a residential area, 

although, some light industrial/commercial uses still remain in the north-

western sections of the riverside and some leisure facilities are present. 

The area is not characterised by many open spaces. However, some small 

open spaces are located along the river.  

The Conservation Area Appraisal identifies several positive vistas and 

some negative ones. Several positive views of the river and the buildings 

and trees that line it are identified from the many bridges that cross the 

River Wensum. Some positive views of some of the city’s main landmarks 

are also identified. 

 

Figure 69: A. Fye Bridge B. Anglican Cathedral are gained from Hansard Lane C. Townscape elements in Northern Riverside Character Area - riverside walks 

Figure 68: 3. Character Area 3 - Northern Riverside (Source: https://www.norwich.gov.uk/downloads/20254/conservation_area_appraisals) 
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Character Area 4: Colegate  

The Colegate Character Area is located between the Anglia Square and 

the Northern Riverside character areas. It lies on land that very slightly 

rises from the river northwards to the Ring Road. The area is characterised 

by small lanes that criss-cross the larger streets which run north-south. 

Magdalen Street is one of the streets that run north-south through the area. 

The area is also characterised by fine houses dating from the fifteenth, 

sixteenth, seventeenth, and eighteenth centuries, which were built by 

affluent textile merchants. It is also characterised by a number of 

seventeenth and eighteenth century civic buildings and nineteenth century 

buildings which are more humble in character. A large number of 

ecclesiastical buildings also characterise the area. The area contains a 

number of landmarks. St Clement’s Church is an important local landmark 

as it is the focus of many views from within the area, particularly from 

Colegate and Golden Dog Lane, St George’s Colegate Church and St 

Mary’s Church are also landmarks in the western half of the area. Octagon 

Chapel, the Old Meeting House, and Doughty’s Hospital are also local 

landmarks. The main streets in the area are predominantly commercial in 

nature. Behind, and often above the ground floors of the main streets are 

residential units with the minor streets in the area predominantly in 

residential use. The western half of the area is characterised by small open 

spaces formed by the historic churchyard enclosures and the irregular 

street pattern. These open spaces give rise to impromptu and unexpected 

vistas which adds considerably to the character and experience of the local 

townscape. 

The Conservation Area Appraisal identifies several positive vistas and 

some negative ones. Long distance views of the Castle are gained from the 

northern end of Calvert Street, as are views of St Andrew’s Hall which is 

also south of the river. Negative vistas are towards St Olave’s roundabout, 

St Crispin’s Flyover and Anglia Square Shopping Centre.  

 

Figure 71: A. Magdalen Street B. Duke Street C. Bacon’s House on Colegate, St George’s Street  

Figure 70: Character Area 4 - Colegate (Source: https://www.norwich.gov.uk/downloads/20254/conservation_area_appraisals).  
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As indicated on Figure 72 (right) there are a further three conservation 

areas on the periphery of the 1km study area, namely: 

 Sewell (6) 

 Heigham Grove (4) 

 St Matthews (17) 

None of the above conservation areas fall wholly within the study area and 

all are beyond the 500m townscape study area (cf. TVIA).  

Sewell Conservation Area 

The conservation area lies to the north of the city with the land sloping 

gently southwards towards the mediaeval city walls and the River Wensum 

beyond. The area is dominated by the large mature trees and open 

grassed space of Sewell Park, which forms the centrepiece around which 

houses were developed during the 19th and early 20th centuries, lining the 

two historically important routes into the city.  

The Conservation Area shares some inter-visibility with the development 

proposals on account of the 25 storey tower.  This relationship is illustrated 

within viewpoints 2 and 3 of the TVIA views assessment. The impact on the 

significance of this conservation area will be considered in Section 5.5 in 

conjunction with the findings of the views assessment.  

Heigham Grove Conservation Area 

The Conservation Area is predominantly an area of 19th century residential 

development, ranging from streets of small Victorian terraced houses to 

more substantial villas set within leafy surroundings. Although the area 

tends to slope down towards the south west, the topography is fairly erratic, 

partly as a result of medieval chalk workings and incisions by later road 

alignments. This results in some disjointed and irregular street patterns and 

unusual ‘hidden’ spaces and buildings. Although sometimes disorientating, 

this has also created an element of surprise. The north east of the 

conservation area borders the city centre and many houses have been 

converted to office or hotel uses. This part of the conservation area is also 

dominated by the monumental Roman Catholic Cathedral, which towers 

over neighbouring buildings. The unusual topography of the area and the 

nature of speculative Victorian development creates eight distinctive 

character areas. Sub area A is an area of transition – it has a more urban 

character and feels more closely connected to the city centre.  

Heigham Grove shares extremely limited inter-visibility with development 

proposals on the Site and then only in respect to its principal building, the 

Grade I listed Roman Catholic Cathedral of Saint John the Baptist. A 

detailed assessment of impact in respect to the latter is dealt with in 

 

1 km study area around 

the Site 

Figure 72: Plan indicating the location of the seventeen conservation areas in Norwich. The location of the Site is indicated by the red star. Source: Nor-

wich City Council. 
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Section 5.2. The development proposals will otherwise have a neutral 

impact on the setting of the heritage asset and will have no impact upon its 

significance. The Conservation Area has therefore been scoped out from 

further consideration as part of this assessment. 

St Matthews Conservation Area 

The area is characterised by quiet streets of terrace housing, which 

contrast with the busy activity around Thorpe Station and Foundry Bridge. 

The area around Foundry Bridge acts as a gateway to the city, and the 

landscaped River Wensum to the west is an important physical feature, 

which separates the conservation area from the City Centre.  

The Conservation Area shares no inter-visibility with development 

proposals on the Site and its setting would not be affected by them. There 

will be no impact on the significance of the heritage asset and it is therefore 

scoped out from further consideration as part of this assessment. 
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City Walls, vicinity of Magpie Road 

Impact on the setting of this scheduled monument would be incidental but 

could amount to some harm if new development is over-scaled in relation 

to its surroundings. This could undermine the historic character and ap-

pearance of the Conservation Area in which the monuments are situated. 

The level of harm would be likely to be less than substantial and would 

need to be assessed against the public benefits of the proposal in accord-

ance with Paragraph 134 of the NPPF. 

Church of Saint George, Colegate 

Impact on the setting of the Church is in relation to framed views along St 

George Street towards the Site and would only arise on account develop-

ment above nine storeys and any significantly taller element such as the 

proposed tower. New development is unlikely to give rise to significant 

harm and could have a positive impact on the setting of the Church if the 

view is closed by a building / buildings of commensurate scale and quality. 

The implementation of such measures and good design would minimise the 

impact that the development proposals are likely to have upon the setting 

and experience of the Church. 

Church of Saint Clement, Colegate 

New development above ten storeys within the south part of the Site would 

have a noticeable impact on the wider setting of St Clement's Church when 

viewed from Wensum Street, adjacent to the junction with Elm Hill. This 

has the potential to cause some harm due to the integrity of its surround-

ings and views of the building within its historic context. Development 

above twelve storeys would rise conspicuously above the surrounding 

buildings when viewed from the same area and viewpoint identified next to 

the tourist boat pontoon on the river Wensum. This has the potential to alter 

its wider setting and context by introducing new architecture / built form into 

a sensitive location that retains a significant degree of coherence. Any tow-

er element would need to sited in order to lessen its visibility and any harm-

ful impact mitigated by the quality of the design and materials. A successful 

tower design could establish a pleasing dialogue between old and new that 

is also visually stimulating when seen from the identified viewpoints. 

Norwich City Landmarks 

The impact of new development on the six identified historic City landmarks 

varies in relation to each. Considered as a group, new development that is 

significantly greater in scale than the existing, e.g. with an eight storey da-

tum, would have an impact on the setting of these buildings due to the in-

tegrity and coherence of the existing townscape. The existing Anglia 

Square buildings do not feature on the skyline and have a neutral impact 

on the setting of the identified landmarks. The absence of very large, tall or 

generally massive structures in the north part of Norwich is a feature that 

contributes to the setting of the city landmarks (all Grade I apart from City 

identified constraints and also opportunities for enhancing significance 

which were taken forward and assimilated within the design development 

process and via pre-application discussions with Norwich City Council and 

Historic England. 

A detailed Assessment of Impact is provided in Sections 5.2, 5.3, 5.4 and 

5.5 following an illustrated summary of the proposed development which is 

presented in Section 5.1. 

Church of Saint Augustine, St Augustine Street 

The loss of historic context and urban built form to the east and south of St 

Augustine’s Church during the late 1960s provides a good opportunity in 

the present to improve the building’s setting and general surroundings. The 

building’s wider setting is harmed by the existing buildings at Anglia 

Square, other post-War development and modern road system due to the 

loss of connectivity with the historic city centre and removal of buildings 

that formerly characterised the setting and contributed to its heritage signifi-

cance. New development also offers opportunities to better reveal im-

portant views of the Anglican cathedral from St Augustine Street whilst im-

proving links through the reinstatement of Botolph Street towards Magdalen 

Street and the site of Stumps Cross where these two historic thoroughfares 

used to converge.  

New buildings of a suitable scale and architectural quality have the poten-

tial to enhance the significance of St Augustine’s Church but will need to 

heed the predominant scale of the surroundings to ensure any impact on its 

special character and appearance is positive and a success in terms of 

townscape. A suitable datum for the part of the site closest to St Au-

gustine’s Church is five storeys with any potential tall building recessed 

from the edge / corner of the development to lessen its visual impact and 

potential to overwhelm nearby historic buildings and St Augustine’s Church 

in particular. 

Former Church of Saint Saviour, Magdalen Street 

The existing buildings at Anglia Square make a negative contribution to the 

setting of the former Church of St Saviour due to their indifferent architec-

tural quality and overall impact on the historic townscape in the vicinity. The 

redevelopment of Anglia Square, particularly its eastern fringe adjacent to 

Magdalen Street provides opportunities to undo some of this harm by creat-

ing a more coherent and visually attractive setting for the former Church of 

St Saviour. Development that would be significantly higher than the existing 

buildings would tend to detract further from the building’s significance on 

account of scale though any resulting harm is likely to be less than sub-

stantial and would need to be assessed against the public benefits resulting 

from the scheme in accordance with Paragraph 134 of the NPPF. 

 

The purpose of Section 4 as a whole is fivefold, namely:  

 to establish where the significance of built heritage lies;  

 to identify the nature and extent of identified heritage significance; 

 to articulate the level of sensitivity of built heritage assets in respect 

to the proposed development at the Site;  

 to identify where new development has the potential to harm the sig-

nificance of the historic built environment and to what degree; and  

 to provide recommendations regarding the development proposals in 

relation to design, layout, scale and massing which minimise the po-

tential harm to the historic environment in accordance with para-

graph 129 of the NPPF.  

The recommendations are encapsulated within the Built Heritage Sensitivi-

ty—Heat Map shown on page 73 with reasoning provided for each identi-

fied level of sensitivity on pages 74-78. The Heat Map should be interpret-

ed in conjunction with the following Summary of Findings and Recommen-

dations made in respect to proposals for Anglia Square set out on page 71. 

 

Summary of findings  

Amongst the 676 listed buildings, 4 conservation areas, 15 scheduled mon-

uments and 4 registered parks, situated within the 1km study area, the set-

ting of a significant number of listed buildings and one scheduled monu-

ment will be affected by new development. The number of potentially af-

fected heritage assets is 142 and of these 2 will be directly affected; Nor-

wich City Centre Conservation Area and 43-45 Pitt Street (locally listed).  

The remaining 140 designated and non-designated heritage assets will be 

in-directly affected on account of some impact on the settings of these her-

itage assets.  These 140 heritage assets comprise: 

 21 grade I listed buildings (5 of which are also scheduled monu-

ments) 

 1 Scheduled Monument 

 16 Grade II* listed buildings  

 51 Grade II listed buildings 

 48 Locally listed buildings 

 1 Conservation Area 

 2 Grade II* Registered Parks 

Where impact on setting has been identified this is briefly summarised in 

the following section beneath each identified asset / group together with 
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4.5 INITIAL ASSESSMENT RECOMMENDATIONS  

Calvert Street Group (see Section 5.3 for details) 

Duke Street Group (see Section 5.3 for details) 

Oak Street Group (see Section 5.3 for details) 

Colgate Group (see Section 5.3 for details) 

 

Locally Listed Buildings: 

A total of 49 locally listed buildings among Groups One to Seven of those 

identified within Section 4.3 would be affected by the development pro-

posals illustrated in Section 5.1. The level of impact arising from the gen-

eral scale and massing of the proposals is moderate to minor in respect to 

the majority of these buildings and groups. However, the impact tends to 

increase as a result of the 25 storey tower element in relation to specific 

buildings or groups within these clusters, depending on whether the tower 

can be seen.  The Assessment of Impact will therefore largely focus on the 

impact of the 12-25 storey elements of the proposals on the setting of these 

non-designated heritage assets. 

 

The remaining built heritage assets so far considered in this assessment 

will see a negligible to neutral impact upon their wider context, resulting in a 

neutral / no impact upon their significance. Accordingly these other desig-

nated heritage assets have been scoped out from further assessment. 

St Ethelbert’s Gate, The Close—25 storey tower has the potential to have 

a small impact on the building’s wider setting. 

Guildhall, Market Place—25 storey tower has the potential to have a small 

impact on the building’s wider setting. 

 

Grade II* Listed Buildings: 

71, Botolph Street 

31-35 Gurney Court, Magdalen Street 

Octagonal Chapel, Colegate 

2-9, Octagon Court (off Colegate) 

Bacon’s House & 31 Colegate 

Cathedral Close Group (buildings situated west of the Cathedral only) 

Cathedral South West Group—25 storey tower has the potential to have 

a small impact on the wider setting of several of these buildings 

Tombland Group—25 storey tower has the potential to have a small im-

pact on the wider setting of several of these buildings 

Blackfriar’s Area Group—25 storey tower has the potential to have a 

small impact on the wider setting of several of these buildings 

 

Grade II Listed Buildings: 

The following Grade II listed buildings and some buildings included with the 

groups assessed will be affected by the Development proposals illustrated 

in Section 5.1. The level of impact arising from the general scale and 

massing of the proposals is moderate to minor in respect to the majority of 

these buildings and groups. However, the impact tends to increase as a 

result of the 25 storey tower element in relation to specific buildings or clus-

ters within these groups, depending on whether the tower can be seen.  

The Assessment of Impact will therefore largely focus on the impact of the 

12-25 storey elements of the proposals on the setting of these designated 

heritage assets. 

75 Magdalene Street 

Doughty’s Hospital 

2-12 Gildencroft 

St Augustine Street Group (see Section 5.3 for details) 

Magdalen Street Group (North of the Site) (see Section 5.3 for details) 

Magdalene Street Group (South of the Site) (see Section 5.3 for details) 

Sussex Street Group (North Side) (see Section 5.3 for details) 

Hall - Grade II*) and their overall high significance. A tower element could 

potentially add to the interest of the city skyline provided it is of commensu-

rate quality in terms of design and complements the other landmarks by 

virtue of its outline and material finishes. Importantly, the site is located a 

sufficient distance from the Cathedral and other key heritage landmarks to 

ensure the dominant scale and presence of the historic tall buildings is pre-

served whilst adding a new accent of high architectural quality to the sky-

line.  

Doughty’s Hospital 

Impact on the setting of Doughty’s Hospital is in relation to views north from 

the southern part of the quadrangle which it encloses. This is presently 

negatively affected by both Gildengate House and Sovereign House which 

are tall enough to be seen well above the existing roofline.  The proposed 

refurbishment of Gildengate House has the potential to mitigate the build-

ing’s appearance while not removing it from view.  The replacement of Sov-

ereign House with a building of similar height, or possibly taller should take 

account of the impact this will have on the setting of Doughty’s Hospital, 

something which is reflected in the proposed Heat Map of Heritage Sensi-

tivity (see page 72).  The logic of the guidance is to ensure that as little as 

possible of the new development will be visible from Doughty’s Hpspital 

courtyard. Where it may be visible, the appearance of the new buildings 

should be both attractive and of architectural interest, seeking to avoid any 

clash with the modest late Victorian character of the Hospital accommoda-

tion.    

Other Assets  

A number of other Grade I, Grade II* listed buildings which could potentially 

be affected by development above 20 storeys, namely the 25 storey tower, 

have been identified below.  The likely impact on the setting of these build-

ings, in addition to those heritage assets mentioned above, is assessed in 

section 5.2. 

 

Grade I Listed Buildings: 

Old Meeting House, Old Meeting House Alley, Colegate—25 storey tow-

er has the potential to have a small impact on the building’s wider setting 

70, The Close—25 storey tower will have an impact on the building’s wider 

setting 

Erpringham Gate, The Close—25 storey tower will have an impact on the 

building’s wider setting 

Carnary Chapel, The Close—25 storey tower will have an impact on the 

building’s wider setting 

69, The Close—25 storey tower will have an impact on the building’s wider 

setting 
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4.5 INITIAL ASSESSMENT RECOMMENDATIONS  

 Recommendations made in respect of the emerging proposals 

for Anglia Square 

 

 New proposals which seek to maintain a scale comparable to the 

existing buildings, whilst allowing some graduation down towards the 

edges of the Site will help to integrate new buildings into the histori-

cally sensitive surroundings.  

 The impact of new development within the wider context can be mini-

mised by broadly following the datum established by the existing 

buildings which have been found not to impact on the setting of his-

toric city landmarks or harm their overall high significance. 

 By introducing new buildings up to a height of five storeys adjacent 

to Pitt Street / St Augustine Street junction there is the potential to 

deliver substantial improvements to the townscape and setting of St 

Augustine’s Church and associated group of Grade II listed build-

ings. 

 A 3.5-4 storey limit along Magdalen Street would ensure that the es-

tablished townscape character, key views and the settings of desig-

nated assets such as 75 Magdalen Street and Norwich Castle 

(Grade I) are preserved. Enhancement of the associated significance 

and the special character and appearance of the Conservation Area 

would be achieved through elevational treatment that responds more 

successfully to the surroundings than the present buildings. The lat-

ter are deemed to have a negative impact on townscape due to 

blank walling to the upper levels and poor quality shop frontages.  

 Allow for the positioning and alignment of new buildings to secure or 

re-establish views towards the Anglican Cathedral and other identi-

fied local landmarks such as St Augustine’s Church wherever possi-

ble. 

 Position new buildings in order to maximise the potential for reinstat-

ing historic links between St Augustines Street - Magdalen Street 

and Edward Street - St Georges Street. Public realm and building 

frontages at street level should be designed to reinforce the legibility 

of these routes and historic connections. 

 Apply a high specification of design and materiality to any tall build-

ings / point block tower feature. 

 Apply a high specification of design and materials to principal eleva-

tions where these have a direct impact on the setting of heritage as-

sets. 

Figure 73: Map of Norwich showing the finalised 47 agreed viewpoints (view from Catton Park not shown - see fig. 39) from which the townscape and visual impact 

assessment for the detailed development proposals were obtained. Full details of the verified and non-verified wirelines and rendered images, the images themselves 

and accompanying technical data can be found in Appendix E. The Appended document should be used in conjunction with a full reading of Sections 5.2 to 5.5. 
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4.6 HERITAGE SENSITIVITY—HEAT MAP 

Introduction to the Heat Map 

The purpose of the Heat Map diagram is to indicate where and to what 

extent development on the Site is likely to have an impact on the setting of 

built heritage assets covered within the assessment (i.e. within a 1km 

radius). The likely magnitude of impact has been gauged in proportion to 

the scale of proposed development, proximity to heritage receptors and the 

relative sensitivity of those receptors. The various degrees of sensitivity 

(represented by a clearly legible heat-associated colour spectrum—below) 

in isolation. Where the coloured zones on the map overlap it is to be 

assumed that the zone of higher sensitivity takes precedent over any less 

sensitive zones adjacent. It should be noted that the Heat Map provides 

general guidance and does not in itself comprise an assessment of impact.  

indicate the recommended thresholds for the scale of new development  in 

each part of the Site. The Heat Map has been developed to serve as a 

guide for the design development and in helping to determine what the 

likely magnitude of impact would be if the proposed threshold is exceeded 

Sensitivity to Built Heritage 

Assets—Heat Map  

 

Colour Key: 

Violet—Extreme sensitivity:  

buildings above 3.5—4 storeys 

likely to have a major impact on the 

setting of heritage assets 

 

Red—Very High sensitivity:    

buildings above 5 storeys likely to 

have a major impact on the setting 

of heritage assets 

 

Orange—High sensitivity:      

buildings above 8 storeys likely to 

have a major impact on setting of 

identified heritage assets 

 

Yellow—Medium sensitivity: 

buildings above 10 storeys likely to 

have a major impact on setting of 

identified heritage assets 

 

Green—Low sensitivity:         

buildings between 10—12 storeys 

likely to have a moderate impact on 

setting of identified heritage assets. 

Buildings above 12 storeys likely to 

have a major impact on setting of 

heritage assets of high significance 

within the extended setting of the 

Site. 
VIEW CORRIDOR TO         

NORWICH CATHEDRAL BASED 

ON GILDENGATE ROOF 

6 STOREY LIMIT  PROPOSED 

TO MAINTAIN CATHEDRAL 

VIEW CORRIDOR 

5 STOREY LIMIT  PROPOSED 

TO MAINTAIN CATHEDRAL 

VIEW CORRIDOR 

7 STOREY LIMIT  PROPOSED 

TO MAINTAIN CATHEDRAL 

VIEW CORRIDOR 

2.5 STOREY LIMIT PROPOSED 

TO MAINTAIN SQUINT  VIEW 

OF THE CATHEDRAL TOWER 

AND SPIRE  

VIEWPOINT FULCRUM 

AT NW CORNER OF 

ANGLIA SQUARE 

SQUINT VIEW OF CA-

THEDRAL TOWER AND 

SPIRE REVEALED FROM 

ANGLIA SQUARE ON 

REMOVAL OF EXISTING 

CINEMA BUILDING  

FRAMED / ALLÉE  VIEW 

OF ST  AUGUSTINE’S 

CHURCH TOWER 
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4.6 HERITAGE SENSITIVITY—HEAT MAP 

The precise gauge for the impact on setting, and thereafter heritage 

significance, is one of professional judgement and will need to take account 

of the detailed design, architectural vocabulary and effect of the material 

finishes used throughout the development as well as its cumulative impact.  

 

Scope of guidance provided by the Heat Map / other considerations 

In terms of practical guidance the Heat Map establishes an indicative upper 

threshold beneath which new development of good design quality would 

not be expected to have a major impact on the setting of heritage assets.  It 

is acknowledged that the cumulative impact that would result from 

development that approaches the recommended thresholds in all the parts 

of the site cannot be deduced by reference to the proposed thresholds 

alone. Likewise, it is accepted that where the thresholds are exceeded 

development is likely to have a major impact on the setting of heritage 

assets, potentially causing a high level of harm. However, other factors, 

such as the present conditions of the site and the overall design quality of 

the scheme, need to be taken into consideration in order to determine the 

level of harm that proposed development will ultimately give rise 

to. Similarly the aggregate impact on cumulative heritage significance and 

townscape is something which will need to be judged independently and is 

beyond the scope of what the Heat Map is able to convey in terms of 

guidance.    

 

Fully annotated versions of the heat map are reproduced on the following 

pages providing detailed commentary and rationale for the recommended 

storey height thresholds. These deal with each level of sensitivity in 

diminishing order, beginning with the most sensitive. 

VIEW CORRIDOR TO         

NORWICH CATHEDRAL BASED 

ON GILDENGATE ROOF 

6 STOREY LIMIT  PROPOSED 

TO MAINTAIN CATHEDRAL 

VIEW CORRIDOR 

5 STOREY LIMIT  PROPOSED 

TO MAINTAIN CATHEDRAL 

VIEW CORRIDOR 

7 STOREY LIMIT  PROPOSED 

TO MAINTAIN CATHEDRAL 

VIEW CORRIDOR 

2.5 STOREY LIMIT PRO-

POSED TO MAINTAIN 

SQUINT OF THE CATHEDRAL 

TOWER AND SPIRE  

VIEWPOINT FULCRUM 

AT NW CORNER OF 

ANGLIA SQUARE 

SQUINT VIEW OF CA-

THEDRAL TOWER AND 

SPIRE REVEALED FROM 

ANGLIA SQUARE ON 

REMOVAL OF EXISTING 

CINEMA BUILDING  

FRAMED / ALLÉE  VIEW 

OF ST  AUGUSTINE’S 

CHURCH TOWER 
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4.6 HERITAGE SENSITIVITY—HEAT MAP 

A 3.5-4 storey limit is regarded as appropriate for the part of the Site north of New Botolph Street / west of Edward Street 

(Block B). This is to ensure new development respects the diminutive scale of houses on Leonard Street and the rear ranges 

and outriggers to the Grade II listed properties along St Augustine Street.  The Leonard Street houses comprise modest two 

storey terraces and are identified within the Northern City Character Area as a positive frontage. Not being part of the main 

’island’ of the Site, scaling down to the prevalent local scale is considered the best approach to integrating new development 

in this location within its historic context. Terraced housing on the eastern continuation of Rose Yard was historically taller 

than the adjacent terraces, being of three storeys with a pitched roof or the equivalent of a modern four storey building (cf. fig. 

6) 

The existing scale of Magdalen Street is established by the 

historic buildings which line both sides of the street to the 

south of the flyover (stretching all the way from Tombland) and 

to the north of the junction with Edward Street.  There are sev-

eral eighteenth and nineteenth century buildings to the east 

side of Magdalen Street facing the Site including one listed 

(no.75) and nine locally listed buildings. These, as well as the 

twentieth century buildings are of the same scale and serve to 

reinforce the continuity and character of this ancient thorough-

fare.  The existing Anglia Square buildings respect this tradi-

tion and maintain a roof profile that is below the historic three 

and a half—four storey datum. This contributes to the intimate 

urban quality of Magdalen Street with its strong sense of enclo-

sure, narrow pavements and sinuous north-south route.  Views 

along Magdalen Street are likewise important, particularly 

those towards the south in which Norwich Castle figures promi-

nently. Sensitivity towards built heritage assets and the prevail-

ing townscape character is therefore highly acute along this 

edge of the Site.  The recommended 3.5-4 storey limit would 

ensure that the established townscape character, key views 

and the setting of designated assets such as 75 Magdalen 

Street and Norwich Castle (Grade I) is preserved. Enhance-

ment of the associated significance and the special character 

and appearance of the Conservation Area would be achieved 

through elevational treatment that responds more successfully 

to the surroundings than the present buildings. The latter are 

deemed to have a negative impact on townscape with blank 

walling to the upper levels and generic shop frontages. Re-

gressing into the Site, there is scope for new buildings to rise 

to 5 storeys in line with the existing cinema building and there-

after up to 8 storeys or taller (10-12) to the east and north of 

Anglia Square (Block A) without adversely affecting the signifi-

cance of built heritage or the Conservation Area. 

Extreme Sensitivity 

Sensitivity to Built Heritage 

Assets—Heat Map  

 

Colour Key: 

Violet—Extreme sensitivity:  

buildings above 3.5—4 storeys 

likely to have a major impact on the 

setting of heritage assets 

 

Red—Very High sensitivity:    

buildings above 5 storeys likely to 

have a major impact on the setting 

of heritage assets 

 

Orange—High sensitivity:      

buildings above 8 storeys likely to 

have a major impact on setting of 

identified heritage assets 

 

Yellow—Medium sensitivity: 

buildings above 10 storeys likely to 

have a major impact on setting of 

identified heritage assets 

 

Green—Low sensitivity:         

buildings between 10—12 storeys 

likely to have a moderate impact on 

setting of identified heritage assets. 

Buildings above 12 storeys likely to 

have a major impact on setting of 

heritage assets of high significance 

within the extended setting of the 

Site. 
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4.6 HERITAGE SENSITIVITY—HEAT MAP 

A 5 storey limit is recommended to the north west corner of the Site—all of Block D and the entire Pitt Street frontage of Block E. Proximity to the 

Grade I listed Church of St Augustine, Grade II listed cottages at Gildencroft, Grade II listed buildings lining the east side of St Augustine Street 

and the coherent historic character of townscape in the vicinity makes this an area of very high sensitivity. Development on this part of the Site 

and particularly street frontages to New Botolph Street and Pitt Street will have a direct impact on the setting of St Augustine’s Churchyard and 

the extended setting of the other identified heritage assets. Development up to five storeys scale is considered appropriate. A high quality design 

will have a positive impact on the setting of St Augustine’s Church and adjoining townscape through the reintroduction of built form on the pattern 

of historic routes and the restoration of an appropriately dense urban context.  Five storeys will ensure that the roof-scape of Gildencroft cot-

tages, which encloses the churchyard to the south, is unimpeded by new development and longer range views from the north west corner of the 

churchyard are not adversely affected. The impact of taller buildings to the south along Pitt Street (8 rising to 12 storeys on the corner of St 

Crispins Road) and further back into the Site is lessened by distance and the screening effect of mature broadleaf trees to the west side of Pitt 

Street. A 5 storey limit to the northern part of Block C is likewise considered an appropriate response to the scale of new development adjacent. 

Regressing into the Site from Magdalen Street there is 

scope for new buildings to rise to 5 storeys in line with the 

existing cinema building and thereafter up to 8 storeys at 

the northern perimeter of the Site / south side of Anglia 

Square (excepting where views of the Cathedral would be 

affected). Development of 10-12 storeys to north and east 

of Anglia Square would not unduly affect the significance of 

built heritage or the Conservation Area. 

Gildengate House is a narrow 7 storey slab aligned east to 

west with an 8 storey service core at each end. This pro-

vides a precedent for the proposed 8 storey limit in this 

location but which is reduced to 5 storeys immediately 

south of Gildengate House adjacent to St Crispins Road fly

-over.  The very high sensitivity of the latter area is on ac-

count of Doughty’s Hospital, the wider setting of which is 

adversely affected by Gildengate House.  In order to miti-

gate the existing harm the proposals include an improved 

external treatment of Gildengate House with no increase in 

height to the existing building. The modest increase to the 

width of the building proposed by means of a southern ex-

tension would not increase the building’s prominence to 

any perceptible degree. The connection with Block G is of 

6 storeys and the south and east ranges of Block G is of 8 

storeys with a set back to the top two storeys on the south 

east corner in deference to Doughty’s Hospital.  The impact 

on proximate built heritage is considered to be moderate 

with the potential to enhance the setting of several listed 

buildings, including St Saviour’s Church (Grade I), through 

improved architectural dress to Gildengate House which 

will also benefit the wider townscape. Maintaining an 8 

storey limit here also preserves the historic skyline in the 

vicinity of St Clement’s Church (Magdalen Street / Co-

legate) and views from Wensum Street (junction with Elm 

Hill) towards the Site. The proposed limit further reinforces 

the hierarchical approach to  massing throughout the Site 

with the tallest elements concentrated towards the centre. 

Very High Sensitivity 

Sensitivity to Built Heritage 

Assets—Heat Map  

 

Colour Key: 

Violet—Extreme sensitivity:  

buildings above 3.5—4 storeys 

likely to have a major impact on the 

setting of heritage assets 

 

Red—Very High sensitivity:    

buildings above 5 storeys likely to 

have a major impact on the setting 

of heritage assets 

 

Orange—High sensitivity:      

buildings above 8 storeys likely to 

have a major impact on setting of 

identified heritage assets 

 

Yellow—Medium sensitivity: 

buildings above 10 storeys likely to 

have a major impact on setting of 

identified heritage assets 

 

Green—Low sensitivity:         

buildings between 10—12 storeys 

likely to have a moderate impact on 

setting of identified heritage assets. 

Buildings above 12 storeys likely to 

have a major impact on setting of 

heritage assets of high significance 

within the extended setting of the 

Site. 
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4.6 HERITAGE SENSITIVITY—HEAT MAP 

New development of 8 storeys adjacent 

to southern end of Pitt Street (NW corner 

of Block F) is considered appropriate 

and would ensure the impact on the ex-

tended setting of St Augustine’s Church, 

Gildencroft and the adjoining townscape 

associated with St Augustine Street re-

mains within acceptable levels. The ef-

fect of distance and the screening effect 

of mature broadleaf trees to the west 

side of Pitt Street will help in this regard, 

filtering views towards the Site, whilst 

allowing the presence of built form to 

reinforce the historic urban character of 

St Augustine’s Church (cf. fig. 6). 

Views from within the development towards ‘borrowed’ landmarks in the local townscape are a key aspect of the design proposals. Most 

notably views towards St Augustine’s Church and Norwich Cathedral have been prioritised. St Augustine’s Church tower will be appropri-

ately framed from by buildings of commensurately reduced scale (N range of Block H, S range of Block A). Placing the tallest buildings with-

in the green areas will ensure the focal points provided by St Augustine’s and the Cathedral spire are not overwhelmed in the context of 

planned / incidental views from Anglia Square. The recommended threshold of 8 storeys will avoid any imbalance produced by a radical 

change in scale to the framing elements whilst preserving clear sight lines towards the church tower. The development proposals have in 

fact gone much further by maintaining a 6 storey limit within Block H in order to optimise the long range view of Norwich Cathedral from the 

north west which passes diagonally through the centre of the Site. This view corridor is indicated by the long lilac wedge. 

Gildengate House is a narrow 7 storey slab aligned east to 

west with an 8 storey service core at the east end. This pro-

vides a precedent for the proposed 8 storey limit in this location 

but which is reduced to 5 storeys immediately south of Gilden-

gate House adjacent to St Crispins Road fly-over.  The high 

sensitivity of the area corresponding to Gidengate House is on 

account of Doughty’s Hospital, the wider setting of which is 

adversely affected by Gildengate House.  In order to mitigate 

the existing harm the proposals include an improved external 

treatment of Gildengate House with no increase in height to the 

existing building. The modest increase to the width of the build-

ing proposed by means of a southern extension would not in-

crease the building’s prominence to any perceptible degree. 

Importantly, the prevailing 7 storey datum of Gildengate House 

establishes the lower limit of the main Cathedral view corridor 

from the north west. This runs diagonally through the centre of 

the Site and above the centre of GIldengate House. The 7 sto-

rey datum is thus maintained within the development proposals 

in order to optimise the view of Norwich Cathedral revealed 

upon the removal of Sovereign House. The impact on proxi-

mate built heritage is considered to be moderate and with the 

potential to enhance the setting of several listed buildings, in-

cluding St Saviour’s Church (Grade I), through improved archi-

tectural dress to Gildengate House which will also benefit the 

wider townscape. The extended setting of the Cathedral will 

also be notably enhanced  on account of the revealed view 

from the north west which the development proposals seek to 

optimise. 

Regressing into the Site from Magdalen Street there is scope 

for new buildings to rise to 8 storeys, in line with the existing 

car park building, at the north east corner of Block A. To the 

west of this zone development of 10 storeys to the central part  

of Block A and 12 storeys to the immediate north and east of 

Anglia Square would not unduly affect the significance of built 

heritage or the Conservation Area. This is due to the depth of 

the Site and the significant screening effect of buildings at the 

periphery.  

High Sensitivity 

Sensitivity to Built Heritage 

Assets—Heat Map  

 

Colour Key: 

Violet—Extreme sensitivity:  

buildings above 3.5—4 storeys 

likely to have a major impact on the 

setting of heritage assets 

 

Red—Very High sensitivity:    

buildings above 5 storeys likely to 

have a major impact on the setting 

of heritage assets 

 

Orange—High sensitivity:      

buildings above 8 storeys likely to 

have a major impact on setting of 

identified heritage assets 

 

Yellow—Medium sensitivity: 

buildings above 10 storeys likely to 

have a major impact on setting of 

identified heritage assets 

 

Green—Low sensitivity:         

buildings between 10—12 storeys 

likely to have a moderate impact on 

setting of identified heritage assets. 

Buildings above 12 storeys likely to 

have a major impact on setting of 

heritage assets of high significance 

within the extended setting of the 

Site. 

The connection between Gildengate House and Block G is 

of 6 storeys. The south and east ranges of Block G are of 8 

storeys with a set back to the top two storeys on the south 

east corner in deference to Doughty’s Hospital. Maintaining 

an 8 storey limit here also preserves the historic skyline in 

the vicinity of St Clement’s Church (Magdalen Street / Co-

legate) and views from Wensum Street (junction with Elm 

Hill) towards the Site. The proposed limit further reinforces 

the hierarchical approach to  massing throughout the Site 

with the tallest elements concentrated towards the centre. 
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New development of up to 10 storeys is con-

sidered appropriate for the south east corner 

of Block F and the south west and centre-

north areas of Block G. The impact on the 

adjacent townscape and proximate built herit-

age would be moderate due to limited inter-

visibility whilst having the potential to en-

hance views northwards along St George’s 

Street and Calvert Street from Colegate.  

Maintaining a 10 storey limit in these areas 

also preserves the historic skyline in the vicin-

ity of St Clement’s Church (Magdalen Street / 

Colegate) and views from Wensum Street 

(junction with Elm Hill), Duke Street (junction 

with St Mary’s Plain) and Colegate, notably 

from in front of the Grade II* Octagonal Chap-

el.  The character of St Crispin’s Road pro-

vides scope for buildings of 10 storeys to act 

as way-markers for those navigating the city 

ring-road and a gateway feature for those 

approaching via the St George’s Street cross-

ing which would be proportionate to the 4.11 

hectare Site. A 10 storey limit further reinforc-

es the hierarchical approach to  massing 

throughout the Site with the tallest elements 

concentrated towards the centre. 

A 10-storey limit to the centre-north section of 

Block G does not interfere with the main Ca-

thedral view corridor and serves as a propor-

tional framing element within this view that is 

considered beneficial. 

Development of up to 10 storeys along the north range of Block A is considered appropriate due to the low heritage sensitivity of land to the north of 

Edward Street. Inter-visibility with designated heritage assets in the St Augustine Street and Magdalen Street areas is limited by distance and the 

intermediate built form comprising other parts of the Development, notably Block D and the lower western and eastern ranges of Block A.  The pro-

posals maintain a general massing of Block A that is 7 storeys to the perimeter with upper storey pavilions of 9 storeys to the flanks and 11 to the 

centre each of which is generously recessed.  The impact is considered to be largely neutral in built heritage terms and positive from a townscape 

perspective due to the framing effect on views towards the Cathedral from the north west and urban characterisation of Edward Street that is at pre-

sent conspicuously lacking. 

Medium Sensitivity 

Sensitivity to Built Heritage 

Assets—Heat Map  

 

Colour Key: 

Violet—Extreme sensitivity:  

buildings above 3.5—4 storeys 

likely to have a major impact on the 

setting of heritage assets 

 

Red—Very High sensitivity:    

buildings above 5 storeys likely to 

have a major impact on the setting 

of heritage assets 

 

Orange—High sensitivity:      

buildings above 8 storeys likely to 

have a major impact on setting of 

identified heritage assets 

 

Yellow—Medium sensitivity: 

buildings above 10 storeys likely to 

have a major impact on setting of 

identified heritage assets 

 

Green—Low sensitivity:         

buildings between 10—12 storeys 

likely to have a moderate impact on 

setting of identified heritage assets. 

Buildings above 12 storeys likely to 

have a major impact on setting of 

heritage assets of high significance 

within the extended setting of the 

Site. 
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The east ranges of Blocks E and F and west ranges of Blocks G and H are less sensitive to 

the presence of built heritage in the context of the Site as a whole. These locations have 

been identified as the most suitable locations for development up to 12 storeys and for any 

point block tower. Theses taller elements would be insulated by the perimeter ranges and in 

being recessed from the edges of the Development the impact on highly sensitive built herit-

age and townscape (St Augustine’s Church, Doughty’s Hospital, St Augustine Street and 

Magdalen Street areas) will be cushioned by distance and intervening built form.  Key views 

through the site towards existing heritage landmarks have been identified including the visual 

corridor running diagonally from Aylsham Road north west of the Site towards the spire of 

Norwich Cathedral.  Placing the 12 storey elements within these areas of lower sensitivity will 

have the effect of framing an important view of the city’s principal historic landmark.  Views 

from within the development towards other ‘borrowed’ landmarks have also been taken into 

consideration, notably St Augustine’s Church. The latter will be appropriately framed by build-

ings of commensurately reduced scale (N range of Block H, S range of Block A and the flank-

ing elements of Blocks D and E).  

Location of the tallest buildings, including the proposed 25 storey tower, within the green are-

as ensures that the focal point provided by St Augustine’s Church tower is not overwhelmed 

in the context of planned views from Anglia Square, avoiding any imbalance produced by a 

radical change in scale to the framing elements and preserving clear sight lines towards the 

church tower. The taller elements of the Development within these zones will also comple-

ment and potentially enhance views north along St George’s Street, which will be the princi-

pal southern approach to the Site on foot. The new buildings will serve to ‘close’ the end of 

the street where the urban grain presently dissipates due to the absence of built form and 

sense of enclosure. The latter is highly characteristic of views throughout the Colegate char-

acter area.  

The proposed positioning of 12 storey elements and the 25 storey signature tower establish-

es a hierarchy to the massing of the Site that is respectful of the surrounding townscape and 

historically literate by responding sensitively to the setting of built heritage within a 1 km radi-

us of the Site. Thus inter-visibility with a large number of more sensitive heritage assets and 

townscape such as the Octagonal Chapel and St Clement’s Church has been minimised. 

Placing the tower within the western half of the Site but away from the Pitt Street edge max-

imises its distance from the Cathedral and other key heritage landmarks. This is intended to 

ensure the dominant scale and presence of historic landmarks in Norwich is preserved whilst 

allowing for the possibility of a new accent of high architectural quality to be added to the 

skyline. While the impact on the setting of St Augustine’s Church is expected to be major 

overall, the context provided by Norwich is a city of some considerable scale punctuated by a 

diverse array of tall buildings. Thus the wider surroundings are capable of accommodating 

the proposed 25 storey tower, the cumulative urban scale and breadth of which is not consid-

ered to be overwhelmed. A tall building of high architectural quality furthermore introduces 

time depth to the setting of St Augustine’s, providing a visual counterpoint that both respects 

and complements the urban character of the church’s wider surroundings. 

A ‘green’ zone indicating lower sensitivity to the central and inner western edge of Block A has been identified as an opportunity to reinforce the main view corridor along St Augustine Street towards the Cathedral 

spire. The area immediately east of Anglia Square remains within the central part of the Site and does not interfere with the designated Cathedral view corridor or the newly revealed squint view of the Cathedral 

tower and spire from NW corner of Anglia Square. The development proposals respond to this opportunity by rising to 11 storeys at two points within this zone and to 9 storeys to the east of Anglia Square above 

the main 7-9 storey slab. This provides a proportional framing element to the left of the main Cathedral view corridor. It is considered that new development of between 10-12 storeys within this zone would not have 

any noticeable adverse impact on the setting of built heritage.  The lower sensitivity attributed to this area is due to the buffering effect of the peripheral elements of the development and its relatively low promi-

nence in relation to short to medium range views of the site and its relationship with other city landmarks. The key heritage assets to be considered in relation to proposed Development in this zone are St Saviour’s 

Church, 75 Magdalen Street, the Magdalen Street group to the north of the Edward Street junction, the Magdalen Street group to the south of the St Crispins flyover and St James’s Church (Puppet Theatre). 

Low Sensitivity 

Sensitivity to Built Heritage 

Assets—Heat Map  

 

Colour Key: 

Violet—Extreme sensitivity:  

buildings above 3.5—4 storeys 

likely to have a major impact on the 

setting of heritage assets 

 

Red—Very High sensitivity:    

buildings above 5 storeys likely to 

have a major impact on the setting 

of heritage assets 

 

Orange—High sensitivity:      

buildings above 8 storeys likely to 

have a major impact on setting of 

identified heritage assets 

 

Yellow—Medium sensitivity: 

buildings above 10 storeys likely to 

have a major impact on setting of 

identified heritage assets 

 

Green—Low sensitivity:         

buildings between 10—12 storeys 

likely to have a moderate impact on 

setting of identified heritage assets. 

Buildings above 12 storeys likely to 

have a major impact on setting of 

heritage assets of high significance 

within the extended setting of the 

Site. 

The character of St Crispin’s Road provides scope for a building of 12 storeys on the south west corner of 

Block F. The proposed corner building has the potential to act as a way-marker for those navigating the city 

ring-road and a gateway feature for those approaching via the St George’s Street crossing. 12 storeys in this 

area is considered proportionate to the 4.11 hectare Site. Development of 12 storeys within this zone does not 

significantly affect any of the identified key views, with the exception of views from St Augustine’s Churchyard 

(NW corner—View 32).  Its cumulative impact on the latter view is rather limited, however, ameliorated as it is 

by distance and the filtering effect of the trees within the churchyard.  Seen as part of a much larger develop-

ment, and in counter-point to the main tower, the impact of a 12 storey element here is not considered to give 

rise to undue levels of harm to heritage significance and serves to ground St Augustine’s Church and Gilden-

croft in a contemporary urban context, reflecting the significant changes which have taken place in the area 

since the 1960s.  Adjacent to the St Crispins roundabout views from the west and south would also be seen 

against a backdrop of modest / low heritage significance. Views from key locations further south are shown to 

be generally unaffected by  the proposed 12 storey building in this location (cf. Views Assessment).  
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Design Brief 

This hybrid application is for a comprehensive outline masterplan for the 

redevelopment of Anglia Square. The vision is to create a vibrant mixed 

use scheme which encompasses a range of retail / service /leisure/ office 

and community uses and an extensive provision of much needed housing 

for Norwich. The provision also includes a cinema which provides a 

significant focus for evening use, and a hotel will provide a further 

enrichment to the place by integrating business conference suites and a 

roof top restaurant/bar overlooking the historic City to reinforce Anglia 

Square as a new destination in the City.  

A separate, socio-economic report prepared by ICENI Projects sets out the 

rationale for the proposed uses and quantum. A summary of the key 

requirements / outputs of the development is provided below; 

 Approximately 11,000 sqm (GEA) retail / service / food and drink / 

office and community space plus ancillary support spaces including 

service and delivery areas. 

 A new multiplex cinema together with a café/bar. 

 Up to 1241 apartments comprising a mix of 1 bed and 2 bed units. 

This will include at least 120 affordable units including 9 family 

houses. This approach responds to local housing need and further 

information is provided in the accompanying Planning Statement and 

Affordable Housing Statement. 

 A multi storey public car park to serve the new shopping centre. 

 Private parking to serve new housing with a limited number of 

spaces for hotel / business / community uses  

 Well designed cycle parking provision which will encourage residents 

and staff of the retail / commercial / hotel development to use the 

cycle parking. 

 High quality public open spaces and associated public realm. 

 Policy compliant refuse strategy for the residential and retail 

elements. 

 

Description of the proposed Development 

In response to the above brief the Development proposals submitted 

comprise a Hybrid (part full/part outline) application on a 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 a refurbished Gildengate House for a maximum of 1,250 

residential dwellings (Use Class C3); 11,350 sq m hotel (Use Class C1); 

Figure 75: Red outline plan for the detailed application which includes all of Block A, the 25 

storey tower component of Block E and the majority of the associated public realm. 

 

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/

Figure 74: Illustrative masterplan for Anglia Square. The development is divided into nine 

blocks which are identified on the Block Location Plan (below right). 
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Figure 76: Illustrative bird’s eye view / CGI of proposed development (showing an alternative tower design) viewed from the south of an evening. 

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). 

 

Aspiration and Vision 

This project represents a unique opportunity to regenerate this important 

site within the centre of Norwich. There is the potential to transform the 

perception of Anglia Square and the applicants’ vision and objectives will 

create a new destination in Norwich which sustains and enhances the 

existing retail uses, significantly improves the public realm and pedestrian 

links to the wider neighbourhood and creates a new residential heart which 

will form an integral part of the existing community.  

Anglia Square affords the potential to deliver a significant and positive 

addition to the City. The current retail centre is easily accessible and well 

located but lacks a critical mass, diversity of tenants and is influenced by 

the degraded physical environment in the area. Café and restaurant offers 

are limited, the cinema is poorly integrated and much of the development is 

below market standard. Furthermore the evening economy is limited with 

few shops/services open after standard shopping hours limiting natural 

surveillance and offering the potential for anti-social behaviour. Potential 

exists to deliver a significant mixed use quarter and to transform the 

existing retail offer with more and improved format stores, alongside the 

addition of an enhanced leisure role and a greater provision of food and 

drink outlets that operate across a far wider period of time than exists at 

present. 

A rejuvenated Anglia Square will have: 

 a distinctive identity reflecting its location in the heart of the historic 

northern city centre,  

 a clear relationship in built form with the surrounding area. 

 a safe and attractive public environment, including an enhanced 
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public square.   

 Enhancement of a strong district centre function, complementary to 

Magdalen Street and serving the wider suburban areas of northern 

Norwich, an improved convenience-based shopping offer, and 

enhanced leisure offer with a new cinema, cafes and restaurants, 

alongside a hotel, to continue the use of area into the evening.  

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 hotel 

as well an enhanced evening economy that will include restaurants, 

cafes, bars and a cinema; 

 Provide for improved public transport facilities in the immediate 

vicinity of the site; 

 Enhance opportunities for pedestrian and cycle movement through 

the site, 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. 

Public / Heritage Benefits 

The Development proposals are considered to fulfil the above key 

objectives, all of which entail a high degree of public benefit. Taken as a 

whole the extent of public benefit arising from the scheme is significant. 

Furthermore, the Development will have a beneficial impact on built 

heritage, particularly in regard to the setting of a large number of heritage 

assets and the enhancement of local and strategic views around Anglia 

Square. These heritage benefits constitute additional public benefits and 

should be given consideration as part of the overall Planning Balance. The 

heritage benefits can be summarised as follows: 

 The reinstatement of urban grain, built form and historic connectivity 

between St Augustine’s Street and Magdalen Street via the 

proposed Botolph Street and from Edward Street to St Crispins Road 

via the proposed St Georges Street. This will result in a positive 

transformation to and radical improvement of the local townscape 

and the legibility of the historic street layout in this part of the city. 

 Framed views towards St Augustine’s Church tower from Anglia 

Square along Botolph Street and the reinforcement of other identified 

positive vistas within the Anglia Square Character Area (cf. fig. 78 

left).  

 Improved connectivity and increased footfall arsing from the new 

development will allow people to better experience this part of the 

Conservation Area. 

 Greatly improved public realm, open spaces, street furniture, 

provision of trees and biodiversity. 

 The opening up of strategic or significant views of the Cathedral 

Spire from the North west / Aylsham Road & St Augustine Street and 

 A surface link to  cross the existing St Crispin’s Road as a 

replacement to the underpass is planned by NCC and Norfolk 

County Council, which will improve walking and cycling connections 

into the core city centre, as it will link to the creation of a new 

pedestrian / cyclist north-south route through the Development. 

Additionally,  there will be an enhanced public transport offer in the 

form of additional bus stop space on Magdalen Street served by a 

newly widened pavement in front of the Site.. 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 District Centre and help to meet the housing 

needs of Greater Norwich. 

Key objectives of the regeneration proposals are to: 

 Regenerate the Site’s physical environment, including open spaces 

and public areas, and help to preserve or enhance the historic 

character of the surrounding area and key views; 

 Revitalise the retail and leisure provision of Anglia Square as a key 

element of the Large District Centre serving the wider area of 

northern 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; 

 Integrate the new centre with the Magdalen Street, St Augustines 

Street and surrounding areas 

 Provide significant levels of residential development in order to make 

Figure 77: Illustrative CGI of the development proposals looking south west from Botolph 

Street showing the new public square and 25 storey tower element with Block E to the right 

and Blocks H and G to the foreground left. 

Figure 78: Illustrative CGI of the development proposals looking north west along Botolph Street 

towards St Augustine’s Church showing the 25 storey tower element (not the finalised version of 

the design) on the left with Blocks H and E to the foreground (left) and Block to the to the right. 
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also from Anglia Square following the removal of Sovereign House 

and cinema building.  

 The replacement of the multi-storey car park and Magdalen Street 

frontage buildings with new buildings of high quality design for the 

improvement of local views and townscape (including views of 

Norwich Castle) and the enhancement of the setting of listed and 

locally listed buildings along Magdalen Street.  

 Prominent views from St Augustine’s Street, Edward Street and 

Cowgate are all identified as negative vistas and will be notably 

enhanced by the Development proposals.  

 Re-cladding and re-modelling of Gildengate House will improve its 

appearance in context of views from the Magdalen Street area and 

southern and eastern approaches to the Site. 

 Concurrent improvements to the area below St Crispins flyover, to be 

the subject of a separate planning application. 

 Relocation of Surrey Chapel to a new purpose-designed building on 

Edward Street. 

Note—for the purpose of the Assessment of Impact and preparation of 

visualisations of the proposals it has been assumed that the ground floor is 

a generic double height space up to a maximum of 6m.   

3m has been allowed for each storey above ground floor and no allowance 

has been made for a separate mezzanine level above the 6m ground floor 

– such being regarded as part of the first floor proper. A 5 storey building 

would therefore comprise: 

Ground Floor                      - 6m 

1
st
 floor / mezzanine         - 3m 

2
nd

 floor                                - 3m 

3
rd

 floor                                 - 3m 

4
th
 floor                                - 3m 

Total height                        - 18m 

 

Materiality 

The strategy for materials respects the historic fabrics of the City and local 

distinctiveness. The use of 3 key materials; brick (range of 

contextual colours), glass, and lightweight cladding retains the simplicity 

and responds to the diversity of the local building palette. The illustrations 

opposite and overleaf indicate the grain of the blocks. Sample bay studies 

which express the materiality can be found within the Design & Access 

Statement. 

Figure 80: Layered elevational study of Block A  - East elevation with the Magdalen Street frontage in the foreground. 

Figure 79: CGI of the northward view from the remodelled Anglia Square showing the N and E ranges of Block A which enclose the new public square. 

 

 

Please note that the illustrations provided are fully detailed in relation to 

Block A and the Block E tower component only, unless otherwise stated, 

and indicative in relation to the outline elements of the Development. Where 

the outline areas of the scheme are shown the illustrations do not represent 

the proposed final design, elevational treatment or materials. 
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Figure 82: Layered elevational study of Block A  - north elevation with the Edward Street frontage in the foreground. 

Figure 81: Layered elevational study of Blocks D and A  - south elevation with the Botolph Street frontage in the foreground. Figure 83: Layered elevational study of Block A  - south elevation with the Sovereign Way frontage in the foreground. 

Figure 84: Layered elevational study of Blocks D, E & F (from right to left)  - East elevation with the St Georges Street frontage in the foreground. 

N.B. the Tower component shown in this illustration does not represent the final design cf. fig. 77. 
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Masterplan Development 

The outline Masterplan and detailed design for the Site presented in this 

Section has taken fully into account the Constraints, Visions and Objectives 

and Guidance set out in the PGN. Guidance concerning Heritage and 

Views (Paragraphs 7.82 to 7.96) has formed the starting point for the 

Masterplan and has been successfully integrated into the detailed design. 

This is particularly the case for strategic and prominent views both into and 

out of the Development, the use of historic landmarks as way-markers and 

navigation aids through the Site. Likewise the modulation of scale and 

massing, an incremental approach to design in response to variations 

within the local and wider townscape, the formation of new public spaces 

and the creation of new landmark buildings have each been guided 

throughout by the principles established by the PGN. Consequently, the 

impact on built heritage has been fundamental to developing an integrated 

approach to master-planning. This is exemplified by the Heritage 

Sensitivity—Heat Map, a full explanation of which is found in Section 4.6 

(above). The guidance provided by the Heat Map has been substantially 

incorporated by the Development Proposals which in turn ensures a 

proportionate and positive response to the historic environment in terms of 

scale, massing, materiality and detailed design. 

 

 

 

Incorporation of the Heat Map Guidance 

The perspective 3-D diagrams shown above (figs. 86-89) provide a clear 

indication of the extent to which the Heat Map Guidance has informed the 

design proposals in relation to the block massing and distribution of 

buildings of contrasting height throughout the Development. Where the 

recommended thresholds have been exceeded (indicated by the white 

colouring) the impact on the significance of built heritage has been 

minimised through a combination of high quality design and an incremental 

approach to massing, elevational treatment, grain and facing materials. The 

latter have been carefully selected and varied to complement the 

modulation of built form and impact on the skyline in order to conserve or 

enhance existing views. The resulting impact on the Conservation Area and 

historic townscape in the vicinity, while transformational on account of the 

25 storey tower, is considered to be overwhelmingly positive and beneficial.  

Figure 90: Heat Map comparison—2-D plan 

Figure 86: 3-D Heat Map comparison—perspective view from the south west Figure 88: 3-D Heat Map comparison—perspective view from the north west 

 

Figure 87: 3-D Heat Map comparison—perspective view from the north east 

 

Figure 89: 3-D Heat Map comparison—perspective view from the north east 

Figure 85: Indicative layout of the three apartments to the upper Lantern stage of the 25-

storey point block tower. 
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5.1 DEVELOPMENT PROPOSALS—THE PRINCIPLE OF A TALL BUILDING  

Historic England Tall Building Guidance (HEAN 4) 

As noted above in Section 2.2 Historic England offer strategic guidance on 

tall buildings because towns and cities evolve, as do their skylines. The 

Guidance provides that individually, or in groups, tall buildings can 

significantly affect the image, character and identity of towns and cities as a 

whole, and over a long period. In the right place well designed tall buildings 

can make a positive contribution to urban life. Past examples show us that 

they can be excellent works of architecture, and some of the best post-war 

examples of tall buildings are now listed. However, if the building is not in 

the right place and well designed a tall building, by virtue of its size and 

widespread visibility, can also seriously harm the qualities that people value 

about a place. 

In view of Historic England’s national guidance on tall buildings a carefully 

considered approach to the placement, scale and detailed design of the 

proposed tall building has been adopted.  Details of the design philosophy 

and its evolution are presented within the Design & Access Statement. This 

represents a fulsome response to the criteria proposed by Historic England 

for those preparing an application.  Given the high sensitivity of proximate 

built heritage to change within the built environment, particularly on account 

of tall buildings or development involving quantum and massing 

considerably greater in scale, these criteria have been comprehensively 

addressed by means of a holistic approach to each of the following: 

 Architectural quality; 

 sustainable design and construction; 

 credibility of the design; 

 contribution to public space and facilities; 

 consideration of the impact on the local environments (and 

particularly at ground level); and 

 provision of a well-designed inclusive environment.  

Having successfully addressed each of the above criteria it is considered 

that the development proposals will establish a positive relationship with 

each of the following. 

 Topography; 

 Character of place; 

 Heritage assets and their settings; 

 Height and scale of development (immediate, intermediate and 

town-or-city-wide); 

 Urban grain and streetscape; 

 Open spaces; 

area is assured due to the absence of other buildings to rival its stature and 

‘isolation’ or distance from the other tall landmark buildings. The 

development proposals are not considered to undermine the Cathedral’s 

dominance or any of the fundamental aspects of its visual and historic 

relationship with the city and wider environs. Rather the development would 

result in these fundamental characteristics being generally reinforced and 

celebrated (refer to Section 5.2 and Assessment of Impact—11 for further 

details). 

Due to its prominence and in response to the outstanding pedigree of the 

city’s historic landmarks a high quality design has been applied to the point 

block tower. Its form and outline, in conjunction with the brickwork detailing, 

vertical emphasis, fenestration and careful placement respond positively to 

 Rivers and waterways; 

 Important views including prospects and panoramas; and, 

 The impact on skyline. 

Several of these aspects are addressed in detail within this Built Heritage 

Statement in Sections 5.2—5.5, specifically the character of place (Section 

5.5), heritage assets and their setting (Sections 5.2 to 5.4), urban grain and 

streetscape, important views including prospects and panoramas and 

impact on the skyline.   

The impact assessment should be read in conjunction with the Townscape 

and Visual Impact Assessment prepared by Iceni Projects Ltd. The latter 

considers in more detail the relationship of the proposed Development with 

local topography, open spaces, urban grain and streetscape, important 

views and impact on the skyline from a townscape, landscape and visual 

perspective. 

As part of the EIA which has been undertaken the Development proposals 

are accurately represented in realistic detail within the Compendium of 

Verified Views (Appendix E). The proposals have given detailed 

consideration to the character of surrounding areas and the setting of 

heritage assets (See Sections 4.3 (Assessment of Heritage Assets) and 5.2

– 5.5 (Assessment of Impact)), as well as the impact on significant views.  

Consideration of the impact on townscape and public realm is addressed in 

detail within the Townscape and Visual Impact Assessment prepared by 

Iceni Projects Ltd. 

Built Heritage context for a Tall Building at Anglia Square  

It is acknowledged that landmark tall buildings are absent from the area of 

Norwich north of the River Wensum, known as Norwich Ultra Aquam. 

However, there is a long tradition of industrial buildings in the Colegate, 

Fishergate and St Georges Street areas which surpass the prevailing low-

lying building typology associated with the medieval city. Jarrold’s Printing 

Works and the buildings of the former shoe factories are notable examples. 

Sovereign House and several of the other buildings at Anglia Square 

established a precedent for buildings of more massive scale, unified in their 

external treatment and also of a stature not previously found in this part of 

the city. Fundamentally, the nineteenth and twentieth centuries introduced 

a paradigm shift within the narrative for Norwich’s modern development, 

one that demonstrates the city evolved beyond its medieval prototype some 

time ago. The area north of the River Wensum is no longer merely a low-

lying urban enclave punctuated by modest church steeples or towers.  

The tall building within the development has been designed as a strong 

visual counter-point to historic landmarks in Norwich, particularly those 

south of the River Wensum, the most important of which is Norwich 

Cathedral. The Cathedral dominates its near and distant surroundings as 

well as important long range views of the city. Its pre-eminence in the wider 

Figure 91: Topographical map of Norwich with the location of the Site outlined in red. Source: 

Norwich City Council—City Centre Conservation Area Introduction, September 2007. 
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5.1 DEVELOPMENT PROPOSALS—THE PRINCIPLE OF A TALL BUILDING  

its wider surroundings and introduce an element of time depth to the 

Cathedral’s extended setting. The effect is complementary rather than 

competitive or dissonant, with the Cathedral losing none of its dominance. 

Importantly in the context of key long range views in which both the 

Cathedral and the proposed development are visible (Views 7-9 cf. figs. 92, 

93 and 94), all of the new development, with the exception of the tower, will 

remain below the skyline and merge successfully into the adjacent 

townscape. Nonetheless the varied massing of the proposals will lend 

variety and interest. The tower in particular will contribute positively to the 

skyline and imbue the northern part of the city with a sense of vitality and 

positive transformation. 

 

Figure 93: Verified wireline of Viewpoint 7 from Mousehold Avenue (north east corner of allotments—showing central portion of wide angle panoramic view) 

Figure 94: Verified wireline of Viewpoint 9 from Ketts Heights (Armada beacon—showing central portion of wide angle 

panoramic view) 

Figure 92: Verified fully rendered image of Viewpoint 8 from Mottram Monument, St James’ Hill (showing central portion of wide angle panoramic view) 

Figure 95: Bird’s eye perspective of the Squint view of the Cathedral from 

Anglia Square that will be revealed when the Cinema is demolished. 

Source: Google Maps 
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5.2 ASSESSMENT OF IMPACT: CITY LANDMARKS AND GRADE I & II* LISTED BUILDINGS WITHIN 1KM 

From an initial assessment of identified heritage assets within a one 

kilometre radius of the Site it has been found that 21 Grade I listed 

buildings, 1 Scheduled Ancient Monument and 16 Grade II* listed buildings 

will be affected by the proposed development resulting in some impact on 

their settings.  These heritage assets, listed in the table below, are of very 

high significance and will therefore be given priority within the impact 

assessment. The impact upon the settings of Grade II listed Buildings 

identified on the HER Location Plan (fig. 33), locally listed buildings, 

Registered Park and Conservation Areas is assessed in sections 5.3, 5.4 

and 5.5 respectively. 

The following assesses the demonstrable impact upon the settings of the 

Grade I & II* listed buildings affected by the development proposals 

according to guidance provided by Historic England. The heritage assets 

will be considered generally in order of proximity, beginning with those 

closest to the Site, but with exceptions made for the key historic landmark 

buildings in keeping with the order presented throughout sections 4.3, 4.4 

and 4.5 above. The subsequent commentary on impact and resulting 

enhancement or justification for any harm is correspondingly ordered. 

Historic England has published practical advice regarding the assessment 

of development proposals within the setting of heritage assets. ‘GPA 3: The 

Setting of Heritage Assets’ (December 2017) provides a five step process 

to assess the impact of development within the setting of heritage assets, 

as well as advice on how views contribute to setting. These are outlined 

below: 

 Step 1: identify which heritage assets and their settings are affected; 

 Step 2: assess the degree to which these settings and views make a 

 contribution to the significance of the heritage asset(s) or allow 

 significance to be appreciated; 

 Step 3: assess the effects of the proposed development, whether 

 beneficial or harmful, on the significance or on the ability to 

 appreciate it; 

 Step 4: explore the way to maximise enhancement and avoid or 

 minimise harm; and 

 Step 5: make and document the decision and monitor outcomes. 

Sections 4.3—4.4 of this Heritage Statement have identified recognised 

heritage assets located within a proximity of the Site that is proportionate to 

the scale and discernible impact of the proposed Development at Anglia 

Square. It has described and assessed the character and extent of each 

setting and views which make a contribution to the significance of each 

heritage asset. This section includes steps 3 and 4 of the advice, through 

by the development proposals in terms of some impact on their setting. The 

summary also includes an indication of the effect of the Development on 

the significance of each asset, whether beneficial or harmful and what 

steps have been taken to maximise the enhancement or to avoid / minimise 

harm. Thereafter the impact of the Development on each of the assets is 

discussed in more detail to substantiate the qualitative impact assessment 

and steps taken to maximise enhancement and minimise harm. 

an assessment of likely impact upon built heritage assets. Where any 

potential harmful effects on significance have been identified, the steps 

taken to minimise harm are also described. 

Summary of Heritage assets of exceptional / more than special 

interest that will be affected by the proposed development 

The table below provides a summary of those Grade I and II* listed 

buildings and Scheduled Monuments which are considered to be affected 

No. List Entry 

ID 

Name Designation Distance 

from Site 

Level of 

Impact 

Nature of impact 

(Harmful or bene-

ficial) 

Steps to preserve setting / 

maximise enhancement 

Steps to minimise harm 

1 1051896 Church of St Augustine Grade I 71m Moderate Some overall harm 

though with multiple 

visual benefits arising 

from the development 

cumulatively.  

Block massing and distribution 

designed to reinstate urban 

grain / built form and historic 

connectivity in vicinity of St 

Augustine’s Street—Pitt Street 

junction. Framed views towards 

Church tower from Anglia 

Square along Botolph Street. 

High quality design for replace-

ment buildings on Site with focus 

on point block tower as visual 

counter-point in prominent views 

of  the asset from the north west. 

Scale of tower sensitive to height 

and position of St Augustine’s 

church tower. 

2 1372838 Former Church of St 

Saviour 

Grade I 65m Moderate Beneficial  Removal of cinema building 

and High quality design of re-

placement buildings on Site. 

Block massing and distribution 

designed to relieve wider setting. 

Re-cladding of Gildengate House 

and improvements to area below 

flyover (separate application).  

3 1372513 Church of St Mary, St 

Mary’s Plain, Coslany 

Grade I 168m Minor Harmful  High quality design applied to 

point block tower as visual counter

-point in limited winter views of  

the asset from the west. 

4 1206474 Old Meeting House, 

Colegate 

Grade I 176m Negligible Harmful The asset’s principal setting is 

preserved and placement of the 

tower ensures negligible impact 

on its heritage significance. 

Block massing and distribution 

designed to relieve wider setting. 

High quality design of replacement 

buildings on Site & re-cladding of 

Gildengate House. 

5 1051925 Church of St Martin at 

Oak 

Grade I 184m Minor Harmful The asset’s principal setting is 

preserved and placement of the 

tower ensures limited impact on 

its heritage significance. 

Block massing and distribution 

designed to relieve wider setting. 

Development at St Mary’s works 

will obscure the majority of the 

development. 

6 1004023 City Walls and Towers 

(Northern section in 

vicinity of Magpie 

Road) 

Scheduled 

Monument 

130m Moderate Harmful  Block massing and distribution 

designed to relieve wider setting. 

High quality design applied to 

point block tower as visual counter

-point in views of  the asset from 

the north. 

7 1206500 Church of St George, 

Colegate 

Grade I 240m Minor Beneficial Block massing and distribution 

designed to reinstate urban 

grain / built form and historic 

connectivity along St Georges 

Street. 

High quality design applied to 

point block tower as visual counter

-point in views of  the asset from 

the south. 
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No. List Entry ID Name Designation Distance 

from Site 

Level of 

Impact 

Nature of impact 

(Harmful or bene-

ficial) 

Steps to preserve setting / 

maximise enhancement 

Steps to minimise harm 

8 1051282 Church of St Clement Grade I 254m Moderate Harmful  Block massing and distribution 

designed to relieve wider setting. 

High quality design applied to point 

block tower as visual counter-point 

in long range views of  the asset 

from the south (Wensum St). 

9 1372521 Former Church of St James 

(Puppet Theatre) 

Grade I 259m Minor Beneficial Removal of cinema building 

and high quality design of re-

placement buildings on Site will 

enhance extended setting. 

Block massing and distribution 

designed to relieve wider setting. 

Re-cladding of Gildengate  House. 

10 1372724 Norwich Castle Grade I / 

Scheduled 

Monument 

761m Minor Beneficial Reduced scale applied to Mag-

dalen Street frontage with taller 

elements deeply recessed into 

the Site in order to preserve 

important views of the Castle 

from the northern approach. 

High quality replacement build-

ings / re-cladding of Gildengate 

House. Development lends 

variety and interest to north-

ward views from the Castle 

ramparts. 

Block massing and distribution 

designed to relieve extended set-

ting as far as possible. High quality 

design applied to point block tower 

as visual counter-point in long 

range views from the east.  

 

11 1051330 The Cathedral of the Holy 

and Undivided Trinity 

Grade I  516m Moderate Harmful overall 

though with key visu-

al benefits arising 

from the develop-

ment cumulatively.  

Removal of Sovereign House 

and cinema building to open up 

significant views of the Cathe-

dral Spire from the North west / 

Aylsham Road & St Augustine 

Street and also from Anglia 

Square. 

Block massing and distribution 

designed to relieve extended set-

ting as far as possible. High quality 

design applied to point block tower 

as visual counter-point in long 

range views of  the asset in an arc 

(clockwise) from  north west to 

east. 

12 1051299 Roman Catholic Cathedral 

of St John the Baptist 

Grade I 928m Minor Harmful   Block massing and distribution 

designed to relieve extended set-

ting as far as possible. High quality 

design applied to point block tower 

as visual counter-point in long 

range views of  the asset as part of 

group of historic landmarks in an 

arc (clockwise) from  north west to 

east. 

13 1210490 Church of St Peter Mancroft Grade I 847m Negligible Harmful  Block massing and distribution 

designed to relieve extended set-

ting as far as possible. High quality 

design applied to point block tower 

as visual counter-point in long 

range views of  the asset as part of 

group of historic landmarks in an 

arc (clockwise) from  north west to 

east. 
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 No. List Entry ID Name Designation Distance 

from Site 

Level of 

Impact 

Nature of 

impact 

(Harmful or 

beneficial) 

Steps to preserve 

setting / maxim-

ise enhancement 

Steps to minimise harm 

14 1210484 City Hall including Police 

Station 

Grade II* 801m Negligible Neutral Block massing and 

distribution designed 

to relieve extended 

setting as far as pos-

sible.  

High quality design applied to point 

block tower as visual counter-point in 

long range views of  the asset as part of 

group of historic landmarks in an arc 

(clockwise) from  north west to east. 

Impact on views from south (Millennium 

Plain) considered to be minimal. 

15 1051876 Church of St Giles Grade  I 760m Negligible Harmful Block massing and 

distribution designed 

to relieve extended 

setting as far as pos-

sible.  

High quality design applied to point 

block tower as visual counter-point in 

long range views of  the asset as part of 

group of historic landmarks in an arc 

(clockwise) from  north west to east. 

16 1220456 Former Dominican Friary 

(Blackfriars) Norwich: St 

Andrew’s Hall and Blackfri-

ars’ Hall, The Crypt, the 

south range, the East Garth 

and east cloister walk, the 

West Garth, and west 

boundary wall. 

Grade I / 

Scheduled 

Monument 

471m Negligible Harmful Block massing and 

distribution designed 

to relieve extended 

setting as far as pos-

sible.  

High quality design applied to point 

block tower in mitigation of inter-visibility 

experienced in long range views of the 

asset from the south east (Princes 

Street). 

17 1206438 70, The Close Grade I 467m Minor Harmful Block massing and 

distribution designed 

to relieve extended 

setting as far as pos-

sible.  

High quality design applied to point 

block tower in mitigation of inter-visibility 

experienced during winter when tower 

will be visible in long range views of the 

asset from the south (Cathedral Close). 

18 1051314 69, The Close Grade I 472m Minor Harmful Block massing and 

distribution designed 

to relieve extended 

setting as far as pos-

sible.  

High quality design applied to point 

block tower in mitigation of inter-visibility 

experienced during winter when tower 

will be visible in long range views of the 

asset from the south (Cathedral Close). 

19 1051315 Carnary Chapel, The Close Grade I / 

Scheduled 

Monument 

473m Minor Harmful Block massing and 

distribution designed 

to relieve extended 

setting as far as pos-

sible.  

High quality design applied to point 

block tower in mitigation of inter-visibility 

experienced during winter when tower 

will be visible in long range views of the 

asset from the south (Cathedral Close). 

20 1372788 Erpingham Gate, The 

Close /Tombland 

Grade I / 

Scheduled 

Monument 

479m Minor Harmful Block massing and 

distribution designed 

to relieve extended 

setting as far as pos-

sible.  

High quality design applied to point 

block tower in mitigation of inter-visibility 

experienced during winter when tower 

will be visible in long range views of the 

asset from the south (Cathedral Close). 
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 No. List Entry ID Name Designa-

tion 

Distance 

from Site 

Level of 

Impact 

Nature of 

impact 

(Harmful or 

beneficial) 

Steps to preserve 

setting / maximise 

enhancement 

Steps to minimise harm 

21 1206324 St Ethelbert’s Gate, 

The Close / Tom-

bland 

Grade I / 

Scheduled 

Monument 

599m Negligible Harmful  High quality design applied to point block tower in miti-

gation of inter-visibility experienced during winter when 

tower will be glimpsed in long range views of the asset 

from the east (Cathedral Close—View 20). 

22 1220104 St. Peter Hungate 

Museum 

Grade I 495m Minor Harmful Block massing and 

distribution designed 

to relieve extended 

setting as far as pos-

sible.  

High quality design applied to point block tower in miti-

gation of inter-visibility experienced in views of the as-

set from the south west (Princes Street—View 22). 

23 1187384 The Guildhall, 

Guildhall Hill 

Grade I 713m Minor Harmful Block massing and 

distribution designed 

to relieve extended 

setting as far as pos-

sible.  

High quality design applied to point block tower in miti-

gation of inter-visibility experienced in long range views 

of the asset from the south (Millennium Plain—View 

11). 

24  1051372 71 Botolph Street Grade II* 20m Minor Beneficial Block massing and 

distribution designed 

to reinstate urban 

grain / built form and 

historic connectivity in 

vicinity of St Au-

gustine’s Street / Pitt 

Street.  

 

25 1051188 Nos. 31-35 Gurney 

Court, Magdalen 

Street 

Grade II* 117m Minor Beneficial Removal of cinema 

building and High 

quality design of re-

placement buildings 

on Site. 

Block massing and distribution designed to relieve wid-

er setting. Re-cladding of Gildengate House and im-

provements to area below flyover.  

26 1280186 Octagonal Chapel, 

Colegate 

Grade II* 207m Minor Harmful The asset’s principal 

setting is preserved 

and placement of the 

tower ensures negligi-

ble impact on its herit-

age significance. 

Block massing and distribution designed to relieve ex-

tended setting as far as possible. High quality design 

applied to point block tower as visual counter-point in 

views from Calvert Street.  

27 1051929 2-9, Octagon Court Grade II* 227m Moderate Harmful   Block massing and distribution designed to relieve ex-

tended setting as far as possible. High quality design 

applied to point block tower as visual counter-point in 

views from Calvert Street / Colegate. 

28 1051320 Bacon’s House, 

11,12 and 13, 

Lowes Yard 

35-39, St. George’s 

Street & 31, Co-

legate  

Grade II* 242m Minor Harmful Block massing and 

distribution designed 

to reinstate urban 

grain / built form and 

historic connectivity 

along St Georges 

Street. 

High quality design applied to point block tower as visu-

al counter-point in views of  the asset from the south. 

west 
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 No. List Entry ID Name Designa-

tion 

Distance 

from Site 

Level of Impact Nature of im-

pact (Harmful or 

beneficial) 

Steps to preserve 

setting / maximise 

enhancement 

Steps to minimise harm 

29 1210795 Edith Cavell Memorial Grade II* 494m Negligible / No 

discernible impact 

n/a Block massing and 

distribution designed 

to ensure no inter-

visibility within the 

setting of the heritage 

asset. 

n/a 

30 1280207 71, The Close Grade II* 499m Minor Harmful Block massing and 

distribution designed 

to relieve extended 

setting as far as pos-

sible.  

High quality design applied to point 

block tower in mitigation of inter-

visibility experienced during winter 

when tower will be visible in long 

range views of the asset from the 

south east (Cathedral Close—View 

20). 

31 1280208 73, The Close Grade II* 554m Minor Harmful Block massing and 

distribution designed 

to relieve extended 

setting as far as pos-

sible. 

 High quality design applied to point 

block tower in mitigation of inter-

visibility experienced during winter 

when tower will be visible in long 

range views of the asset from the 

south east (Cathedral Close—View 

20). 

32 1206435 67A, 67B, 67C and 68, 

The Close 

Grade II* 589 Minor Harmful Block massing and 

distribution designed 

to relieve extended 

setting as far as pos-

sible.  

High quality design applied to point 

block tower in mitigation of inter-

visibility experienced during winter 

when tower will be visible in long 

range views of the asset from the 

south / south west (Cathedral 

Close—View 20). 

33 1051333 1, The Close Grade II* 609m Negligible Harmful Block massing and 

distribution designed 

to relieve extended 

setting as far as pos-

sible.  

High quality design applied to point 

block tower in mitigation of slight inter

-visibility experienced during winter 

when tower will be visible in long 

range views of the asset from the 

east (Cathedral Close—View 20). 

34 1206337 2, The Close Grade II* 625m Negligible Harmful Block massing and 

distribution designed 

to relieve extended 

setting as far as pos-

sible.  

High quality design applied to point 

block tower in mitigation of inter-

visibility experienced during winter 

when tower will be visible in long 

range views of the asset from the 

north east (Cathedral Close—View 

20). 
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Impact on Grade I listed Buildings 

1) Church of Saint Augustine, Saint Augustine’s Street 

Relevant Views considered—16, 31, 32, & 33. 

The Development will result in a striking visual reconnection and physical 

reintegration of the church and surrounding churchyard into the townscape. 

This will be principally achieved by the alignment of Blocks A, D, E and H 

along the historic course of Botolph Street. This is a key component of the 

Site layout and will deliver a high quality pedestrian link between Magdalen 

Street and St Augustine Street / Pitt Street. Anglia Square and St George 

Square will become impressive public spaces and nodal points capturing 

views towards St Augustine’s Church to be appreciated and enjoyed en 

route.  CGI’s of these views are shown in Figure 78 and demonstrate that 

the building’s principal setting and approach from the city centre will be 

both preserved and enhanced.  

Improved connectivity and increased footfall arising from the new 

development will allow more people to better experience the heritage asset 

and appreciate its outstanding architectural qualities and associated 

heritage values. The use of the Church as a borrowed landmark and way-

marker through the development will furthermore enhance the experience 

of heritage assets that comprise the building’s setting and contribute to its 

significance. These include 1-12 Gildencroft (Grade II) and a large number 

of Grade II listed buildings on both sides of St Augustine’s Street. The 

impact of the development on Gildencroft and the St Augustine’s Street 

Group (Group 5) is dealt with in Section 5.3 below. In this respect the 

development will improve and enliven the special character and 

appearance of this part of the conservation area which is within the 

Northern City Character Area (see also Section 5.5). 

The experience of St Augustine’s Church from within its churchyard will be 

appreciably overshadowed by the 25 storey tower and the diverse forms of 

Blocks E and F, particularly in views of the building from the north west 

(View 32) and upon emerging from the building (View 33). However, the 

height of the tower is not disproportionate to the scale and appearance of 

the St Augustine’s Church Tower. The form and outline of the tower in 

conjunction with its brickwork detailing, vertical emphasis, fenestration and 

careful placement complement its surroundings and introduce an element 

of time depth to the Church’s wider setting. As well as an interesting and 

varied skyline this will provide a welcome new dimension to the building’s 

present environment which, to the south east, is blighted by negative 

buildings, poorly maintained surface car parks, the absence of built form 

and low quality / inactive frontages.  

The tall building within the development has been designed as a strong 

visual counter-point to the Church tower, with which it resonates and 

serves to ground St Augustine’s in its distinctive urban context. While the 

impact of the tower is transformational on account of its scale, it is 

No. List Entry ID Name Designa-

tion 

Distance 

from Site 

Level of Impact Nature of im-

pact (Harmful or 

beneficial) 

Steps to preserve 

setting / maximise 

enhancement 

Steps to minimise harm 

35 1051334 3 and 4, The Close Grade II* 656m Negligible Harmful Block massing and distri-

bution designed to re-

lieve extended setting as 

far as possible.  

High quality design applied 

to point block tower in mitiga-

tion of inter-visibility experi-

enced during winter when 

tower will be visible in long 

range views northwards from 

the asset (Cathedral Close—

View 20). 

36 1206349 5, The Close Grade II* 658m Negligible Harmful Block massing and distri-

bution designed to re-

lieve extended setting as 

far as possible.  

High quality design applied 

to point block tower in mitiga-

tion of inter-visibility experi-

enced during winter when 

tower will be visible in long 

range views northwards from 

the asset (Cathedral Close—

View 20). 

37 1051335 6, The Close Grade II* 660m Negligible Harmful Block massing and distri-

bution designed to re-

lieve extended setting as 

far as possible.  

High quality design applied 

to point block tower in mitiga-

tion of inter-visibility experi-

enced during winter when 

tower will be visible in long 

range views northwards from 

the asset (Cathedral Close—

View 20). 

38 1051857 War Memorial and War 

memorial Garden Ter-

race,  

Grade II* 762m Negligible Harmful Block massing and distri-

bution designed to re-

lieve extended setting as 

far as possible.  

High quality design applied 

to point block tower in mitiga-

tion of inter-visibility experi-

enced in long range views of 

the asset from the south 

(Millennium Plain—View 11). 
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considered to have a positive relationship with the heritage asset as well as 

those other aspects of the locality considered important within Historic 

England’s Guidance for Tall Buildings (HEAN 4). These are highlighted in 

section 2.2 on page 8. In the context of St Augustine’s Church, those 

aspects considered relevant but also successfully addressed by the tower 

element include the topography, urban grain and streetscape, open 

spaces, important views and impact on the skyline. 

The cumulative impact of the Development on the setting of St Augustine’s 

Church is considered to result in some harm to its significance.  However, 

the cumulative enhancement of the Church’s wider setting, whereby the 

architecture and history of St Augustine’s is strongly reinforced and 

celebrated, puts this ‘harm’ into a positive overall context. The ‘harm’ is 

considered to be ‘less than substantial’ and of a moderate order within the 

meaning of paragraph 134 of the NPPF.  This ‘harm’ will need to be 

considered against the significant ‘public benefits’ resulting from the 

development proposals identified within Section 5.1 

2) Former Church of St Saviour, Magdalen Street 

Relevant Views considered—41 & 42. 

The Development will result in a significant change to the wider setting of 

the former Church of St Saviour. This is considered to have a moderately 

beneficial impact on the building’s significance due to the removal or 

improvement of buildings that have a markedly negative impact on the 

setting of the asset. Of particular note is the cinema building, which is to be 

demolished, and Gildengate House, the re-cladding of which is an 

opportunity to enhance a poor quality modern building.  A high quality of 

design has been applied to the replacement buildings on Site and the block 

massing and distribution of the development has been carefully arranged in 

order to relieve wider setting of the asset as far as possible. The proposed 

improvements to area below flyover will also alleviate an aspect of the 

building’s setting that is particularly negative.  

Improved connectivity and increased footfall arising from the new 

Development will allow more people to better experience the heritage asset 

and appreciate its outstanding architectural qualities and associated 

heritage values.  

3) Church of Saint Mary, Saint Mary’s Plain, Coslany 

Relevant Views considered—46. 

The Development will result in a minor change to the wider setting of the 

former Church of Saint Mary on account of the 25 storey point block tower 

which will be visible in the context of views of St Mary’s from the west / 

south west.  Such inter-visibility will be subject to seasonal variation due to 

the presence of mature deciduous trees within the surrounding churchyard 

and particularly to the north side of St Mary’s.  The tower will serve as a 

visual counter-point to the distinctive round Church tower in these westerly 

have a negative impact on setting. Of particular note is Gildengate House, 

the re-cladding of which is an opportunity to enhance a poor quality modern 

building.  A high quality of design has otherwise been applied to the 

replacement buildings on Site and the block massing and distribution of the 

Development has been carefully arranged in order to relieve wider setting 

of the asset as far as possible.  

Accordingly the level of ‘harm’ resulting from the Development is 

considered to be negligible and will need to be considered against the 

significant ‘public benefits’ resulting from the development proposals 

identified within Section 5.1 

5) Church of St Martin at Oak, Oak Street 

Relevant Views considered—29, 30. 

The Development will result in a substantial change to the wider setting of 

the former Church of Saint Martin on account of the 25 storey point block 

tower which will be visible in the context of views of St Martin’s from the 

west / north west.  Such inter-visibility will be subject to seasonal variation 

due to the presence of mature deciduous trees within the surrounding 

churchyard and further along St Martin’s Lane.  The tower will serve as a 

visual counter-point in these easterly views, appearing as an incidental 

element in contrast to the low level character of the existing view in winter. 

The form and outline of the tower in conjunction with its brickwork detailing, 

vertical emphasis, fenestration and careful placement complement its wider 

surroundings and introduce an element of time depth to the Church’s 

extended setting. This will serve to ground St Martin’s in its broader urban 

context.  

The views of St Martin’s in which the tower is likely to feature would also be 

affected by the proposed development at St Mary’s Works (16/01950/O). 

According to Norwich City Council, this development “will result in the 

opening up and reintegration of the church into the townscape and the 

restoration of the church boundaries. This will allow people to better 

experience this Grade I listed building. Subject to the detailed design being 

agreed, these works combined will serve to enhance the setting of this 

listed building and the character and appearance of the conservation area.”   

The cumulative impact of the development at Anglia Square on the setting 

of the heritage asset, most notably the 25 storey tower, is ‘less than 

substantial’.  Accordingly the level of ‘harm’ resulting from the development 

is considered to be minor and will need to be considered against the 

significant ‘public benefits’ resulting from the Development proposals 

identified within Section 5.1. Improved connectivity and increased footfall 

arising from the new Development at Anglia Square will furthermore allow 

and encourage more people to better experience the heritage asset and 

appreciate its outstanding architectural qualities and associated heritage 

values. 

views and appear as an incidental element that would contrast with the 

historic character of the existing view in winter.   However, the height of the 

tower is not disproportionate to the scale and appearance of the St Mary’s 

Church Tower. The form and outline of the tower in conjunction with its 

brickwork detailing, vertical emphasis, fenestration and careful placement 

complement its wider surroundings and introduce an element of time depth 

to the Church’s extended setting and serves to ground St Mary’s in its 

broader urban context.  

The views of St Mary’s in which the tower is likely to feature would be 

affected by the proposed development at St Mary’s Works (16/01950/O). In 

deed this cumulative development would tend to partially or even wholly 

obscure proposed development at the Site in relation to views identified 

above where inter-visibility is most likely to occur. According to Norwich 

City Council, the St Mary’s Works development “will alter the general ‘low 

level’ character of this part of the conservation area and the setting of St 

Mary’s Church. However, owing to the distance between this property and 

the larger blocks, J, K and L—the overall impact will be limited and certainly 

less than substantial”.  The cumulative impact of the development at Anglia 

Square on the setting of the heritage asset, most notably the 25 storey 

tower, is not considered to add appreciably to this ‘less than substantial 

impact’.  Improved connectivity and increased footfall arising from the new 

development at Anglia Square will furthermore allow and encourage more 

people to better experience the heritage asset and appreciate its 

outstanding architectural qualities and associated heritage values. 

Accordingly the level of ‘harm’ resulting from the Development is 

considered to be minor and will need to be considered against the 

significant ‘public benefits’ resulting from the development proposals 

identified within Section 5.1.  

4) Old Meeting House, Colegate 

Relevant Views considered—40. 

The Development will result in a very slight change to the building’s 

principal setting due to inter-visibility with the very top of the 25 storey 

tower. This will be seen within part of the main approach to the asset from 

Old Meeting House Alley off Colegate.  This view is part of a kinetic 

experience and the tower would quickly recede from view upon arriving 

within the building’s principal setting. The degree of perception of the tower 

is considered to be low and the asset’s principal setting is therefore 

considered to be substantially preserved. The form and outline of the tower 

in conjunction with its brickwork detailing, fenestration and careful 

placement ensures negligible impact on the asset’s significance.  

Secondary views of the asset from Colegate Street car park have also 

been taken into consideration. The principal changes that would result in 

this part of the building’s setting are considered to have a minor beneficial 

impact on its significance on account of the improvement of buildings that 
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6) City Walls and Towers (northern section in vicinity of 

Magpie Road) 

Relevant Views considered—17. 

The Development will result in a significant change to the wider setting of 

an important remnant of the City Walls located to the rear of 75 St 

Augustine’s Street on account of the 25 storey point block tower. A small 

amount of the upper floors of Block A will also be visible alongside to the 

left of the wall but would not rise above it. No other part of the Development 

will be visible within the setting of this scheduled monument. The tower will 

be visible in the context of views from the north which have been 

considerably enhanced since 2012 due to conservation works to the wall, 

following the removal of a building that had previously obscured it, and 

improvements made to the apron of land in front of the asset. The tower will 

serve as a strong visual counter-point to the remains of the wall in contrast 

to the historic character of the existing view. The form and outline of the 

tower in conjunction with its brickwork detailing, vertical emphasis 

fenestration and careful placement will, however, help to integrate the 

development into its highly sensitive surroundings.  

The tower will introduce an element of time depth to the extended setting of 

this part of the city wall. This will serve to ground the monument in its 

contemporary surroundings and emphasise the extent to which Norwich 

has evolved as an important regional centre and city in the twenty-first 

century. The tower reminds the viewer of the wall’s original function which 

was to enclose the historic medieval city to the south. In the context of inter

-visibility with the tower, the medieval city, like the tower, is ‘behind’ the 

wall. Modern day Norwich surges far beyond the defensive limits of the of 

old town and vestiges of the city wall are experienced as incidental 

curiosities. However, virtually all of the most significant buildings, historic 

institutions and organs of government in Norwich remain within the area 

enclosed by the medieval city wall.  The new Development at Anglia 

Square is therefore considered to reinforce the importance of Norwich’s 

historic urban core, whilst acknowledging that any city must evolve in order 

to sustain its own prosperity and enhance its future prospects. The impact 

of the tower, although harmful in terms of the wall’s aesthetic value, is not 

antithetic to the monument’s overall historic significance and communal or 

evidential values.  

Accordingly the ‘harm’ resulting from the Development is considered to be 

‘less than substantial’ and of a moderate order within the meaning of 

paragraph 134 of the NPPF.  This ‘harm’ will need to be considered against 

the significant ‘public benefits’ resulting from the development proposals 

identified within Section 5.1. 

 

 

Bridge Street and north side of Colegate and appear most prominently 

along the section of Wensum Street between the Church of St Simon and 

St Jude and Fye Bridge. The Development will figure kinetically in these 

north facing views, receding as one approaches the asset and 

disappearing completely behind the buildings on the north side of Colegate 

as one crosses Fye Bridge. The impact on this aspect of the building’s 

wider setting will be considerable resulting in ‘less than substantial’ but 

nonetheless moderate harm to the building’s overall significance. This is 

chiefly due to the coherent and well preserved historic character of the 

building’s surrounding townscape into which the development proposals 

would introduce built form and massing that contrasts sharply with the 

buildings in the foreground.  

The glimpse view of St Clement’s Church tower from Riverside Walk would 

also be affected (View 27), however, this impact would not be overbearing 

or necessarily harmful. Indeed, from this vantage point the height of the 

tower is not disproportionate to the scale and appearance of St Clement’s 

Church Tower and would introduce an element of time depth to the 

Church’s wider setting. The tall building within the Development has been 

designed as a strong visual counter-point to other historic landmarks in 

Norwich. Its form and outline of the tower in conjunction with its brickwork 

detailing, vertical emphasis, fenestration and careful placement seek to 

complement its wider surroundings. In the context of this glimpse view the 

point block tower establishes visual resonance and serves to ground St 

Clement’s in its distinctive urban context.  

While the impact of the tower is transformational on account of its scale, it 

is considered to have a positive relationship with the heritage asset as well 

as those other aspects of the locality considered important within Historic 

England’s Guidance for Tall Buildings (HEAN 4). These are highlighted in 

section 2.2 on page 8. In the context of St Clement’s Church, those aspects 

considered relevant but also successfully addressed by the tower element 

include the topography, urban grain and impact on the skyline. 

In mitigation of identified harm the block massing and distribution of the 

new Development has been designed to relieve wider setting of St. 

Clement’s Church as far as possible. The Development will furthermore 

result in a small change appreciable within the asset’s principal setting (Fye 

bridge Street) that will enhance the building’s significance due to the 

removal of the cinema building. This presently has a slight but negative 

impact on the setting of the asset. A High quality of design has been 

applied to point block tower as visual counter-point in long range views of 

the asset from the south.   

Accordingly the ‘harm’ resulting from the Development is considered to be 

‘less than substantial’ and of a moderate order within the meaning of 

paragraph 134 of the NPPF.  This ‘harm’ will need to be considered against 

the significant ‘public benefits’ resulting from the development proposals 

identified within Section 5.1. 

7) Church of Saint George, Colegate 

Relevant Views considered—36, 37 & 45. 

The Development will result in a moderate change to the extended setting 

of the former Church of Saint George in the context of views northward 

along St George’s Street. This is considered to have a minor beneficial 

impact on the building’s significance due to the layout, massing and 

distribution of new buildings and consequent reinstatement of urban grain 

and built form as well as historic and visual connectivity along St Georges 

Street. A high quality of design has been applied to the replacement 

buildings on Site and the block massing and distribution of the 

Development has been carefully arranged in order to relieve wider setting 

of the asset as far as possible.  

The 25 storey point block tower will serve as a visual counter-point to the 

ecclesiastical architecture of St George’s in the foreground of views north 

from Colegate along St George’s Street and to a lesser extent in views 

from the Muspole Street junction with Colegate. The form and outline of the 

tower in conjunction with its brickwork detailing, vertical emphasis, 

fenestration and careful placement complement the wider surroundings and 

introduce an element of time depth to the Church’s extended setting that 

serves to ground St George’s in its broader urban context. Importantly the 

tower does not compete or interfere with views of St George’s stately 

church tower or the building’s principal setting. 

The eastern range of Block F, in conjunction with the tower, will appear as 

incidental elements within the street scene. These new elements follow the 

gentle curve of St George’s Street in hierarchical steps that reinforce the 

historic townscape and help to draw the eye north towards Anglia Square 

and the city environs beyond St Cripsins Road. The latter presently 

truncates / terminates the connection with the northern part of the 

conservation area but which forms part of the medieval city. Consequently 

the legibility and appreciation of Norwich’s considerable importance during 

the late medieval period would be enhanced. 

Improved connectivity and increased footfall arising from the new 

Development will allow more people to better experience the heritage asset 

and appreciate its outstanding architectural qualities and associated 

heritage values.  

8) Church of Saint Clement, Colegate 

Relevant Views considered—25, 26 & 27. 

The Development will have little impact on the building’s principal setting 

(i.e. north of Fye Bridge), however, the southern approach along Wensum 

Street will undergo significant change. This is due to the impact of the 25 

storey tower and 10-12 storey elements of Blocks F and G in the context of 

northward views along Wensum Street. The development will protrude 

above the skyline formed by the roofs of buildings on the west side of Fye 
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9) Former Church of St James (Puppet Theatre), Whitefriars 

Relevant Views considered—19. 

The Development will result in a moderate change to the wider setting of 

the former Church of St James. This is considered to have a minor 

beneficial impact on the building’s significance due to the removal or 

improvement of buildings that have a markedly negative impact on the 

setting of the asset. Of particular note is the cinema building, which is to be 

demolished, and Gildengate House, the re-cladding of which is an 

opportunity to enhance a poor quality modern building.  The removal of the 

multi-storey car park and Sovereign House is also considered beneficial but 

would be less noticeable within the building’s extended setting. A high 

quality of design has been applied to the replacement buildings on Site and 

the block massing and distribution of the Development has been carefully 

arranged in order to relieve wider setting of the asset as far as possible.  

Inter-visibility with 25 storey point block tower will be subject to seasonal 

variation due to the presence of mature deciduous trees to the west side of 

the adjacent roundabout.  Consequently views of the asset would be on 

slightly affected by the development for most of the year. The principal 

effect would be its impact on westward views from the asset (cf. View 19).  

Such inter-visibility from the east will serve as a visual counter-point to the 

distinctive square and octagonal stages of the church tower during the 

winter period and appear as an incidental element that resonates with 

architecture of the proposed tall building. The height of the tower is not 

disproportionate to the scale and appearance of the St James’s Church 

tower and its form and outline, in conjunction with its brickwork detailing, 

vertical emphasis, fenestration and careful placement complement its wider 

surroundings and introduce an element of time depth to the Church’s 

extended setting and serves to ground St James’s in its broader urban 

context.  

While the impact of the tower is transformational on account of its scale, it 

is considered to have a positive relationship with the heritage asset as well 

as those other aspects of the locality considered important within Historic 

England’s Guidance for Tall Buildings (HEAN 4). These are highlighted in 

section 2.2 on page 8. In the context of St James’s Church, those aspects 

considered relevant but also successfully addressed by the tower element 

include the topography, urban grain and streetscape, open spaces, 

important views and impact on the skyline. 

10) Norwich Castle 

Relevant Views considered—6, 7, 8, 9 & 12. 

The Development will result in a significant change within the asset’s 

extended setting the effect of which is considered to have a minor 

beneficial impact on its overall significance.   

In terms of views of Norwich Castle from the vicinity of Anglia Square, 

As established in Section 4.3 the old Cathedral is considered the principal 

historic monument and defining landmark building in Norwich, dominating 

its near and distant surroundings as well as important long range views of 

the city. Its pre-eminence in the wider area is assured due to the absence 

of other buildings to rival its stature and ‘isolation’ or distance from the 

other tall landmark buildings. The development proposals are not 

considered to undermine the Cathedral’s dominance or any of the 

fundamental aspects of its visual and historic relationship with the city or 

wider environs. Rather, the development would result in these fundamental 

characteristics being generally reinforced and celebrated. 

Pevsner / Wilson, in The Buildings of England Norfolk 1: Norwich and North 

–East notes that;  

“Norwich Cathedral lies low, close to the River Wensum, and if it were not 

for the spire which rises above its crossing, it would be no more prominent 

in the picture of the city than is Winchester Cathedral. The spire can be 

seen from afar on approaching the city, but once within the walls one loses 

sight of it due to its low-lying position, and the Roman Catholic Cathedral, 

City Hall, the castle and parish church of St Peter Mancroft dominate the 

skyline.  However, from the high ground of Mousehold Heath to the east its 

presence can be fully appreciated: the exceedingly long nave, the strange 

geometric richness of the decoration of the crossing tower.”  

This is a key observation and indeed a comparison with the other English 

cities and towns noted for the dominance of their cathedral and church 

spires is worthwhile. Chichester and Salisbury have obvious visual 

similarities with Norwich on account of their cathedral spires, however there 

the similarities tend to end. Chichester and Salisbury, also low-lying historic 

settlements, are considerably smaller than Norwich with skylines that are 

so utterly dominated by their respective cathedral spires that the mere 

prospect of an outlying tall building or structure to rival the visual primacy of 

either cathedral could not be countenanced.  Ian Nairn, writing about 

Chichester in 1965, went so far as to say; 

“Nothing of the same height must ever be built near Chichester: spire and 

countryside form an equation or a symbol experienced by millions of people 

every year, which cannot be given a value purely in terms of landscape or 

architecture.  Closer to, the famous view of the cathedral seen across fields 

from the by-pass to the south west cannot be matched in England.” 

Much the same thing could be said about Salisbury and its Cathedral, 

immortalised in Constable’s dramatic portraits of this superlative building 

from the meadows of the River Avon. Norwich, by contrast, is a rather 

different proposition. This is because it is a much larger city, a regional 

centre of population and more European, almost metropolitan in scale. For 

considerable periods it was among the largest and most important cities in 

England.  Crucially, Norwich has many other tall buildings, several of which 

are historically significant but also some from the latter part of the twentieth 

these will be enhanced on account of the removal of the buildings 

comprising the Magdalen Street frontage and a commensurate scale 

applied to the replacement buildings. The taller elements are deeply 

recessed into the Site in order to preserve views of the Castle from 

Magdalen Street. High quality replacement buildings will enhance the 

foreground setting of this long range approach view, considered significant 

on account of its antiquity and relevance to the city’s drastic reconfiguration 

during the Norman period.  

The tall building within the Development has been designed as a strong 

visual counter-point to historic landmarks in Norwich, particularly those 

south of the River Wensum, including Norwich Castle. The effect is 

complementary rather than dissonant or competitive, with the Castle losing 

none of its dominance. In the context of long range views of the asset from 

the east and north east (views 6-9) as well as northward views from the 

Castle ramparts (view 12), the point block tower establishes a positive 

visual relationship with its expansive surroundings. Importantly, all of the 

new development, with the exception of the tower, will remain below the 

skyline and merge successfully into the adjacent townscape. Nonetheless 

the general massing will lend variety and interest to northward views from 

the Castle ramparts. The tower in particular will enliven these long range 

views imbuing them with a sense of vitality and positive transformation.  

Due to its prominence and in response to the historic pedigree of the city’s 

outstanding landmark buildings a high quality design has been applied to 

point block tower. Its form and outline, in conjunction with the brickwork 

detailing, vertical emphasis, fenestration and careful placement, 

complement its wider surroundings and introduce an element of time depth 

to the Castle’s extended setting. This serves to ground the asset in its 

broader urban context.  

While the impact of the tower is transformational on account of its scale, it 

is considered to have a positive relationship with the heritage asset as well 

as those other aspects of the locality considered important within Historic 

England’s Guidance for Tall Buildings (HEAN 4). These are highlighted in 

section 2.2 on page 8. In the context of Norwich Castle, those aspects 

considered relevant but also successfully addressed by the tower element 

include the topography, height and scale of development, urban grain and 

streetscape, open spaces, important views (including prospects and 

panoramas) and impact on the skyline.   

11) Cathedral of the Holy and Undivided Trinity 

Relevant Views considered—1, 7, 8, 9, 14, 15, 20 & 21,  

The Development will result in a significant change within the asset’s 

extended setting the effect of which is considered to have a moderate  

impact on its heritage significance. While there will be some overall harm  

the proposals will result in key visual benefits on account of the 

development’s cumulative impact. 
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century. Other notable examples of towns dominated by the silhouette of 

the cathedral or important church spires include Lincoln, Lichfield and 

Shrewsbury. These are also very small cities or market towns in 

comparison to Norwich and tend to emphasise the exceptional category 

into which the East Anglian city falls. 

It is acknowledged that landmark tall buildings are absent from the area of 

the city north of the River Wensum, known as Norwich Ultra Aquam. 

However, there is a long tradition of industrial buildings in the Colgate, 

Fishergate and St Georges Street areas which surpass the prevailing low-

lying building typology associated with the medieval city. Jarrold’s Printing 

Works and the buildings of the former shoe factories are notable examples. 

Sovereign House and several of the other buildings at Anglia Square 

established a precedent for buildings of more massive scale, unified in their 

external treatment and also of a stature not previously found in this part of 

the city. Fundamentally, the nineteenth and twentieth centuries introduced 

a paradigm shift to the narrative for Norwich’s modern development, one 

that demonstrates the city evolved beyond its medieval prototype some 

time ago. The area north of the River Wensum is no longer merely a low-

lying urban enclave punctuated by modest church steeples or towers.  

In terms of views of Norwich Cathedral from the vicinity of Anglia Square 

and its northern approaches, these will be enhanced on account of the 

removal of Sovereign House (Views 14 and 15) and the careful placement 

of new development within the Site. This will result in a striking visual 

reconnection and reintegration of the Cathedral tower and spire into the 

local townscape. This will be principally achieved by the alignment and 

modulation of Blocks A, D, E and H along the historic course of Botolph 

Street as well as the position of the 25 storey point block tower. The 

pedestrian link between Magdalen Street and St Augustine Street / Pitt 

Street will become part of a much longer approach to the Cathedral from 

the north west. This seeks to optimise the presence of the asset as a 

borrowed landmark and way-marker through the development. Framed 

views of Cathedral spire will characterise the approach and more incidental 

views will be captured within the development itself and enjoyed en route. 

For example, the removal of the 1970s Cinema which will open up a 

dramatic squint of the Cathedral tower and spire from the main public 

space at Anglia Square. With its connotations to liturgical architecture, this 

squint introduces an additional layer of appreciation of the Cathedral within 

a more intimate setting while still some distance away. Thus the building’s 

extended setting and principal approach from the northwest will be notably 

enhanced.  

The tall building within the Development has been designed as a strong 

visual counter-point to historic landmarks in Norwich, particularly those 

south of the River Wensum, the most important of which is Norwich 

Cathedral. Due to its prominence and in response to the outstanding 

pedigree of the city’s historic landmarks a high quality design has been 

Section 5.1 

12-15) Other Historic Landmarks:  

Roman Catholic Cathedral of St John the Baptist; 

Church of St Peter Mancroft; 

City Hall & Police Station; and 

Church of St Giles 

Relevant Views considered— 7, 8, 9 & 11  

The Development will result in a moderate change within the extended 

setting of these built heritage assets the effect of which is considered to 

give rise to negligible and minor levels of harm to their overall significance. 

The harm is on account of the 25 storey point block tower which will feature 

prominently in important views of this group of buildings from the higher 

ground to the east of the city centre (cf. views 7, 8 and 9). Of these assets 

the Roman Catholic Cathedral has the greatest impact on the skyline and is 

the more prominent landmark, both from the northern vicinity of the Site 

and in long range views from the east. The Roman Catholic Cathedral and 

St Giles are both quite prominent from the application site in the vicinity of 

Edward Street, however, such views are incidental and only possible 

because there are no buildings along Botolph Street, Edward Street or the 

majority of Pitt Street which is to the detriment of the local townscape and 

Conservation Area. Prior to 1965 such views would not have existed. 

These accidental views would be blocked by the development rather than 

framed, although this considered a rather a meagre loss given their 

unplanned relationship with the street layout and extent to which they are 

adversely affected by significant blight in the foreground due to the present 

condition of Anglia Square.   

The most significant impact on these landmark buildings is illustrated in 

view 7 wherein the 25 storey tower appears much larger than the Roman 

Catholic cathedral owing to foreshortening and the oblique view of the 

tower which is noticeably broader when viewed diagonally.  The silhouette 

of the tower is, however, complementary to the RC Cathedral and echoes 

its outline and sense of proportion. The impact on the remaining landmarks 

is of a lesser order owing to their distance and visual separation from the 

proposed tall building.   

The tall building within the Development has been designed as a strong 

visual counter-point to historic landmarks in Norwich, particularly those 

south of the River Wensum and including these four highly significant 

buildings. The effect is complementary rather than dissonant or 

competitive, with the group of historic landmarks losing none of its 

collective dominance. In the context of long range views of these assets 

from the east and north east (views 6-9) as well as northward views from 

the Market Place (view 11), the point block tower establishes a positive 

applied to the point block tower. Its form and outline, in conjunction with the 

brickwork detailing, vertical emphasis, fenestration and careful placement 

respond positively to its wider surroundings and introduce an element of 

time depth to the Cathedral’s extended setting. The effect is 

complementary rather than competitive or dissonant, with the Cathedral 

losing none of its dominance.  

Views 8 and 9 provide long range views from the east which show the 

Cathedral to best advantage and wherein the point block tower establishes 

a strong visual relationship with its expansive surroundings. In the context 

of these views the full height of the new tower does not rise above the level 

of the spirelets situated at the corners of the Cathedral’s crossing tower. 

The main spire remains unassailable, rising above the other landmarks 

buildings unaccompanied and thus reserving visual primacy for this 

outstanding monument. Importantly in the context of key long range views 

in which both the Cathedral and the proposed development are visible 

(Views 7-9), all of the new development, with the exception of the tower, 

will remain below the skyline and merge successfully into the adjacent 

townscape. Nonetheless the varied massing of the proposals will lend 

variety and interest. The tower in particular will contribute positively to the 

skyline and imbue a sense of vitality and positive transformation within the 

northern part of the city. 

Viewpoint 1 from Catton Park, incorporates incidental and framed views of 

Norwich Cathedral with strong historic and artistic associations. The new 

development will not have any impact on these views. The prepared 

verified image (cf. fig 96) demonstrates that the 25 storey tower is not tall 

enough to rise above the tree line or large enough to be perceptible 

through the trees during winter. 

In summary, while the impact of the tower is transformational on account of 

its scale, it is considered to have a positive relationship with the heritage 

asset as well as those other aspects of the locality considered important 

within Historic England’s Guidance for Tall Buildings (HEAN 4). These are 

highlighted in section 2.2 on page 8. In the context of Norwich Cathedral, 

those aspects considered relevant but also successfully addressed by the 

tower component include the topography, height and scale of development, 

urban grain and streetscape, open spaces, important views (including 

prospects and panoramas) and impact on the skyline.  

The cumulative impact of the Development on the setting of Norwich 

Cathedral is considered to result in some harm to its significance.  

However, the cumulative enhancement of the Cathedral’s extended setting, 

particularly its visual relationship with the Site whereby the architecture and 

history of Norwich Cathedral is reinforced and celebrated, puts this ‘harm’ 

into a positive overall context. The ‘harm’ is considered to be ‘less than 

substantial’ and of a moderate order within the meaning of paragraph 134 

of the NPPF.  This ‘harm’ will need to be considered against the significant 

‘public benefits’ resulting from the development proposals identified within 
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visual relationship with its expansive surroundings. Importantly, all of the 

new development, with the exception of the tower, will remain below the 

skyline and merge successfully into the adjacent townscape. Nonetheless 

the varied massing of the proposals will lend variety and interest to these 

views. The tower in particular will contribute positively to the skyline and 

imbue a sense of vitality and positive transformation within the northern 

part of the city. 

Due to its prominence and in response to the historic pedigree of the city’s 

outstanding landmark buildings a high quality design has been applied to 

point block tower. Its form and outline, in conjunction with the brickwork 

detailing, fenestration and careful placement, complement its wider 

surroundings. The tower introduces an element of time depth to the 

extended setting of these heritage assets and serves to ground them in 

their broader urban context.  

While the impact of the tower is transformational on account of its scale, it 

is considered to have a positive relationship with each of these heritage 

assets as well as those other aspects of the locality considered important 

within Historic England’s Guidance for Tall Buildings (HEAN 4). These are 

highlighted in section 2.2 on page 8. In the context of these historic 

landmarks, those aspects considered relevant but also successfully 

addressed by the tower element include the topography, height and scale 

of development, urban grain and streetscape, open spaces, important 

views (including prospects and panoramas) and impact on the skyline.  

The ‘harm’ is considered to be ‘less than substantial’ and of a minor/

negligible order within the meaning of paragraph 134 of the NPPF.  This 

‘harm’ will need to be considered against the significant ‘public benefits’ 

resulting from the development proposals identified within Section 5.1 

16) Former Dominican Friary (Blackfriars) Norwich: St 

Andrew’s Hall and Blackfriars’ Hall, etc. 

Relevant Views considered—22,  

The Development will result in a minor change to the extended setting of 

the former Dominican Friary on account of the 25 storey point block tower. 

This will be partially visible in the context of views from Princes Street to 

the south east of the asset. This element of the Development would be 

glimpsed in the view north along Elm Hill wherein St Andrew’s Hall features 

tangentially in the foreground (left—see View 22 of the Townscape Views 

Assessment). This is a small component of the building’s setting, 

considered a subsidiary element, and the tower would not be visible in 

relation to any other aspect of the building’s setting.  

The impact on the building’s setting would nonetheless result in some 

residual harm to its significance. The tower will serve as an incidental 

element in contrast to the well worn historic character of the existing view 

along Elm Hill, considered one of the most important in Norwich. However, 

overall significance of these heritage assets, although negligible harm in 

the case of St Ethelbert’s Gate. This is chiefly due to the coherent and well 

preserved historic character of their setting which makes it particularly 

sensitive to change. As noted in The Buildings of England—Norfolk 1: 

Norwich and the North West “The Close is almost like another town, or at 

least a village segregated from the commercial life of the city by the 

precinct walls and by the two great gates facing Tombland”. Into this 

serene and quintessentially English setting the development proposals will 

introduce built form of contrasting scale and massing. However, from this 

vantage point the new tower is not considered disproportionate to the 

morphology and scale of the existing buildings. For instance the tower will 

not appear any higher than the chimney stacks of No. 70 The Close, with 

pride of place reserved for the Carnary Chapel within the foreground of the 

Cathedral.  

In summary, the impact on the wider setting of these buildings will be  

moderate due to its profound sensitivity. The level of ‘harm’ to the 

significance of these assets resulting from the Development is considered 

to be ‘less than substantial’ and of a minor order within the meaning of 

paragraph 134 of the NPPF. This will need to be considered against the 

significant ‘public benefits’ resulting from the Development proposals 

identified within Section 5.1.  

22) St Peter Hungate Museum, Princes Street 

Relevant Views considered—22,  

The Development will result in a modest change to the extended setting of 

the asset on account of the 25 storey point block tower. This will be partially 

visible in the context of views from Princes Street to the south west of the 

asset. This element of the Development would be glimpsed in the view 

north along Elm Hill wherein St Peter Hungate Museum features 

prominently in the foreground (right—see View 22 of the Townscape Views 

Assessment). This inter-visibility will affect a small component of the 

building’s setting with the tower not visible in relation to any other aspect of 

the building’s setting.  

The impact on the building’s setting would nonetheless be harmful resulting 

in some residual harm to its significance. The tower will serve as an 

incidental element in contrast to the well worn historic character of the 

existing view along Elm Hill, considered one of the most important in 

Norwich. However, the height of the tower is not disproportionate to the 

scale and appearance of the buildings within the street scene, including the 

asset, and would provide a visual reference to the asset’s broader urban 

context. Improved connectivity and increased footfall arising from the new 

development at Anglia Square will furthermore allow and encourage more 

people to better experience the heritage asset and appreciate its 

outstanding architectural qualities and associated heritage values. 

The level of ‘harm’ to the significance of these assets resulting from the 

the height of the tower is not disproportionate to the scale and appearance 

of the buildings within the street scene, including the former Friary and 

would provide a visual reference to the asset’s broader urban context. 

Improved connectivity and increased footfall arising from the new 

development at Anglia Square will furthermore allow and encourage more 

people to better experience the heritage asset and appreciate its 

outstanding architectural qualities and associated heritage values. 

The level of ‘harm’ to the significance of these assets resulting from the 

Development is considered to be ‘less than substantial’ and of a negligible 

order within the meaning of paragraph 134 of the NPPF. This will need to 

be considered against the significant ‘public benefits’ resulting from the 

Development proposals identified within Section 5.1.  

17-21) Grade I listed buildings / scheduled monuments 

within the Cathedral Close: 

70, The Close 

69, The Close 

Carnary Chapel, The Close 

Erpingham Gate, The Close /Tombland 

St Ethelbert’s Gate, The Close / Tombland 

Relevant Views considered— 20, 21, 23 & 24 

The Development will have little impact on the principal setting of each of 

these heritage assets, however, the southern / eastern aspect of their wider 

setting will undergo appreciable change. This is due to the impact of the 25 

storey point block tower in the context of northward views from the south 

west part of the Cathedral Close (cf. View 20). The development will 

protrude above the skyline formed by the roofs of buildings on the north 

side of the Cathedral Close and appear most prominently from the southern 

third of the large open space enclosed by this part of the former monastic 

complex. The Development will figure kinetically in these north facing 

views, receding as one approaches each of the assets and disappearing 

completely behind the buildings on the north side of The Close as one 

moves into the northern half of the enclosure.  

Due to its overall prominence and in response to the outstanding pedigree 

of historic buildings in Norwich a high quality design has been applied to 

the point block tower. Its form and outline, in conjunction with the brickwork 

detailing, vertical emphasis, fenestration and careful placement seeks to 

complement its wider surroundings. The tower introduces an element of 

time depth to the extended setting of these heritage assets and serves to 

ground them in their broader urban context.  

The impact of the tall building is considered to result in minor harm to the 
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Development is considered to be ‘less than substantial’ and of a minor 

order within the meaning of paragraph 134 of the NPPF. This will need to 

be considered against the significant ‘public benefits’ resulting from the 

Development proposals identified within Section 5.1.   

23) The Guildhall, Guildhall Hill 

Relevant Views considered—11,  

The Development proposals will have a minor impact on the building’s 

setting on account of inter-visibility with the upper element of the 25 storey 

point block tower in the context of long range views from the south (cf. View 

11—Millennium Plain). This inter-visibility will affect a secondary 

component of the building’s setting with the tower not visible in relation to 

the building’s principal setting, i.e. when viewed from any part of the Market 

Place itself or from close quarters. 

The impact on the building’s setting would nonetheless be harmful and 

result in some residual harm to its significance. The tower will serve as an 

incidental element in contrast to the coherent historic character of the 

existing view from Millennium Plain, which is considered an important 

public space in Norwich. However, the height of the tower is not 

disproportionate to the scale and appearance of the buildings within the 

street scene, including the asset, and would provide a visual reference to 

the asset’s broader urban context.  

Due to its overall prominence and in response to the outstanding pedigree 

of historic buildings in Norwich a high quality design has been applied to 

the point block tower. Its form and outline, in conjunction with the brickwork 

detailing, vertical emphasis, fenestration and careful placement seeks to 

complement its wider surroundings.  

The level of ‘harm’ to the significance of these assets resulting from the 

Development is considered to be ‘less than substantial’ and of a minor 

order within the meaning of paragraph 134 of the NPPF. This will need to 

be considered against the significant ‘public benefits’ resulting from the 

Development proposals identified within Section 5.1.   

24) 71, Botolph Street 

Relevant Views considered—16 & 33 

The Development will result in a striking visual reconnection and physical 

reintegration of the buildings at the southern end of St Augustine’s Street 

into the townscape. This will be principally achieved by the alignment of 

Blocks A, D, E and H along the historic course of Botolph Street. This is a 

key component of the Site layout and will deliver a high quality pedestrian 

link between Magdalen Street and St Augustine Street / Pitt Street. Anglia 

Square and St George Square will become impressive public spaces and 

nodal points capturing views towards St Augustine’s Street and the Church 

tower to be appreciated and enjoyed en route.  CGI’s of these views are 

-point to the Georgian architecture and diminutive scale of the vernacular 

buildings on in the foreground of views north from Colegate and along 

Calvert Street. The form and outline of the tower in conjunction with its 

brickwork detailing, vertical emphasis, fenestration and careful placement 

complement the wider surroundings and introduce an element of time 

depth to the asset’s extended setting that serves to ground the building in 

its broader urban context. 

The diverse forms of Block G, in conjunction with the tower, will appear as 

incidental elements within the street scene. These new elements help to 

draw the eye north towards Anglia Square and the city environs beyond St 

Cripsins Road. The latter presently truncates / terminates the connection 

with the northern part of the conservation area but which forms part of the 

medieval city. Consequently the legibility and appreciation of Norwich’s 

considerable importance during the late medieval period would be 

enhanced. Furthermore, improved connectivity and increased footfall 

arising from the new development will allow more people to better 

experience the heritage asset and appreciate its outstanding architectural 

qualities and associated heritage values.  

Accordingly the level of ‘harm’ resulting from the Development is 

considered to be ‘less than substantial’ and of a minor order within the 

meaning of paragraph 134 of the NPPF. This will need to be considered 

against the significant ‘public benefits’ resulting from the Development 

proposals identified within Section 5.1.  

27) Nos. 2-9, Octagon Court 

Relevant Views considered—38 & 39 

The Development will result in a significant change to the building’s wider 

setting. This will have an impact on tangential views of the building from 

Colegate and Calvert Street. In turn this will give rise to some harm to its 

heritage significance on account of the impact of the 25 storey tower and 

the 10—12 storey elements of Block G which introduce built form of 

contrasting scale and massing. The 25 storey point block tower will serve 

as a visual counter-point to the Georgian architecture of the asset and 

diminutive scale of the vernacular buildings within the foreground of views 

north along Calvert Street.  

The diverse forms of Block G, in conjunction with the tower, will appear as 

incidental elements within the street scene. The form and outline of the 

tower in conjunction with its brickwork detailing, vertical emphasis, 

fenestration and careful placement seek to complement the wider 

surroundings and introduce an element of time depth to the asset’s wider 

setting. This serves to ground the building in its broader urban context 

while drawing the eye north towards Anglia Square and the city environs 

beyond St Cripsins Road. The latter presently truncates / terminates the 

connection with the northern part of the conservation area but which forms 

part of the medieval city. Consequently the legibility and appreciation of 

shown in Figure 78 and demonstrate that the asset’s principal setting and 

approach from the city centre will be both preserved and enhanced.  

Since the significance of this heritage asset lies principally below ground, it 

has no setting as such. However, improved connectivity and increased 

footfall arising from the new Development will allow more people to better 

experience the heritage asset and appreciate its architectural interest and 

associated heritage values should public access to the vaulted undercroft 

be possible in the future. Thus the impact on the significance of the 

heritage asset will be beneficial but of a minor order.   

25) Nos. 31-35 Gurney Court, Magdalen Street 

Relevant Views considered—41 & 42 

The Development will result in a moderate change to the wider setting of 

the asset situated north of St Crispins fly-over. This is considered to have a 

minor beneficial impact on the building’s significance due to the removal or 

improvement of buildings that have a negative impact on the setting of the 

asset. Of particular note is the cinema building, which is to be demolished, 

and Gildengate House, partially visible in the southern approach to the 

asset, the re-cladding of which is an opportunity to enhance a poor quality 

modern building.  A high quality of design has been applied to the 

replacement buildings on Site and the block massing and distribution of the 

development has been carefully arranged in order to relieve wider setting of 

the asset as far as possible. The proposed improvements to area below 

flyover will also alleviate a minor aspect of the building’s setting that has is 

presently negatively affected.  

Improved connectivity and increased footfall arsing from the new 

Development will allow more people to better experience the heritage asset 

and appreciate its outstanding architectural qualities and associated 

heritage values.  

 

26) Octagonal Chapel, Colegate 

Relevant Views considered—38 & 39 

The Development will result in negligible change to the building’s principal 

setting which faces south onto Colegate. Although this view will be subject 

to minor seasonal variation the Development will have no discernible 

impact on the building’s significance at any time of the year.  The asset’s 

principal setting is therefore considered to be substantially preserved.  

Secondary views of the asset from Calvert Street have also been taken into 

consideration. The principal changes that would result in this part of the 

building’s setting are considered to have a minor negative impact on its 

significance on account of the impact of the 25 storey tower and the 10—12 

storey elements of Block G which introduce built form of contrasting scale 

and massing. The 25 storey point block tower will serve as a visual counter
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Norwich’s considerable importance during the late medieval period would 

be enhanced. Furthermore, improved connectivity and increased footfall 

arising from the new Development will allow more people to better 

experience the heritage asset and appreciate its outstanding architectural 

qualities and associated heritage values.  

Accordingly the level of ‘harm’ resulting from the Development is 

considered to be ‘less than substantial’ and of a moderate order within the 

meaning of paragraph 134 of the NPPF. This will need to be considered 

against the significant ‘public benefits’ resulting from the Development 

proposals identified within Section 5.1.  

28) Bacon’s House, 31 Colegate 

Relevant Views considered—37 

The Development will result in a moderate change to the extended setting 

of Bacon’s House in the context of northward views along St George’s 

Street. This is considered to have a minor impact on the building’s 

significance giving rise to some harm on account of the impact of the 25 

storey tower and the 10—12 storey elements of Block F which introduce 

built form of contrasting scale and massing. The 25 storey point block tower 

will serve as a visual counter-point to the medieval architecture of the asset 

which is of diminutive scale. The eastern range of Block F, in conjunction 

with the tower, will appear as incidental elements within the street scene.  

In mitigation a high quality of design has been applied to the replacement 

buildings on Site and the block massing and distribution of the 

Development has been carefully arranged in order to relieve wider setting 

of the asset as far as possible. The form and outline of the tower in 

conjunction with its brickwork detailing, vertical emphasis, fenestration and 

careful placement complement the wider surroundings and introduce an 

element of time depth to the asset’s extended setting that serves to ground 

the building in its broader urban context. The development will also 

reinstate the urban grain and built form as well as the historic and visual 

connectivity of St Georges Street all the way to Botolph Street. The new 

elements visible within the setting of Bacon’s House follow the gentle curve 

of St George’s Street in hierarchical steps which reinforce the historic 

townscape and help to draw the eye north towards Anglia Square and the 

city environs beyond St Cripsins Road. The latter presently truncates / 

terminates the connection with the northern part of the conservation area 

but which forms part of the medieval city. Consequently the legibility and 

appreciation of Norwich’s considerable importance during the late medieval 

period would be enhanced. 

Improved connectivity and increased footfall arising from the new 

Development will allow more people to better experience the heritage asset 

and appreciate its outstanding architectural qualities and associated 

heritage values.  

ground them in their broader urban context.  

The impact of the tall building is considered to result in minor harm to the 

overall significance of the three mentioned heritage assets closets to the 

Site among this group. This is chiefly due to the coherent and well 

preserved historic character of their setting which makes it particularly 

sensitive to change. As noted in The Buildings of England—Norfolk 1: 

Norwich and the North West “The Close is almost like another town, or at 

least a village segregated from the commercial life of the city by the 

precinct walls and by the two great gates facing Tombland”. Into this 

serene and quintessentially English setting the development proposals will 

introduce built form of contrasting scale and massing. However, from this 

vantage point the new tower is not considered disproportionate to the 

morphology and scale of the existing buildings. For instance the tower will 

not appear any higher than the chimney stacks of No. 70 The Close, with 

pride of place reserved for the Carnary Chapel within the foreground of the 

Cathedral.  

In summary, the impact on the wider setting of the three buildings closest to 

the Site will be  moderate due to its profound sensitivity. The level of ‘harm’ 

to the significance of these assets resulting from the development is 

considered to be ‘less than substantial’ and of a minor order within the 

meaning of paragraph 134 of the NPPF. This will need to be considered 

against the significant ‘public benefits’ resulting from the Development 

proposals identified within Section 5.1.  

The impact in relation to the Grade II* listed buildings located within the 

south west corner of The Close (i.e. Nos 1-6 The Close) is considered to be 

negligible owing to distance and the screening effect of mature trees and 

intervening built form. The Development would also not figure within views 

of the buildings themselves, but would be ‘experienced’ to a minor degree 

within their extended setting.  

38) War Memorial and War memorial Garden Terrace, 

Market Place 

Relevant Views considered—11 

The Development proposals will have a minor impact on the building’s 

setting on account of inter-visibility with the upper element of the 25 storey 

point block tower in the context of long range views from the south (cf. View 

11—Millennium Plain). This inter-visibility will affect a secondary 

component of the building’s setting and the tower will not be visible in 

relation to the building’s principal setting, i.e. when viewed from any part of 

the Market Place itself or from close quarters. 

The impact on the asset’s setting would nonetheless give rise to some 

residual harm to its significance. The tower will serve as an incidental 

element in contrast to the coherent historic character of the existing view 

from Millennium plain, which is considered an important public space in 

Accordingly the level of ‘harm’ resulting from the Development is 

considered to be ‘less than substantial’ and of a minor order within the 

meaning of paragraph 134 of the NPPF. This will need to be considered 

against the significant ‘public benefits’ resulting from the Development 

proposals identified within Section 5.1. 

29) Edith Cavell Memorial, Tombland 

Relevant Views considered—23 & 24 

The Development will have no discernible impact on the setting of the 

heritage asset and will not affect its heritage significance.   

30-37) Grade II* Listed Buildings within The Close: 

71, The Close 

73, The Close 

67A, 67B, 67C and 68, The Close 

1, The Close 

2, The Close 

3 and 4, The Close 

5, The Close 

6, The Close 

Relevant Views considered— 20, 21, 23 & 24 

The Development will have little impact on the principal setting of each of 

these heritage assets, however, the southern / eastern aspect of their wider 

settings of 71, 73 and 67A, 67B, 67C, and 68 The Close will undergo 

appreciable change. This is due to the impact of the 25 storey point block 

tower in the context of northward views from the south west part of the 

Cathedral Close (cf. View 20). The development will protrude above the 

skyline formed by the roofs of buildings on the north side of the Cathedral 

Close and appear most prominently from the southern third of the large 

open space enclosed by this part of the former monastic complex. The 

development will figure kinetically in these north facing views, receding as 

one approaches each of the assets and disappearing completely behind 

the buildings on the north side of The Close as one moves into the northern 

half of the enclosure.  

Due to its overall prominence and in response to the outstanding pedigree 

of historic buildings in Norwich a high quality design has been applied to 

the point block tower. Its form and outline, in conjunction with the brickwork 

detailing, vertical emphasis, fenestration and careful placement seeks to 

complement its wider surroundings. The tower introduces an element of 

time depth to the extended setting of these heritage assets and serves to 
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Norwich. However, the height of the tower is not disproportionate to the 

scale and appearance of the buildings within the street scene, including the 

asset, and would provide a visual reference to the asset’s broader urban 

context.  

Due to its overall prominence and in response to the outstanding pedigree 

of historic buildings in Norwich a high quality design has been applied to 

the point block tower. Its form and outline, in conjunction with the brickwork 

detailing, vertical emphasis, fenestration and careful placement seeks to 

complement its wider surroundings.  

The level of ‘harm’ to the significance of the asset resulting from the 

Development is considered to be negligible and will need to be considered 

against the significant ‘public benefits’ resulting from the Development 

proposals identified within Section 5.1.   
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From an initial assessment of identified Grade II listed and locally listed 

buildings within a 250m radius of the Site it has been found that 1 locally 

listed building will be directly affected whilst 51 Grade II listed buildings and 

48 locally listed buildings will be in-directly affected by the proposed 

development resulting in some impact on their settings.  These heritage 

assets are listed in the table below and are of high significance in the case 

of Grade II listed buildings and medium significance in the case of locally 

listed buildings.  

The following assesses the demonstrable impact upon the settings of the 

Grade II and locally listed buildings affected by the development proposals 

according to guidance provided by Historic England. The heritage assets 

will be considered generally in order of proximity, beginning with those 

closest to the Site, with Grade II’s considered first in keeping with the order 

presented throughout sections 4.3—4.9 above. The subsequent 

commentary on impact and resulting enhancement or justification for any 

harm is correspondingly ordered. 

Historic England has published practical advice regarding the assessment 

of development proposals within the setting of heritage assets. ‘GPA 3: The 

Setting of Heritage Assets’ (December 2017) provides a five step process 

to assess the impact of development within the setting of heritage assets, 

as well as advice on how views contribute to setting. These are outlined 

below: 

 Step 1: identify which heritage assets and their settings are affected; 

 Step 2: assess the degree to which these settings and views make a 

 contribution to the significance of the heritage asset(s) or allow 

 significance to be appreciated; 

 Step 3: assess the effects of the proposed development, whether 

 beneficial or harmful, on the significance or on the ability to 

 appreciate it; 

 Step 4: explore the way to maximise enhancement and avoid or 

 minimise harm; and 

 Step 5: make and document the decision and monitor outcomes. 

Sections 4.3—4.4 of this Heritage Statement have identified recognised 

built heritage assets located within a proximity of the Site that is 

proportionate to the scale and discernible impact of the proposed 

development at Anglia Square. It has described and assessed the 

character and extent of each setting and views which make a contribution 

to the significance of each heritage asset. This section includes steps 3 and 

4 of the advice, through an assessment of likely impact upon built heritage 

assets. Where any potential harmful effects on significance have been 

identified, the steps taken to minimise harm are also described. 

 

Summary of Heritage assets of special interest and local importance 

that will be affected by the proposed development 

The table below provides a summary of those Grade II and locally listed 

buildings that are considered to be affected by the development proposals 

in terms of some impact on their setting. The summary also includes an 

indication of the effect of the development on the significance of each 

No. List Entry ID 

or  

Assessment 

Group 

Name Designation / 

status 

Distance 

from 

Site 

Level of 

Impact  

Nature of impact 

(harmful or bene-

ficial) 

Steps to preserve set-

ting / maximise enhance-

ment 

Steps to minimise harm 

1 1372839 75, Magdalen Street Grade II 15m Moderate Beneficial Removal of cinema and Mag-

dalen Street frontage build-

ings. High quality design of 

replacement buildings on Site. 

Re-cladding of Gildengate 

House and improvements to 

area below flyover (separate 

application) 

Block massing and distribu-

tion designed to relieve wid-

er setting as far as possible. 

2 1187193 Doughty’s Hospital Grade II 26m Moderate Harmful Re-cladding of Gildengate 

House will improve appear-

ance of a negative building 

that features prominently in 

views of the asset from the 

south.   

Block massing and distribu-

tion designed to relieve wid-

er setting as far as possible. 

High quality design applied 

to point block tower as visu-

al counter-point in views of  

the asset from the south. 

3 1051248 2-12, Gildencroft Grade II 53m Moderate Some harm overall 

though with multiple 

visual benefits arising 

from the development 

cumulatively. 

Block massing and distribu-

tion designed to reinstate ur-

ban grain / built form and his-

toric connectivity in vicinity of 

St Augustine’s Street—Pitt 

Street junction.  

High quality design for re-

placement buildings on Site 

with focus on point block 

tower as visual counter-point 

in prominent views of  the 

asset from the north west. 

Scale of tower sensitive to 

height and position of St 

Augustine’s church tower 

and views of Gildencroft in 

that context. 

4 1051191 

Group—4 

Cat and Fiddle Public 

House, Magdalen 

Street 

Grade II 21m Moderate Beneficial Removal of multi-storey car 

park, cinema and Magdalen 

Street frontage buildings. High 

quality design of replacement 

buildings on Site. 

Block massing and distribu-

tion designed to relieve ex-

tended setting as far as pos-

sible.  

5 1051894 

Group—5 

Rear of Numbers 13 

and 15, St Au-

gustine’s Street 

Grade II 29m Negligible / 

no impact 

  High quality design applied 

to point block tower in miti-

gation of inter-visibility expe-

rienced when tower will be 

visible in private views of the 

asset from the north.  

asset, whether beneficial or harmful and what steps have been taken to 

maximise the enhancement or to avoid / minimise harm. Thereafter the 

impact of the development on particularly important individual assets and 

assets considered collectively is discussed in more detail. This will 

substantiate the qualitative impact and steps taken to maximise 

enhancement and minimise harm. 
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5.3 ASSESSMENT OF IMPACT: GRADE II & LOCALLY LISTED BUILDINGS WITHIN A 250 METRE RADIUS 

No. List Entry ID 

or  

Assessment 

Group 

Name Designation / 

status 

Distance 

from Site 

Level of Impact Nature of im-

pact (harmful or 

beneficial) 

Steps to preserve set-

ting / maximise en-

hancement 

Steps to minimise harm 

6 1218903 

Group—4 

107 and 109, Magdalen 

Street 

Grade II 30m Minor Beneficial Removal of multi-storey car 

park and Magdalen Street 

frontage buildings. High qual-

ity design of replacement 

buildings on Site. 

Block massing and distribution 

designed to relieve extended 

setting as far as possible.  

7 1220508 

Group—5   

1 and 3, St Augustine ‘s 

Street 

Grade II 31m Moderate Some harm overall 

though with multi-

ple visual benefits 

arising from the 

development cu-

mulatively.  

Block massing and distribu-

tion designed to reinstate 

urban grain / built form and 

historic connectivity in vicinity 

of St Augustine Street. 

High quality design for replace-

ment buildings on Site with fo-

cus on point block tower as 

visual counter-point in promi-

nent views of  the asset from 

the north west.  

8 1051893 

Group—5 

5, St Augustine’s Street Grade II 32m Moderate Some harm overall 

though with multi-

ple visual benefits 

arising from the 

development cu-

mulatively.  

Block massing and distribu-

tion designed to reinstate 

urban grain / built form and 

historic connectivity in vicinity 

of St Augustine Street / Pitt 

Street junction. 

High quality design for replace-

ment buildings on Site with fo-

cus on point block tower as 

visual counter-point in promi-

nent views of  the asset from 

the north west.  

9 1220515 

Group—5 

7, St Augustine’s Street Grade II 33m Moderate As above As above As above 

10 1372494 

Group—5 

9 and 11, St Augustine’s 

Street 

Grade II 33m Moderate As above As above As above 

11 1220534 

Group—5 

21, St Augustine’s Street Grade II 39m Moderate As above As above As above 

12 1051190 

Group—7 

47 and 49 Magdalen 

Street 

Grade II 40m Minor Beneficial Removal of cinema and 

Magdalen Street frontage 

buildings. High quality design 

of replacement buildings on 

Site. Re-cladding of Gilden-

gate House and improve-

ments to area below flyover 

(separate application). 

Block massing and distribution 

designed to relieve wider setting 

as far as possible. 

13 1051192 

Group—4 

113 Magdalen Street Grade II 42m Minor Beneficial Removal of Magdalen Street 

frontage buildings. High qual-

ity design of replacement 

buildings on Site. 

Block massing and distribution 

designed to relieve extended 

setting as far as possible.  

14 1372495 

Group—5 

23 and 25 St Augustine’s 

Street 

Grade II 42m Moderate Some harm overall 

though with multi-

ple visual benefits 

arising from the 

development cu-

mulatively. 

Block massing and distribu-

tion designed to reinstate 

urban grain / built form and 

historic connectivity in vicinity 

of St Augustine Street / Pitt 

Street junction. 

High quality design for replace-

ment buildings on Site with fo-

cus on point block tower as 

visual counter-point in promi-

nent views of  the asset from 

the north west.  
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5.3 ASSESSMENT OF IMPACT: GRADE II & LOCALLY LISTED BUILDINGS WITHIN A 250 METRE RADIUS 

No. List Entry ID 

or  

Assessment 

Group 

Name Designation / 

status 

Distance 

from Site 

Level of 

Impact 

Nature of im-

pact (harmful 

or beneficial) 

Steps to preserve set-

ting / maximise enhance-

ment 

Steps to minimise harm 

15 1291722 

Group—4 

115 and 117, Magdalen 

Street 

Grade II 48m Minor  Beneficial Removal of Magdalen Street 

frontage buildings. High quality 

design of replacement build-

ings on Site. 

Block massing and distribution 

designed to relieve extended 

setting as far as possible.  

16 1220544 

Group—5 

27-29, St Augustine’s 

Street 

Grade II 52m Moderate Some harm 

overall though 

with multiple 

visual benefits 

arising from the 

development 

cumulatively. 

Block massing and distribution 

designed to reinstate urban 

grain / built form and historic 

connectivity in vicinity of St 

Augustine Street / Pitt Street 

junction. 

High quality design for replace-

ment buildings on Site with fo-

cus on point block tower as visu-

al counter-point in prominent 

views of  the asset from the 

north west.  

17 1220581  

Group—5 

22 and 24, St Augustine’s 

Street 

Grade II 56m Moderate Some harm 

overall though 

with multiple 

visual benefits 

arising from the 

development 

cumulatively. 

Block massing and distribution 

designed to reinstate urban 

grain / built form and historic 

connectivity in vicinity of St 

Augustine Street / Pitt Street 

junction. 

High quality design for replace-

ment buildings on Site with fo-

cus on point block tower as visu-

al counter-point in prominent 

views of  the asset from the 

north / north west.  

18 1291696 

Group—6 

46 and 48, Magdalen 

Street 

Grade II 59m Minor Beneficial Removal of cinema and Mag-

dalen Street frontage buildings. 

High quality design of replace-

ment buildings on Site. Re-

cladding of Gildengate House 

and improvements to area 

below flyover (separate appli-

cation). 

Block massing and distribution 

designed to relieve wider setting 

as far as possible. 

19 1372458 

Group—5 

26-30, St Augustine’s 

Street 

Grade II 62m Moderate Some harm 

overall though 

with multiple 

visual benefits 

arising from the 

development 

cumulatively. 

Block massing and distribution 

designed to reinstate urban 

grain / built form and historic 

connectivity in vicinity of St 

Augustine Street / Pitt Street 

junction. 

High quality design for replace-

ment buildings on Site with fo-

cus on point block tower as visu-

al counter-point in prominent 

views of  the asset from the 

north / north west.  

20 1051196 

Group—6 

44, Magdalen Street Grade II 70m Negligible Beneficial Removal of cinema and Mag-

dalen Street frontage buildings. 

High quality design of replace-

ment buildings on Site and 

improvements to area below 

flyover (separate application). 

Block massing and distribution 

designed to relieve wider setting 

as far as possible. 

21 1290907 

Group—5 

32, 34, 36 and 36A, St 

Augustine’s Street 

Grade II 75m Moderate Some harm 

overall though 

with multiple 

visual benefits 

arising from the 

development 

cumulatively. 

Block massing and distribution 

designed to reinstate urban 

grain / built form and historic 

connectivity in vicinity of St 

Augustine Street / Pitt Street 

junction. 

High quality design for replace-

ment buildings on Site with fo-

cus on point block tower as visu-

al counter-point in prominent 

views of  the asset from the 

north / north west.  
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5.3 ASSESSMENT OF IMPACT: GRADE II & LOCALLY LISTED BUILDINGS WITHIN A 250 METRE RADIUS 

No. List Entry ID 

or  

Assessment 

Group 

Name Designation / 

status 

Distance 

from Site 

Level of 

Impact 

Nature of im-

pact (harmful 

or beneficial) 

Steps to preserve set-

ting / maximise en-

hancement 

Steps to minimise harm 

22 1051189 

Group—6 

41, Magdalen Street Grade II 94m Minor Beneficial Removal of cinema and 

Magdalen Street frontage 

buildings. High quality de-

sign of replacement build-

ings on Site and improve-

ments to area below flyover 

(separate application).  

Block massing and distribution de-

signed to relieve wider setting as far 

as possible. 

23 1220581  

Group—5 

42 - 52, St Augustine’s 

Street 

Grade II 105m Moderate Some harm 

overall though 

with multiple 

visual benefits 

arising from the 

development 

cumulatively. 

Removal of Sovereign 

House and view of Norwich 

Cathedral spire reinforced. 

Block massing and distribu-

tion designed to reinstate 

urban grain / built form and 

historic connectivity in vi-

cinity of St Augustine 

Street / Pitt Street junction.  

High quality design for replacement 

buildings on Site with focus on point 

block tower as visual counter-point in 

prominent views of  the asset from 

the north / north west.  

24 1290734 

Group—8 

63, St George’s Street Grade II 114m Minor Beneficial Block massing and distribu-

tion designed to reinstate 

urban grain / built form and 

historic connectivity along 

St Georges Street. 

High quality design applied to point 

block tower in mitigation of  inter-

visibility in views of the asset from 

the south.  

25 1290408 

Group—7 

1A-11, Sussex Street Grade II 116m Negligible Harmful  High quality design applied to point 

block tower in mitigation of inter-

visibility experienced from upper 

floors of the asset looking south. 

26 1051895 

Group—5 

55, St Augustine’s Street Grade II 118m Negligible Harmful  High quality design applied to point 

block tower in mitigation of inter-

visibility experienced from upper 

floors of the asset looking south. 

27 1187208 

Group—8 

12, Golden Dog Lane Grade II 118m Minor Harmful Re-cladding of Gildengate 

House to improve its ap-

pearance in context of 

views north from the asset. 

High quality design for replacement 

buildings on Site with focus on point 

block tower as visual counter-point in 

prominent views of  the asset from 

the south east (Colegate Street Car 

Park). Block massing and distribution 

designed to relieve wider setting as 

far as possible. 

28 1372793 

Group—8 

10, Golden Dog Lane Grade II 118m Minor Harmful Re-cladding of Gildengate 

House to improve its ap-

pearance in context of 

views north from the asset. 

High quality design for replacement 

buildings on Site with focus on point 

block tower as visual counter-point in 

prominent views of  the asset from 

the south east (Colegate Street Car 

Park). Block massing and distribution 

designed to relieve wider setting as 

far as possible. 
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5.3 ASSESSMENT OF IMPACT: GRADE II & LOCALLY LISTED BUILDINGS WITHIN A 250 METRE RADIUS 

No. List Entry ID 

or  

Assessment 

Group 

Name Designation / 

status 

Distance 

from Site 

Level of 

Impact 

Nature of im-

pact (adverse 

or beneficial) 

Steps to preserve set-

ting / maximise en-

hancement 

Steps to minimise harm 

29 1206550 

Group—8 

5, Cross Lane Grade II 120m Minor Harmful Block massing and distribu-

tion designed to relieve wid-

er setting as far as possible. 

High quality design for replace-

ment buildings on Site with focus 

on point block tower as visual 

counter-point in long range views 

of the asset from Clavert Street.  

30 1051295  

Group—9 

69-89, Duke Street Grade II 130m Negligible   Development largely concealed by 

St Cripsin’s House (see com-

ments on cumulative develop-

ment). High quality design applied 

to point block tower in mitigation 

of inter-visibility in context of views 

of the asset from the south west.  

31 1290924 

Group—5 

The Catharine Wheel 

Public House,  

St Augustine’s Street 

Grade II 134m Moderate Some harm 

overall though 

with multiple 

visual benefits 

arising from the 

development 

cumulatively. 

Removal of Sovereign 

House and view of Norwich 

Cathedral spire reinforced. 

Block massing and distribu-

tion designed to reinstate 

urban grain / built form and 

historic connectivity in vicini-

ty of St Augustine Street / 

Pitt Street junction.  

High quality design for replace-

ment buildings on Site with focus 

on point block tower as visual 

counter-point in prominent views 

of  the asset from the north / north 

west.  

32 1051194 

Group—8 

Block to rear of number 

24 Magdalen Street 

Grade II 135m Minor Harmful Re-cladding of Gildengate 

House to improve its ap-

pearance in context of views  

of the asset from the south 

(Colegate Street car park). 

High quality design for replace-

ment buildings on Site with focus 

on point block tower as visual 

counter-point in prominent views 

of  the asset from the south / 

south west (Colegate Street car 

park). Block massing and distribu-

tion designed to relieve wider set-

ting as far as possible. 

33 1372500 

Group—7 

13-19, Sussex Street Grade II 136m Negligible Harmful  High quality design applied to 

point block tower in mitigation of 

inter-visibility experienced from 

upper floors of the asset looking 

south. 

34 1372837 

Group—6 

29, Magdalen Street Grade II 137m Minor Beneficial Removal of cinema and 

Magdalen Street frontage 

buildings. High quality de-

sign of replacement build-

ings on Site and improve-

ments to area below flyover 

(separate application).  

Block massing and distribution 

designed to relieve wider setting 

as far as possible. 
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5.3 ASSESSMENT OF IMPACT: GRADE II & LOCALLY LISTED BUILDINGS WITHIN A 250 METRE RADIUS 

No. List Entry ID 

or  

Assessment 

Group 

Name Designation / 

status 

Distance 

from Site 

Level of 

Impact 

Nature of im-

pact (harmful 

or beneficial) 

Steps to preserve set-

ting / maximise en-

hancement 

Steps to minimise harm 

35 1210466 

Group—10 

 

Folly House and Pineap-

ple House 

Grade II 139m Minor Harmful The asset’s principal setting 

is preserved and placement 

of the tower ensures limited 

impact on its heritage signifi-

cance. 

Block massing and distribu-

tion designed to relieve wid-

er setting as far as possible.  

Development largely concealed by 

new buildings at St Mary’s works 

(see comments on cumulative devel-

opment). High quality design applied 

to point block tower in mitigation of 

inter-visibility in context of views of 

the asset from the west.  

36 1051350 

Group—8 

22, Calvert Street Grade II 143m Minor Harmful Block massing and distribu-

tion designed to relieve ex-

tended setting as far as pos-

sible.  

High quality design applied to point 

block tower as visual counter-point in 

views from Calvert Street / Colegate 

and in views of the asset from the 

south. 

37 1290411 

Group—7 

21, Sussex Street Grade II 151m Negligible Harmful  High quality design applied to point 

block tower in mitigation of inter-

visibility experienced from upper 

floors of the asset looking south. 

38 1206046 

Group—8 

20, Calvert Street Grade II 155m Minor Harmful Block massing and distribu-

tion designed to relieve ex-

tended setting as far as pos-

sible.  

High quality design applied to point 

block tower as visual counter-point in 

views from Calvert Street / Colegate 

and in views of the asset from the 

south. 

39 1206569 

Group—9 

67, Duke Street Grade II 158m Negligible Harmful Block massing and distribu-

tion designed to relieve wid-

er setting as far as possible. 

High quality design applied to point 

block tower in mitigation of inter-

visibility in context of views of the 

asset from the south west.  

40 1051352 

Group—8 

11, Calvert Street Grade II 173m Minor Harmful Block massing and distribu-

tion designed to relieve ex-

tended setting as far as pos-

sible.  

High quality design applied to point 

block tower as visual counter-point in 

views from Calvert Street / Colegate 

and in views of the asset from the 

south. 
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5.3 ASSESSMENT OF IMPACT: GRADE II & LOCALLY LISTED BUILDINGS WITHIN A 250 METRE RADIUS 

No. List Entry ID 

or  

Assessment 

Group 

Name Designation / 

status 

Distance 

from Site 

Level of 

Impact 

Nature of im-

pact (harmful 

or beneficial) 

Steps to preserve set-

ting / maximise en-

hancement 

Steps to minimise harm 

41 1051832 

Group—7 

27 and 29, Sussex Street Grade II 175m Negligible Harmful  High quality design applied to 

point block tower in mitigation of 

inter-visibility experienced from 

upper floors of the asset looking 

south. 

42 1372777 

Group—9 

57-61, Duke Street Grade II 176m Negligible / 

no discerni-

ble impact 

  High quality design applied to 

point block tower in mitigation of  

inter-visibility in views of the 

asset from the north west.  

43 1206042 

Group—8 

9, Calvert Street Grade II 189m Minor Harmful Block massing and distribu-

tion designed to relieve ex-

tended setting as far as pos-

sible.  

High quality design applied to 

point block tower as visual coun-

ter-point in views from Calvert 

Street / Colegate and in views of 

the asset from the south. 

44 1051870 

Group—8 

80 and 82, St Georges 

Street 

Grade II 195m Minor Beneficial Block massing and distribu-

tion designed to reinstate 

urban grain / built form and 

historic connectivity along St 

Georges Street. 

High quality design applied to 

point block tower in mitigation of  

inter-visibility in views of the 

asset from the south.  

45 1051946 

Group –11 

1-9, Muspole Street Grade II 208m Minor Harmful  High quality design applied to 

point block tower in mitigation of  

inter-visibility in views of the 

asset from the south / south-

west.  

46 1051926 

Group—10 

98 and 100, Oak Street Grade II 235m Negligible    High quality design applied to 

point block tower in mitigation of 

inter-visibility experienced dur-

ing winter when tower will be 

visible in long range views of the 

asset from the south west and 

north west.  

47 1219542 

Group—10 

102 and 104, Oak Street Grade II 236m Negligible / 

no discerni-

ble impact 

  As above (98-100, Oak Street) 

48 1280188 

Group –11 

27 and 29, Colegate Grade II 237m Minor Harmful Block massing and distribu-

tion designed to relieve ex-

tended setting as far as pos-

sible.  

High quality design applied to 

point block tower as visual coun-

ter-point in views of the asset 

from the south west. 
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5.3 ASSESSMENT OF IMPACT: GRADE II & LOCALLY LISTED BUILDINGS WITHIN A 250 METRE RADIUS 

No. List Entry ID 

or  

Assessment 

Group 

Name Designation / 

status 

Distance 

from Site 

Level of 

Impact 

Nature of im-

pact (harmful 

or beneficial) 

Steps to preserve set-

ting / maximise en-

hancement 

Steps to minimise harm 

49 1051927 

Group—10 

 

106, Oak Street Grade II 237m Negligible / 

no discerni-

ble impact 

  High quality design applied to 

point block tower in mitigation of 

inter-visibility experienced dur-

ing winter when tower will be 

visible in long range views of the 

asset from the north west.  

50 1219549 

Group—10 

108, Oak Street Grade II 239m Negligible / 

no discerni-

ble impact 

  High quality design applied to 

point block tower in mitigation of 

inter-visibility experienced dur-

ing winter when tower will be 

visible in long range views of the 

asset from the north west.  

51 1219257 

Group—11 

The Woolpack Public 

House 

Grade II 241m Minor Harmful   High quality design applied to 

point block tower in mitigation of  

inter-visibility in views of the 

asset from the south. 

Block massing and distribution 

designed to relieve wider setting 

as far as possible. Development 

largely concealed by St Cripsin’s 

House (see comments on cumu-

lative development).  

52 Anglia Square 

Site 

43-45 Pitt Street Locally Listed 

Building 

 Major Harmful  Detailed record of the building to 

be undertaken in mitigation for 

its demolition. Level of recording 

to be agreed with LPA / via con-

dition.  

53 Group One: 

Bull Close and 

Cowgate 

4-6 Cowgate Locally Listed 

Building 

 Moderate Beneficial Removal of multi-storey 

car park and Magdalen 

Street frontage buildings. 

High quality design for 

replacement buildings on 

Site. 

Block massing and distribution 

designed to relieve extended 

setting as far as possible.  

54 Group One: 

Bull Close and 

Cowgate 

20 (St Paul’s Tavern), 

Cowgate 

Locally Listed 

Building 

 Moderate Beneficial Removal of multi-storey 

car park and Magdalen 

Street frontage buildings. 

High quality design for 

replacement buildings on 

Site. 

Block massing and distribution 

designed to relieve wider setting 

as far as possible. High quality 

design applied to point block 

tower in mitigation of inter-

visibility in long range views of 

the asset from the east. 

55 Group One: 

Bull Close and 

Cowgate 

21, 23, 25, 27 & 29, Cow-

gate 

Locally Listed 

Building 

 Moderate Beneficial As above As above 
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5.3 ASSESSMENT OF IMPACT: GRADE II & LOCALLY LISTED BUILDINGS WITHIN A 250 METRE RADIUS 

No. List Entry ID or  

Assessment 

Group 

Name Designation / 

status 

Distance 

from Site 

Level of 

Impact 

Nature of im-

pact (harmful 

or beneficial) 

Steps to preserve set-

ting / maximise en-

hancement 

Steps to minimise harm 

56 Group One: Bull 

Close and Cowgate 

33, Cowgate Locally Listed 

Building 

 Moderate Beneficial Removal of multi-storey 

car park. High quality de-

sign for replacement 

buildings on Site. 

Block massing and distribution 

designed to relieve wider setting 

as far as possible. High quality 

design applied to point block 

tower in mitigation of inter-

visibility in long range views of 

the asset from the east. 

57 Group One: Bull 

Close and Cowgate 

Wensum Hall (formerly 

Cowgate Street Sunday 

School) 

Locally Listed 

Building 

 Minor Harmful Removal of multi-storey 

car park. High quality de-

sign for replacement 

buildings on the Site.  

Block massing and distribution 

designed to relieve wider setting 

as far as possible. High quality 

design applied to point block 

tower in mitigation of inter-

visibility in long range views of 

the asset from the east. 

58 Group One: Bull 

Close and Cowgate 

43 (Plasterers Arms), 

Cowgate 

Locally Listed 

Building 

 Minor Harmful As above As above 

59 Group One: Bull 

Close and Cowgate 

44-54, Bull Close Road Locally Listed 

Building 

 Negligible   High quality design applied to 

point block tower in mitigation of 

inter-visibility in long range 

views of the asset from the 

east / north east 

60 Group One: Bull 

Close and Cowgate 

56-66, Bull Close Road Locally Listed 

Building 

 Negligible   As above 

61 Group One: Bull 

Close and Cowgate 

98, Leopard Public 

House, Bull Close Road 

Locally Listed 

Building 

 Negligible   High quality design applied to 

point block tower in mitigation of 

inter-visibility in long range 

views of the asset from the east. 

62 Group One: Bull 

Close and Cowgate 

100, 102, 102a & 104, 

Bull Close Road 

Locally Listed 

Building 

 Negligible   As above 

63 Group Two: Magpie 

Road and St Au-

gustine’s Street 

13, 13a, 15, 17 & 19, St 

Augustine’s Street 

Locally Listed 

Building 

 Moderate Some harm 

overall though 

with multiple 

visual benefits 

arising from the 

development 

cumulatively.  

Block massing and distri-

bution designed to rein-

state urban grain / built 

form and historic connec-

tivity in vicinity of St Au-

gustine Street / Pitt Street 

junction. 

High quality design for replace-

ment buildings on Site with fo-

cus on point block tower as visu-

al counter-point in prominent 

views of  the asset from the 

north west.  

64 Group Two:Magpie 

Road and St Au-

gustine’s Street 

31 & 33, St Augustine’s 

Street 

Locally Listed 

Building 

 Moderate As above As above As above 

65 Group Two:Magpie 

Road and St Au-

gustine’s Street 

39, St Augustine’s Street Locally Listed 

Building 

 Moderate As above As above As above 
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No. List Entry ID or  

Assessment 

Group 

Name Designation / 

status 

Distance 

from Site 

Level of 

Impact 

Nature of im-

pact (harmful 

or beneficial) 

Steps to preserve set-

ting / maximise en-

hancement 

Steps to minimise harm 

66 Group Two: Magpie 

Road and St Au-

gustine’s Street 

41 & 43, St Augustine’s 

Street 

Locally Listed 

Building 

 Moderate Some harm 

overall though 

with multiple 

visual benefits 

arising from the 

development 

cumulatively.  

Block massing and distribu-

tion designed to reinstate 

urban grain / built form and 

historic connectivity in vicini-

ty of St Augustine Street / 

Pitt Street junction. 

High quality design for replace-

ment buildings on Site with fo-

cus on point block tower as visu-

al counter-point in prominent 

views of  the asset from the 

north west.  

67 Group Two: Magpie 

Road and St Au-

gustine’s Street 

53, St Augustine’s Street Locally Listed 

Building 

 Moderate Some harm 

overall though 

with multiple 

visual benefits 

arising from the 

development 

cumulatively. 

Removal of Sovereign 

House and view of Norwich 

Cathedral spire reinforced. 

Block massing and distribu-

tion designed to reinstate 

urban grain / built form and 

historic connectivity in vicini-

ty of St Augustine Street / 

Pitt Street junction.  

High quality design for replace-

ment buildings on Site with fo-

cus on point block tower as visu-

al counter-point in prominent 

views of  the asset from the 

north / north west.  

68 Group Two: Magpie 

Road and St Au-

gustine’s Street 

59, St Augustine’s Street Locally Listed 

Building 

 Moderate As above As above As above 

69 Group Two: Magpie 

Road and St Au-

gustine’s Street 

63-73, St Augustine’s 

Street 

Locally Listed 

Building 

 Moderate As above As above As above 

70 Group Two: Magpie 

Road and St Au-

gustine’s Street 

75, St Augustine’s Street Locally Listed 

Building 

 Negligible Harmful  High quality design applied to 

point block tower in mitigation of 

inter-visibility in long range 

views of the asset from the 

north. 

71 Group Two: Magpie 

Road and St Au-

gustine’s Street 

54 and 54a, St Au-

gustine’s Street 

Locally Listed 

Building 

 Moderate Some harm 

overall though 

with multiple 

visual benefits 

arising from the 

development 

cumulatively. 

Removal of Sovereign 

House and view of Norwich 

Cathedral spire reinforced. 

Block massing and distribu-

tion designed to reinstate 

urban grain / built form and 

historic connectivity in vicini-

ty of St Augustine Street / 

Pitt Street junction.  

High quality design for replace-

ment buildings on Site with fo-

cus on point block tower as visu-

al counter-point in prominent 

views of  the asset from the 

north / north west.  

72 Group Two: Magpie 

Road and St Au-

gustine’s Street 

64 & 66, St. Augustine’s 

Street 

Locally Listed 

Building 

 Moderate As above As above As above 

73 Group Two: Magpie 

Road and St Au-

gustine’s Street 

68, St Augustine’s Street Locally Listed 

Building 

 Moderate As above As above As above 

74 Group Two:Magpie 

Road and St Au-

gustine’s Street 

70 and 72, St Augustine’s 

Street 

Locally Listed 

Building 

 Moderate As above As above As above 
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No. List Entry ID or  

Assessment 

Group 

Name Designation / 

status 

Distance 

from Site 

Level of 

Impact 

Nature of im-

pact (harmful 

or beneficial) 

Steps to preserve set-

ting / maximise en-

hancement 

Steps to minimise harm 

75 Group Two: Magpie 

Road and St Au-

gustine’s Street 

2, 4, 6 and 8, Magpie 

Road 

Locally Listed 

Building 

 Negligible Harmful  High quality design applied to 

point block tower in mitigation of 

inter-visibility in long range 

views of the asset from the north 

west. 

76 Group Two: Magpie 

Road and St Au-

gustine’s Street 

10 and 12, Magpie Road Locally Listed 

Building 

 Negligible Harmful  High quality design applied to 

point block tower in mitigation of 

inter-visibility in long range 

views of the asset from the north 

west. 

77 Group Two: Magpie 

Road and St Au-

gustine’s Street 

18-32, Magpie Road 

(Nos. 18-20 only affect-

ed) 

Locally Listed 

Building 

 Negligible Harmful  High quality design applied to 

point block tower in mitigation of 

inter-visibility in long range 

views of the asset from the north  

78 Group Two: Magpie 

Road and St Au-

gustine’s Street 

36-62, Magpie Road 

(nos.  50—62 only affect-

ed) 

Locally Listed 

Building 

 Minor Harmful Block massing and distribu-

tion designed to relieve wider 

setting as far as possible.  

High quality design applied to 

point block tower in mitigation of 

inter-visibility in views of the 

asset from the north  

79 Group Two: Magpie 

Road and St Au-

gustine’s Street 

82-100, Magpie Road 

(nos. 82-88 and 94-100 

only affected) 

Locally Listed 

Building 

 Minor Harmful  High quality design applied to 

point block tower in mitigation of 

inter-visibility in long range 

views of the asset from the 

north. 

80 Group Two: Magpie 

Road and St Au-

gustine’s Street 

108-118, Magpie Road 

(nos. 108-114 only affect-

ed) 

Locally Listed 

Building 

 Negligible Harmful  High quality design applied to 

point block tower in mitigation of 

inter-visibility in long range 

views of the asset from the north  

81 Group Three: Sussex 

Street, Oak Street 

and Chatham Street 

2, Chatham Street Locally Listed 

Building 

 Minor Harmful  High quality design applied to 

point block tower in mitigation of 

inter-visibility in long range 

views of the asset from the north 

west. 

82 Group Three: Sussex 

Street, Oak Street 

and Chatham Street 

4, 6 and 8 Chatham 

Street 

Locally Listed 

Building 

 Minor Harmful  As above 

83 Group Three: Sussex 

Street, Oak Street 

and Chatham Street 

Former Gildencroft Meet-

ing House, Chatham 

Street 

Locally Listed 

Building 

 Minor Harmful  High quality design applied to 

point block tower in mitigation of 

inter-visibility experienced dur-

ing winter when tower will be 

visible in long range views of the 

asset from the west / south 

west.  
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No. List Entry ID or  

Assessment Group 

Name Designation / 

status 

Distance 

from Site 

Level of 

Impact 

Nature of im-

pact (harmful 

or beneficial) 

Steps to preserve set-

ting / maximise enhance-

ment 

Steps to minimise harm 

84 Group Three: Sussex 

Street, Oak Street and 

Chatham Street 

Malzy Court, 

Quakers Lane 

Locally Listed 

Building 

 Negligible   High quality design applied to 

point block tower in mitigation of 

inter-visibility experienced dur-

ing winter when tower will be 

visible in long range views of the 

asset from the north west. 

85 Group Four: Magdalen 

Street 

43, Magdalen Street Locally Listed 

Building 

 Minor Beneficial Removal of cinema and Mag-

dalen Street frontage build-

ings. High quality design of 

replacement buildings on Site 

and improvements to area 

below flyover (separate appli-

cation). 

Block massing and distribution 

designed to relieve wider setting 

as far as possible. 

86 Group Four: Magdalen 

Street 

45, Magdalen Street Locally Listed 

Building 

 Minor Beneficial Removal of cinema and Mag-

dalen Street frontage build-

ings. Re-cladding of Gilden-

gate House, high quality de-

sign for replacement buildings 

on Site and improvements to 

area below flyover (separate 

application). 

Block massing and distribution 

designed to relieve wider setting 

as far as possible. 

87 Group Four: Magdalen 

Street 

59 Magdalen Street Locally Listed 

Building 

 Moderate Beneficial As above As above 

88 Group Four: Magdalen 

Street 

65 Magdalen Street Locally Listed 

Building 

 Moderate Beneficial As above As above 

89 Group Four: Magdalen 

Street 

67 and 69 Magdalen 

Street 

Locally Listed 

Building 

 Moderate Beneficial As above As above 

90 Group Four: Magdalen 

Street 

71 and 73, Magdalen 

Street 

Locally Listed 

Building 

 Moderate Beneficial Removal of cinema and Mag-

dalen Street frontage build-

ings. High quality design for 

replacement buildings on Site 

and improvements to area 

below flyover (separate appli-

cation). 

Block massing and distribution 

designed to relieve wider setting 

as far as possible. 

91 Group Four: Magdalen 

Street 

89-93, Magdalen 

Street 

Locally Listed 

Building 

 Moderate Beneficial Removal of cinema, Magda-

len Street frontage buildings 

and multi-storey car park. 

High quality design for re-

placement buildings on Site.  

Block massing and distribution 

designed to relieve wider setting 

as far as possible. 

92 Group Four: Magdalen 

Street 

95, Magdalen Street Locally Listed 

Building 

 Moderate Beneficial As above As above 

93 Group Four: Magdalen 

Street 

97-99, Magdalen 

Street 

Locally Listed 

Building 

 Moderate Beneficial As above As above 
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No. List Entry ID or  

Assessment 

Group 

Name Designation / 

status 

Distance 

from Site 

Level of 

Impact 

Nature of im-

pact (harmful 

or beneficial) 

Steps to preserve 

setting / maximise 

enhancement 

Steps to minimise harm 

94 Group Four: Magda-

len Street 

111 Magdalen Street Locally Listed 

Building 

 Minor Beneficial Removal of cinema, Mag-

dalen Street frontage 

buildings and multi-storey 

car park. High quality 

design for replacement 

buildings on Site.  

Block massing and distribu-

tion designed to relieve wid-

er setting as far as possible. 

95 Group Five: St 

George’s Street, 

Calvert Street and 

Golden Dog Lane 

13-25, Calvert Street Locally Listed 

Building 

 Minor Harmful Block massing and distri-

bution designed to relieve 

extended setting as far as 

possible 

High quality design applied 

to point block tower as visu-

al counter-point in views 

from Calvert Street / Co-

legate and in views of the 

asset from the south. 

96 Group Five: St 

George’s Street, 

Calvert Street and 

Golden Dog Lane 

27-35, Calvert Street Locally Listed 

Building 

 Minor Harmful  As above 

97 Group Five: St 

George’s Street, 

Calvert Street and 

Golden Dog Lane 

30 and 32, Calvert Street Locally Listed 

Building 

 Minor Harmful  As above 

98 Group Five: St 

George’s Street, 

Calvert Street and 

Golden Dog Lane 

20 Golden Dog Lane Locally Listed 

Building 

 Minor Harmful Block massing and distri-

bution designed to relieve 

wider setting as far as 

possible. 

Re-cladding of Gilden-

gate House and nigh 

quality design for replace-

ment buildings on Site.  

High quality design for re-

placement buildings on Site 

with focus on point block 

tower as visual counter-

point in prominent views of  

the asset from the south / 

south west (Colegate Street 

Car Park).  

99 Group Six: Colegate 32, The Merchants of 

Spice (Indian Restaurant)  

Locally Listed 

Building 

 Negligible  Block massing and distri-

bution designed to relieve 

extended setting as far as 

possible.  

High quality design applied 

to point block tower as visu-

al counter-point in north-

ward views from the asset. 

100 Group Seven: St 

Mary’s Plain, Duke 

Street and Muspole 

Street 

St Mary’s Baptist Chapel, 

St Mary’s Plain 

Locally Listed 

Building 

 Negligible  Block massing and distri-

bution designed to relieve 

extended setting as far as 

possible.  

High quality design applied 

to point block tower as visu-

al counter-point in incidental 

views of the asset from the 

south west. 

Impact on Grade II listed buildings 

1) No. 75, Magdalene Street 

Relevant Views considered—34 & 43 

The Development will result in a considerable change to the both the princi-

pal and wider setting of the heritage asset. This is considered to have a  

moderate beneficial impact on the building’s significance due to the remov-

al or improvement of buildings that have a markedly negative impact on its 

setting. Of particular note are the cinema and adjoining buildings along 

Magdalen Street (Nos. 84-98), which are to be demolished. A high quality 

of design has been applied to the replacement buildings on Site and the 

block massing and distribution of the development has been carefully ar-

ranged in order to relieve wider setting of the asset as far as possible. 

Gildengate House will also be re-modelling and externally re-faced in order 

to enhance what is a poor quality modern building.  

The asset is also close enough to the Site for its setting to benefit from en-

hancements to the public realm, open spaces, street furniture and provision 

of trees associated with the proposed development. In this respect the de-

velopment will improve and enliven the special character and appearance 

of this part of the conservation area which is within the Anglia Square Char-

acter Area (see also Section 5.5). The proposed improvements to the area 

below the flyover, the subject of a separate application, will also alleviate 

an aspect of the building’s extended setting that detract from its special 

interest. 

Improved connectivity and increased footfall arising from the new Develop-

ment will furthermore allow more people to better experience the heritage 

asset and appreciate its special interest and associated heritage values.  

2) Doughty’s Hospital 

Relevant Views considered—44 

The Development will result in a substantial change to the building’s wider 

setting. This will have an appreciable impact on views of the building from 

the south and in the context of its principal setting comprising the main 

quadrangle (cf. View 44). In turn this will give rise to some harm to its herit-

age significance on account of the impact of the 25 storey tower and the 8 

storey elements of Block G which introduce built form of contrasting scale 

and massing. The current baseline created by Gildengate House and Sov-

ereign House is considered to have resoundingly negative impact on the 

significance of Doughty’s hospital. There will therefore be some enhance-

ment due to the proposed improvements to Gildengate House which is to 

be re-modelled and externally re-faced.  

A high quality of design has otherwise been applied to the replacement 

buildings on Site and the block massing and distribution of the Develop-

ment has been carefully arranged in order to relieve wider setting of the 
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asset as far as possible. The diverse forms of Block G, in conjunction with 

the tower, will nonetheless appear as a prominent backdrop to the asset. 

The 25 storey point block tower will serve as a visual counter-point to the 

Victorian architecture of the asset and its more diminutive scale. The form 

and outline of the tower in conjunction with its brickwork detailing, vertical 

emphasis, fenestration and careful placement seek to complement the wid-

er surroundings and introduce an element of time depth to the asset’s wider 

setting. This serves to ground the building in its broader urban context 

while drawing the eye north towards Anglia Square and the city environs 

beyond St Cripsins Road. The latter presently truncates / terminates the 

connection with the northern part of the conservation area but which forms 

part of the medieval city. Consequently the legibility and appreciation of 

Norwich’s considerable importance during the late medieval period would 

be enhanced.  

The level of residual ‘harm’ resulting from the Development is considered to 

be ‘less than substantial’ and of a moderate order within the meaning of 

paragraph 134 of the NPPF. This will need to be considered against the 

significant ‘public benefits’ resulting from the Development proposals identi-

fied within Section 5.1.  

3) Nos. 2-12, Gildencroft 

Relevant Views considered—16, 31, 32, & 33 

The Development will result in a striking visual reconnection and physical 

reintegration of the buildings surrounding St Augustine’s churchyard as well 

as the buildings at the southern end of St Augustine’s Street into the town-

scape. This will be principally achieved by the alignment of Blocks A, D, E 

and H along the historic course of Botolph Street. This is a key component 

of the Site layout and will deliver a high quality pedestrian link between 

Magdalen Street and St Augustine Street / Pitt Street. Anglia Square and St 

Georges Square will become impressive public spaces and nodal points 

capturing views towards St Augustine’s Church to be appreciated and en-

joyed en route.  CGI’s of these views are shown in Figure 78 and demon-

strate that the asset’s wider setting and approach from the city centre will 

be both preserved and enhanced.  

Improved connectivity and increased footfall arising from the new develop-

ment will allow more people to better experience the heritage asset and 

appreciate its special architectural interest and associated heritage values. 

The use of St Augustine’s Church as a borrowed landmark and way-marker 

through the development will furthermore enhance the experience of herit-

age assets that comprise the building’s setting and contribute to its signifi-

cance. These include St Augustine’s Church (Grade I) and a large number 

of other Grade II listed buildings on both sides of St Augustine’s Street. In 

this respect the development will improve and enliven the special character 

and appearance of this part of the conservation area which is within the 

Northern City Character Area (see also Section 5.5). 

The experience of 2-12 Gildencroft from within St Augustine’s Churchyard 

comprises its primary setting. This experience will be appreciably over-

shadowed by the 25 storey tower and the diverse forms of Blocks E and F, 

particularly in more distant views of the building from the north west (View 

32) and upon emerging from St Augustine’s Church (View 33). However, 

the height of the tower is not disproportionate to the scale and appearance 

of the St Augustine’s Church Tower. The form and outline of the tower in 

conjunction with its brickwork detailing, vertical emphasis, fenestration and 

careful placement complement its surroundings and introduce an element 

of time depth to the asset’s wider setting. As well as an interesting and var-

ied skyline this will provide a welcome new dimension to the building’s pre-

sent environment which, to the south east, is blighted by negative build-

ings, poorly maintained surface car parks, the absence of built form and 

low quality / inactive frontages.  

The tall building within the Development has been designed as a strong 

visual counter-point to the nearby landmark of St Augustine’s Church tow-

er, with which it resonates and serves to ground both heritage assets in 

their distinctive urban context. While the impact of the tower is transforma-

tional on account of its scale, it is considered to have a positive relationship 

with the heritage asset as well as those other aspects of the locality consid-

ered important within Historic England’s Guidance for Tall Buildings (HEAN 

4). These are highlighted in section 2.2 on page 8. In the context of 2-12 

Gildencroft those aspects considered relevant but also successfully ad-

dressed by the tower element include the topography, urban grain and 

streetscape, open spaces, important views and impact on the skyline. 

The cumulative impact of the Development on the setting of 2-12 Gilden-

croft is considered to result in some harm to its significance.  However, the 

cumulative enhancement of the asset’s wider setting, whereby the architec-

ture and history of the asset is strongly reinforced and celebrated, puts this 

‘harm’ into a positive overall context. The ‘harm’ is considered to be ‘less 

than substantial’ and of a moderate order within the meaning of paragraph 

134 of the NPPF.  This ‘harm’ will need to be considered against the signifi-

cant ‘public benefits’ resulting from the Development proposals identified 

within Section 5.1 

4) Magdalene Street group to north of Application Site: 

105, Magdalen Street (Cat and Fiddle Public House) 

107 and 109, Magdalen Street 

113, Magdalen Street 

115 and 177 Magdalen Street 

Relevant Views considered—34 & 43 

The Development will result in a moderate to substantial change to the wid-

er setting of these heritage assets, those closer to the Site experiencing a 

greater level of impact. This is considered to have a  minor to moderate 

beneficial impact on their significance due to the removal of buildings that 

have a markedly negative impact on their wider setting. Of particular note 

are the multi-storey car park, cinema and adjoining buildings along Magda-

len Street (Nos. 84-98), all of which are to be demolished.  A high quality of 

design has been applied to the replacement buildings on Site and the block 

massing and distribution of the development has been carefully arranged in 

order to relieve wider setting of the asset as far as possible. The southern 

most asset (Cat and Fiddle Pub) is also close enough to the Site for its set-

ting to benefit from enhancements to the public realm, open spaces, street 

furniture and provision of trees associated with the proposed Development. 

Improved connectivity and increased footfall arising from the new Develop-

ment will allow more people to better experience these heritage assets and 

appreciate their special interest and associated heritage values.  

5) St Augustine’s Street group: 

Rear of Numbers 13 and 15, St Augustine’s Street 

1 and 3, St Augustine ‘s Street 

5, St Augustine’s Street 

7, St Augustine’s Street 

9 and 11, St Augustine’s Street 

21, St Augustine’s Street 

27-29, St Augustine’s Street 

22 and 24, St Augustine’s Street 

26-30, St Augustine’s Street 

32, 34, 36 and 36A, St Augustine’s Street 

42 - 52, St Augustine’s Street 

55, St Augustine’s Street 

The Catharine Wheel Public House,  St Augustine’s Street 

Relevant Views considered—14, 15, 16, 17, 32, & 33. 

The Development will result in a striking visual reconnection and physical 

reintegration of the buildings along the full length of St Augustine’s Street 

into the townscape. A two way strategy has been developed in order to 

achieve this. This first incorporates an outward looking perspective, using 

existing landmarks and reference points beyond the development boundary 

in order to integrate the new buildings and principal connections as fully as 

possible into their surroundings. The second element is an inward looking 
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or cross-cutting perspective, in other words an awareness of historic routes 

through the Site and key views that signpost its location whilst reinforcing 

its relationship with the city of Norwich as a whole. 

In terms of the outward looking perspective the reintegration of St Augus-

tines Street into the townscape will be principally achieved by the alignment 

of Blocks A, D, E and H along the historic course of Botolph Street. This is 

a key component of the Site layout and will deliver a high quality pedestrian 

link between Magdalen Street and St Augustines Street / Pitt Street. Anglia 

Square and St Georges Square will become impressive public spaces and 

nodal points capturing views towards St Augustine’s Church to be appreci-

ated and enjoyed en route. The use of St Augustine’s Church as a bor-

rowed landmark and way-marker through the development (cf. fig. 78) will 

furthermore enhance the experience of heritage assets that comprise the 

building’s setting and contribute to its significance. These include the group 

of Grade II listed buildings on both sides of St Augustines Street. In this 

respect the development will also improve and enliven the special charac-

ter and appearance of this part of the conservation area which is within the 

Northern City Character Area (see also Section 5.5). 

In terms of the ‘inward looking’ or cross-cutting perspective, St Augustines 

Street is almost perfectly aligned with the spire of Norwich Cathedral, form-

ing an important northern approach into the city. In visual terms this creates 

a dramatic view corridor within the townscape and is identified within the 

Anglia square PGN as a ‘strategic view’. This will be considerably en-

hanced by the development proposals on account of the removal of Sover-

eign House (Views 14 and 15) and the careful placement of new develop-

ment within the Site. Accordingly, in the opposite direction to that consid-

ered above, the development will also result in a striking visual reconnec-

tion and reintegration of the Cathedral tower and spire into the local town-

scape. Again, this will be achieved by the alignment and modulation of 

Blocks A, D, E and H along the historic course of Botolph Street as well as 

the position of the 25 storey point block tower. The pedestrian link between 

Magdalen Street and St Augustines Street / Pitt Street will form part of a 

much longer approach to the Cathedral from the north west. This seeks to 

optimise the presence of Norwich’s principal historic building as a borrowed 

landmark and way-marker through the development. Framed views of Ca-

thedral spire will characterise the approach and more incidental views will 

be captured within the Development itself and enjoyed en route. 

The experience of this group of heritage assets, particularly those along the 

southern half of St Augustine’s Street (south of Sussex Street junction), will 

be appreciably overshadowed by the 25 storey tower and to a lesser de-

gree by the diverse forms of Blocks E and G (View 16). However, the 

height of the tower is not disproportionate to the scale and appearance of 

other landmark buildings in Norwich. The form and outline of the tower in 

conjunction with its brickwork detailing, vertical emphasis, fenestration and 

careful placement complement its surroundings and introduce an element 

of time depth to the wider setting of these heritage assets. As well as an 

interesting and varied skyline this will provide a welcome new dimension to 

their present environment situated to the south. Precisely where one would 

expect to encounter a crescendo in building density and architectural varia-

tion as one nears the city centre, the experience is characterised by the 

blight of negative buildings, poorly maintained surface car parks, the ab-

sence of built form and low quality / inactive frontages. Indeed, Pevsner / 

Wilson describe the melancholy remains of Botolph Street, which bends 

away to the south past Sovereign House, as ‘literally a wasteland’.  

The tall building within the development has been designed as a strong 

visual counter-point to the nearby landmark of St Augustine’s Church tower 

on the west side of St Augustines Street. While the impact of the tower is 

transformational on account of its scale, it is considered to have a positive 

relationship with this group of heritage assets as well as those other as-

pects of the locality considered important within Historic England’s Guid-

ance for Tall Buildings (HEAN 4). These are highlighted in section 2.2 on 

page 8. In the context of St Augustines Street, those aspects considered 

relevant but also successfully addressed by the tower element include the 

topography, urban grain and streetscape, height and scale of development, 

open spaces, important views and impact on the skyline. 

Improved connectivity and increased footfall arising from the new develop-

ment will allow more people to better experience this group of heritage as-

set and appreciate their special architectural interest and associated herit-

age values.  

The cumulative impact of the Development on the setting of this group of 

heritage assets is considered to result in some harm to their significance.  

However, the cumulative enhancement of their wider setting, whereby the 

architecture and history of the townscape is strongly reinforced and cele-

brated, puts this ‘harm’ into a positive overall context. The ‘harm’ is consid-

ered to be ‘less than substantial’ and of a moderate order within the mean-

ing of paragraph 134 of the NPPF.  This ‘harm’ will need to be considered 

against the significant ‘public benefits’ resulting from the Development pro-

posals identified within Section 5.1 

6) Magdalen Street group to south of Application Site: 

46 and 48, Magdalen Street 

44, Magdalen Street 

41, Magdalen Street 

29, Magdalen Street 

Relevant Views considered—41 & 42 

The Development will result in a moderate change to the wider setting of 

this group of heritage assets. This is considered to have a minor beneficial 

impact on their significance due to the removal or improvement of buildings 

that have a markedly negative impact on their setting. Of particular note is 

the cinema building and adjoining buildings along Magdalen Street (Nos. 

84-98), which are to be demolished. There will also be some enhancement 

due to the proposed improvements to Gildengate House which is to be re-

modelled and externally re-faced.  

A high quality of design has been applied to the replacement buildings on 

Site and the block massing and distribution of the Development has been 

carefully arranged in order to relieve wider setting of the asset as far as 

possible. The proposed improvements to area below flyover will also allevi-

ate an aspect of the building’s setting that is particularly negative.  

Improved connectivity and increased footfall arising from the new Develop-

ment will allow more people to better experience the heritage assets and 

appreciate their special architectural interest and associated heritage val-

ues.  

7) Sussex Street group: 

1A-11, Sussex Street 

13-19, Sussex Street 

21, Sussex Street 

27 and 19 Sussex Street 

Relevant Views considered—15 & 16. 

The Development will result in a minor change to the extended setting of 

this group of heritage assets on account of the 25 storey point block tower 

which will be visible in the context of southward views from the upper floors 

of these buildings. As such the public perception or external setting of the 

buildings will not be affected. Views from the interior of the buildings are 

not considered to be greatly impacted and do constitute a principle aspect 

of their collective or individual significance.  The tower will serve as a visual 

counter-point in these southerly views and appear as an incidental element 

that would contrast with the generally low-lying character of the existing 

view. However, the height of the tower is not disproportionate to the scale 

of other landmark buildings in Norwich. The form and outline of the tower in 

conjunction with its brickwork detailing, vertical emphasis, fenestration and 

careful placement complement its surroundings and introduce an element 

of time depth to the wider setting of these heritage assets.  

Accordingly the level of ‘harm’ resulting from the Development is consid-

ered to be negligible and will need to be considered against the significant 

‘public benefits’ resulting from the development proposals identified within 

Section 5.1. Improved connectivity and increased footfall arising from the 

new Development at Anglia Square will furthermore allow and encourage 

more people to better experience these heritage assets and appreciate 

their special architectural interest and associated heritage values. 
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8) Calvert / George Street / Golden Dog Lane group: 

63, St George’s Street 

12, Golden Dog Lane 

10, Golden Dog Lane 

5, Cross Lane 

Block to rear of number 24 Magdalen Street 

22, Calvert Street 

20, Calvert Street 

11, Calvert Street 

9, Calvert Street 

80 and 82, St George’s Street 

Relevant Views considered—37, 38 & 45 

The Development will result in a significant to moderate change to the ex-

tended setting of this group of heritage assets, being more noticeable in 

relation to those assets at the southern end of Calvert Street and on Gold-

en Dog Lane which feature within expansive northward views from the Co-

legate Street car park. The impact of the Development is generally consid-

ered to cause minor harm to heritage significance, with the exception of the 

buildings on St George’s Street, where the impact will be minor beneficial. 

Where there is harm this is on account of the impact of the 25 storey tower 

and the 10—12 storey elements of Block F which introduce built form of 

contrasting scale and massing. The 25 storey point block tower will serve 

as a visual counter-point to the Georgian and late-medieval architecture 

that these assets predominantly comprise and which is of diminutive scale. 

The eastern range of Block F and Block G in conjunction with the tower, will 

appear as incidental elements within the street scene.  

In mitigation a high quality of design has been applied to the replacement 

buildings on Site and the block massing and distribution of the Develop-

ment has been carefully arranged in order to relieve wider setting of the 

asset as far as possible. The form and outline of the tower in conjunction 

with its brickwork detailing, vertical emphasis, fenestration and careful 

placement complement the wider surroundings and introduce an element of 

time depth to the asset’s extended setting that serves to ground the build-

ing in its broader urban context. The development will also reinstate the 

urban grain and built form as well as the historic and visual connectivity of 

St Georges Street all the way to Botolph Street. The new elements visible 

within the setting of 63, 80 and 82 St George’s Street follow the gentle arc 

of the road in hierarchical steps which reinforce the historic townscape and 

help to draw the eye north towards Anglia Square and the city environs 

beyond St Cripsins Road. The latter presently truncates / terminates the 

connection with the northern part of the conservation area but which forms 

part of the medieval city. Consequently the legibility and appreciation of 

Norwich’s considerable importance during the late medieval period would 

be enhanced. 

Views from Colegate Street car park have also been taken into considera-

tion. Some of the changes that would result are considered to have a minor 

beneficial impact on the setting of nos. 10 and 12 Golden Dog Lane on ac-

count of the improvement of buildings that have a negative impact on set-

ting. Of particular note is Gildengate House, the re-cladding of which is an 

opportunity to enhance a poor quality modern building.  A high quality of 

design has otherwise been applied to the replacement buildings on Site 

and the block massing and distribution of the development has been care-

fully arranged in order to relieve wider setting of the asset as far as possi-

ble.  

Improved connectivity and increased footfall arising from the new Develop-

ment will allow more people to better experience this group of heritage as-

sets and appreciate their special architectural interest and associated herit-

age values.  

Accordingly the level of ‘harm’ resulting from the Development is consid-

ered to be ‘less than substantial’ and of a minor order within the meaning of 

paragraph 134 of the NPPF. This will need to be considered against the 

significant ‘public benefits’ resulting from the Development proposals identi-

fied within Section 5.1. 

9) Duke Street group: 

69-89, Duke Street 

67, Duke Street 

57-61, Duke Street 

Relevant Views considered—46 & 47 

The Development will result in a minor change to the wider setting of these 

heritage assets on account of the 25 storey point block tower which will be 

visible in the context of north facing views from the west side of Duke 

Street.  Such inter-visibility will be subject to seasonal variation due to the 

presence of mature deciduous trees on both sides of Duke Street. What 

little can be seen of the tower will serve as a visual counter-point in these 

northerly views, appearing as an incidental element in contrast to the low 

level character of the historic buildings in the foreground. The form and out-

line of the tower in conjunction with its brickwork detailing, vertical empha-

sis, fenestration and careful placement complement its wider surroundings 

and introduce an element of time depth to the extended setting of these 

heritage assets. This will serve to ground them in their broader urban con-

text.  

The views of 69-89 Duke Street in which the tower is likely to feature would 

also be affected by the proposed development at St Crispin’s House 

(17/01391/F). The additional storey proposed to the west wing of St 

Crispin’s House would obscure the majority of Block F (including the sky-

line) and also much of the 25 storey tower (cf. View 46 showing cumulative 

schemes). As Nos. 67 and 57-61 are situated further south after slight bend 

in the road, the development will largely disappear from view. The conse-

quent impact on their settings will be nominal. 

As with northward views along St Georges Street those visible elements of 

the development follow the gentle arc of the road in hierarchical steps and 

would reinforce the historic townscape whilst drawing the eye north to-

wards Anglia Square and the city environs beyond St Cripsins Road. The 

latter presently truncates / terminates the connection with the northern part 

of the conservation area but which forms part of the medieval city. Conse-

quently the legibility and appreciation of Norwich’s considerable importance 

during the late medieval period would be enhanced. Improved connectivity 

and increased footfall arising from the new development at Anglia Square 

will furthermore allow and encourage more people to better experience 

these heritage asset and appreciate their special architectural interest and 

associated heritage values. 

Accordingly the level of ‘harm’ resulting from the Development is consid-

ered to be negligible. This will need to be considered against the significant 

‘public benefits’ resulting from the Development proposals identified within 

Section 5.1. 

10) Oak Street group: 

Folly House and Pineapple House, St Martin’s Lane 

98 and 100, Oak Street 

102 and 104, Oak Street 

106, Oak Street 

108, Oak Street 

Relevant Views considered—29 & 30 

The Development will result in a substantial change to the wider setting of 

Folly House and Pineapple House on account of the 25 storey point block 

tower and the buildings of Block F which will be visible in the context of 

long range views of asset from the west.  Such inter-visibility will be subject 

to seasonal variation due to the presence of mature deciduous trees within 

the surrounding churchyard and further along St Martin’s Lane.  The tower 

will serve as a visual counter-point in these easterly views, appearing as an 

incidental element in contrast to the low level character of the existing view 

in winter. The form and outline of the tower in conjunction with its brickwork 
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detailing, vertical emphasis, fenestration and careful placement comple-

ment its wider surroundings and introduce an element of time depth to the 

Church’s extended setting. This will serve to ground Folly House and Pine-

apple House in its broader urban context.  

The views of this particular asset in which the tower is likely to feature 

would also be affected by the proposed development at St Mary’s Works 

(16/01950/O). According to Norwich City Council, this development “will 

result in the opening up and reintegration of the church into the townscape 

and the restoration of the church boundaries. This will allow people to bet-

ter experience this Grade I listed building. Subject to the detailed design 

being agreed, these works combined will serve to enhance the setting of 

this listed building and the character and appearance of the conservation 

area.”   

The cumulative impact of the Development at Anglia Square on the setting 

of the heritage asset, most notably the 25 storey tower, is ‘less than sub-

stantial’.  Accordingly the level of ‘harm’ resulting from the development is 

considered to be minor and will need to be considered against the signifi-

cant ‘public benefits’ resulting from the development proposals identified 

within Section 5.1. Improved connectivity and increased footfall arising from 

the new Development at Anglia Square will furthermore allow and encour-

age more people to better experience the heritage asset and appreciate its 

outstanding architectural qualities and associated heritage values. 

In respect to the heritage assets further north along Oak Street, the Devel-

opment will result in a minor change to the extended setting of these herit-

age assets with no discernible / negligible impact on their significance.  

11) Colegate group: 

1-9, Muspole Street 

27 and 29, Colegate 

The Woolpack Public House, Muspole Street 

Relevant Views considered—36, 37, 38 & 39. 

The Development will result in a minor change to the extended settings of 1

-9 Muspole Street and the Woolpack Public House on account of the 25 

storey point block tower and the very top of Block F which will be visible in 

the context of north facing views from the southern end of Muspole Street / 

St George’s churchyard.  The tower will serve as a visual counter-point in 

these northerly views, appearing as an incidental element in contrast to the 

more low-lying character of buildings in the foreground which comprise a 

mixture of historic and late twentieth century buildings. The form and out-

line of the tower in conjunction with its brickwork detailing, vertical empha-

sis, fenestration and careful placement complement its wider surroundings 

and introduce an element of time depth to the extended setting of these 

heritage assets. This will serve to ground them in their broader urban con-

text. These views would also be affected by the proposed Development at 

St Crispin’s House (17/01391/F). The additional two storeys proposed to 

the main bulk of St Crispin’s House would completely obscure Block F and 

also part of the 25 storey tower (cf. View 36 showing cumulative schemes). 

The cumulative impact of the development at Anglia Square, most notably 

the 25 storey tower, on the setting of these heritage assets is ‘less than 

substantial’. The level of ‘harm’ resulting from the Development is consid-

ered to be minor and will need to be considered against the significant 

‘public benefits’ resulting from the Development proposals identified within 

Section 5.1.   

The Development will result in a more significant change to the wider set-

ting of nos. 27 and 29 Colegate. This will have an impact on north facing 

views of the building from Colegate which forms part of the asset’s principal 

setting. In turn this will give rise to some harm to its heritage significance 

on account of the impact of the 25 storey tower and the 10—12 storey ele-

ments of Block G which introduce built form of contrasting scale and 

massing. The diverse forms of Block G, in conjunction with the tower, will 

appear as incidental elements within the street scene.  

In mitigation, the 25 storey point block tower will serve as a visual counter-

point to the Jacobean architecture of the asset and diminutive scale of the 

eclectic group of vernacular buildings within the foreground of views north 

along Calvert Street. The form and outline of the tower in conjunction with 

its brickwork detailing, vertical emphasis, fenestration and careful place-

ment seek to complement the wider surroundings and introduce an ele-

ment of time depth to the asset’s wider setting. This serves to ground the 

building in its broader urban context while drawing the eye north towards 

Anglia Square and the city environs beyond St Cripsins Road. The latter 

presently truncates / terminates the connection with the northern part of the 

conservation area but which forms part of the medieval city. Consequently 

the legibility and appreciation of Norwich’s considerable importance during 

the late medieval period would be enhanced. Furthermore, improved con-

nectivity and increased footfall arising from the new development will allow 

more people to better experience the heritage asset and appreciate its out-

standing architectural qualities and associated heritage values.  

Accordingly the level of ‘harm’ resulting from the Development is consid-

ered to be ‘less than substantial’ and of a moderate order within the mean-

ing of paragraph 134 of the NPPF. This will need to be considered against 

the significant ‘public benefits’ resulting from the Development proposals 

identified within Section 5.1.  

 

 

 

 

Impact on locally listed buildings 

12) Nos. 43-45 Pitt Street 

Relevant Views considered—30, 33 45 & 47 

The Development will result in the total demolition and permanent loss of 

this non-designated heritage asset. The footprint of these buildings lies 

wholly within the south west corner of the proposed 12 storey element of 

Block F.  As such the development will give rise to substantial harm to the 

asset which, in accordance with paragraph 135 of the NPPF requires a bal-

anced judgement to be made. Planning approval has previously been 

granted for the demolition of these locally listed buildings (08/00974/F) and 

it is submitted that the harm or loss resulting from their demolition would be 

outweighed by the public benefit of bringing the site back into use and the 

related benefits to the local townscape and heritage significance outlined in 

Sections 5.1 and 5.5. It is noted that nos. 43-45 Pitt Street make a positive 

contribution to the significance of the Conservation Area and therefore the 

justification for the loss of the asset should be considered in the context of 

paragraph 138 of the NPPF. The harm resulting to the Anglia Square Char-

acter Area and wider Conservation Area is addressed in detail within sec-

tion 5.5.   

The harm resulting from the loss of 43-45 Pitt Street should therefore be 

considered in light of the overall heritage benefits of the Development pro-

posals which include: 

 The reinstatement of urban grain, built form and historic connectivity 

between St Augustine’s Street and Magdalen Street via the pro-

posed Botolph Street and from Edward Street to St Crispins Way via 

the proposed St Georges Street. This will result in a positive transfor-

mation to and radical improvement of the local townscape and the 

legibility of the historic street layout in this part of the city. 

 Framed views towards St Augustine’s Church tower from Anglia 

Square along Botolph Street and the reinforcement of other identified 

positive vistas within the Anglia Square Character Area. 

 Improved connectivity and increased footfall arising from the new 

development will allow people to better experience this part of the 

Conservation Area. 

 Greatly improved public realm, open spaces, street furniture, provi-

sion of trees and biodiversity. 

 The opening up of strategic or significant views of the Cathedral 

Spire from the North west / Aylsham Road & St Augustine Street and 

also from Anglia Square following the removal of Sovereign House 

and cinema building. 

 The replacement of the multi-storey car park and Magdalen Street 
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frontage buildings with new buildings of high quality design for the 

improvement of local views and townscape and the enhancement of 

the setting of listed and locally listed buildings along Magdalen 

Street.  

 Prominent views from St Augustine’s Street, Edward Street and 

Cowgate are all identified as negative vistas and will be notably en-

hanced by the development proposals.  

 Re-cladding and re-modelling of Gildengate House will improve its 

appearance in context of views from the Magdalen Street area and 

southern and eastern approaches to the Site. 

 Improvements to the area below St Crispins flyover (subject of a sep-

arate application). 

Finally, a detailed record of the building is to be undertaken in mitigation for 

its demolition. The level of recording is to be agreed with LPA / via condi-

tion.  

13) Group One of locally listed buildings—Bull Close and 

Cowgate: 

 4-6 Cowgate 

 20 (St Paul’s Tavern), Cowgate 

 21, 23, 25, 27 & 29, Cowgate 

 33, Cowgate 

 Wensum Hall (formerly Cowgate Street Sunday School) 

 43 (Plasterers Arms), Cowgate 

 44-54, Bull Close Road 

 56-66, Bull Close Road 

 98, Leopard Public House, Bull Close Road 

 100, 102, 102a & 104, Bull Close Road 

Relevant Views considered—19, 34 & 35 

The Development will result in a moderate beneficial impact on those as-

sets closest to the Site (Nos. 4—33 Cowgate inclusive)  on account of the 

removal of multi-storey car park and Magdalen Street frontage buildings 

which are of negative quality in relation to their wider setting. The high qual-

ity design proposed for replacement buildings on Site will ensure some en-

hancement and the incremental changes in scale seen in close proximity to 

the Development will result in positive improvements to the townscape and 

character of the Conservation Area within the setting of these buildings. 

The block massing and distribution has been designed to relieve wider set-

ting as far as possible and at this range the proposed redistribution of built 

form throughout the Site will be effective in terms of limiting its impact on 

these locally listed buildings.  

The impact on Wensum Hall and 43 Cowgate (Plasterers Arms) will be 

more acute due to inter-visibility will the 25 storey tower and taller elements 

of Block A. In turn this will give rise to some harm to their heritage signifi-

cance with the introduction of built form of sharply contrasting scale and 

massing. The diverse forms of Block G, in conjunction with the tower, will 

appear as incidental elements within the street scene.  

In mitigation, the 25 storey point block tower will serve as a visual counter-

point to the Victorian architecture of the asset and diminutive scale of the 

eclectic group of local buildings within the foreground of views west along 

Cowgate. The form and outline of the tower in conjunction with its brick-

work detailing, vertical emphasis, fenestration and careful placement seek 

to complement the wider surroundings and introduce an element of time 

depth to the asset’s wider setting. This serves to ground the buildings in 

their broader urban context while drawing the eye west towards Anglia 

Square and the city environs beyond Magdalen Street.  

Accordingly the level of ‘harm’ resulting from the Development is consid-

ered to be ‘less than substantial’ and of a moderate order within the mean-

ing of paragraph 134 of the NPPF. This will need to be considered against 

the significant ‘public benefits’ resulting from the Development proposals 

identified within Section 5.1.  

The Development will result in moderate change within the extended set-

ting of the identified non-designated heritage assets on Bull Close Road on 

account of the 25 storey tower.  However this is considered to have a negli-

gible impact on their heritage significance owing to the distance from the 

Site, intervening built form and the more limited nature of the setting of 

these buildings. The tower will serve as a visual counter-point in eastward / 

south eastern views, appearing as an incidental element in contrast to the 

low-lying character of buildings in the foreground which comprise predomi-

nantly late nineteenth century terraced housing. The form and outline of the 

tower in conjunction with its brickwork detailing, vertical emphasis, fenes-

tration and careful placement complement its wider surroundings and intro-

duce an element of time depth to the extended setting of these heritage 

assets. This will serve to ground them in their broader urban context.  

Accordingly the negligible ‘harm’ resulting from the Development will need 

to be considered against the significant ‘public benefits’ resulting from the 

Development proposals identified within Section 5.1.  

 

 

 

14) Group Two of locally listed buildings—Magpie Road and 

St Augustine’s Street: 

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

 31 & 33, St Augustine’s Street 

 39, St Augustine’s Street 

 41 & 43, St Augustine’s Street 

 53, St Augustine’s Street 

 59, St Augustine’s Street 

 63-73, St Augustine’s Street 

 75, St Augustine’s Street 

 54 and 54a, St Augustine’s Street 

 64 & 66, St. Augustine’s Street 

 68, St Augustine’s Street 

 70 and 72, St Augustine’s Street 

 2, 4, 6 and 8, Magpie Road 

 10 and 12, Magpie Road 

 18-32, Magpie Road (Nos. 18-20 only) 

 36-62, Magpie Road (nos.  50—62 only) 

 82-100, Magpie Road (nos. 82-88 and 94-100 only) 

 108-118, Magpie Road (nos. 108-114 only) 

Relevant Views considered—5, 14, 15, 16, 17, 18, 32 & 33 

In relation to the locally listed buildings on St Augustine’s Street the Devel-

opment will result in a striking visual reconnection and physical reintegra-

tion of the buildings along the full length of St Augustine’s Street into the 

townscape. A two way strategy has been developed in order to achieve 

this. This first incorporates an outward looking perspective, using existing 

landmarks and reference points beyond the development boundary in order 

to integrate the new buildings and principal connections as fully as possible 

into their surroundings. The second element is an inward looking or cross-

cutting perspective, in other words an awareness of historic routes through 

the Site and key views that signpost its location whilst reinforcing its rela-

tionship with the city of Norwich as a whole. 

In terms of the outward looking perspective the reintegration of St Au-
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gustine’s Street into the townscape will be principally achieved by the align-

ment of Blocks A, D, E and H along the historic course of Botolph Street. 

This is a key component of the Site layout and will deliver a high quality 

pedestrian link between Magdalen Street and St Augustine Street / Pitt 

Street. Anglia Square and St Georges Square will become impressive pub-

lic spaces and nodal points capturing views towards St Augustine’s Church 

to be appreciated and enjoyed en route. The use of St Augustine’s Church 

as a borrowed landmark and way-marker through the development will fur-

thermore enhance the experience of heritage assets that comprise the 

building’s setting and contribute to its significance. These include the group 

of locally listed buildings on both sides of St Augustine’s Street. In this re-

spect the development will also improve and enliven the special character 

and appearance of this part of the conservation area which is within the 

Northern City Character Area (see also Section 5.5). 

In terms of the ‘inward looking’ or cross-cutting perspective, St Augustine’s 

Street is almost perfectly aligned with the spire of Norwich Cathedral, form-

ing an important northern approach into the city. In visual terms this creates 

a dramatic view corridor within the townscape and is identified within the 

Anglia square PGN as a ‘strategic view’. This will be considerably en-

hanced by the development proposals on account of the removal of Sover-

eign House (Views 14 and 15) and the careful placement of new develop-

ment within the Site. Accordingly, in the opposite direction to that consid-

ered above, the development will also result in a striking visual reconnec-

tion and reintegration of the Cathedral tower and spire into the local town-

scape. Again, this will be achieved by the alignment and modulation of 

Blocks A, D, E and H along the historic course of Botolph Street as well as 

the position of the 25 storey point block tower. The pedestrian link between 

Magdalen Street and St Augustine Street / Pitt Street will form part of a 

much longer approach to the Cathedral from the north west. This seeks to 

optimise the presence of Norwich’s principal historic building as a borrowed 

landmark and way-marker through the development. Framed views of Ca-

thedral spire will characterise the approach and more incidental views will 

be captured within the development itself and enjoyed en route. 

The experience of this group of non designated heritage assets, particularly 

those along the southern half of St Augustine’s Street (south of Sussex 

Street junction), will be appreciably overshadowed by the 25 storey tower 

and to a lesser degree by the diverse forms of Blocks E and G (View 16). 

However, the height of the tower is not disproportionate to the scale and 

appearance of other landmark buildings in Norwich. The form and outline of 

the tower in conjunction with its brickwork detailing, vertical emphasis, fen-

estration and careful placement complement its surroundings and introduce 

an element of time depth to the wider setting of these heritage assets. As 

well as an interesting and varied skyline this will provide a welcome new 

dimension to their present environment situated to the south. Precisely 

where one would expect to encounter a crescendo in building density and 

architectural variation as one nears the city centre, the experience is char-

acterised by the blight of negative buildings, poorly maintained surface car 

parks, the absence of built form and low quality / inactive frontages. In-

deed, Pevsner / Wilson describe the melancholy remains of Botolph Street, 

which bends away to the south past Sovereign House, as ’literally a waste-

land’.  

The tall building within the Development has been designed as a strong 

visual counter-point to the nearby landmark of St Augustine’s Church tower 

on the west side of St Augustine Street. While the impact of the tower is 

transformational on account of its scale, it is considered to have a positive 

relationship with this group of heritage assets as well as those other as-

pects of the locality considered important within Historic England’s Guid-

ance for Tall Buildings (HEAN 4). These are highlighted in section 2.2 on 

page 8. In the context of St Augustine’s Street, those aspects considered 

relevant but also successfully addressed by the tower element include the 

topography, urban grain and streetscape, height and scale of development, 

open spaces, important views and impact on the skyline. 

Improved connectivity and increased footfall arising from the new develop-

ment will allow more people to better experience this group of heritage as-

set and appreciate their special architectural interest and associated herit-

age values.  

The cumulative impact of the Development on the setting of this group of 

heritage assets is considered to result in some harm to their significance.  

However, the cumulative enhancement of their wider setting, whereby the 

architecture and history of the townscape is strongly reinforced and cele-

brated, puts this ‘harm’ into a positive overall context. The ‘harm’ is consid-

ered to be ‘less than substantial’ and of a moderate order within the mean-

ing of paragraph 134 of the NPPF.  This ‘harm’ will need to be considered 

against the significant ‘public benefits’ resulting from the Development pro-

posals identified within Section 5.1 

With regard to the locally listed buildings on Magpie Road the Development 

will result in moderate change within the extended setting of the identified 

non-designated heritage assets on account of the 25 storey tower.  Howev-

er, this is considered to have a negligible to minor impact on their heritage 

significance owing to the distance from the Site, intervening built form and 

the more limited nature of the setting of these locally listed buildings. The 

tower will serve as a visual counter-point in south facing views, appearing 

as an incidental element in contrast to the low-lying character of buildings 

in the foreground which comprise predominantly late nineteenth century 

terraced housing. The form and outline of the tower in conjunction with its 

brickwork detailing, vertical emphasis, fenestration and careful placement 

complement its wider surroundings and introduce an element of time depth 

to the extended setting of these heritage assets. This will serve to ground 

them in their broader urban context.  

In accordance with the requirements of paragraph 134 of the NPPF, the 

negligible and occasionally minor ‘harm’ resulting from the Development 

will need to be considered against the significant ‘public benefits’ resulting 

from the Development proposals identified within Section 5.1 .  

15) Group Three of locally listed buildings—Sussex Street, 

Oak Street and Chatham Street: 

 2, Chatham Street 

 4, 6 and 8 Chatham Street 

 Former Gildencroft Meeting House, Chatham Street 

 Malzy Court, Quakers Lane 

Relevant Views considered—16, 29, 30 & 31 

With regard to the locally listed buildings within this group the Development 

will result in moderate change within the extended setting of the identified 

non-designated heritage assets along Chatham Street and Quakers Lane-

on account of the 25 storey tower.  However, this is considered to have a 

negligible to minor impact on their heritage significance owing to the dis-

tance from the Site, intervening built form and the more limited nature of 

the setting of these locally listed buildings. The tower will serve as a visual 

counter-point in eastward views, appearing as an incidental element in con-

trast to the low-lying character of buildings in the foreground which com-

prise predominantly late nineteenth century terraced housing. The views of 

the former Gildencroft Meeting House and Malzy Court will be subject to 

significant seasonal variation owing to the presence of dense tree cover on 

the intervening land comprising the Quakers Burial ground and Gildencroft 

Park which extends eastwards as far as Pitt Street. The trees here are pre-

dominantly mature deciduous European and native species. In terms of 

where it can be seen, the form and outline of the tower in conjunction with 

its brickwork detailing, vertical emphasis, fenestration and careful place-

ment complement its wider surroundings and introduce an element of time 

depth to the extended setting of these heritage assets. This will serve to 

ground them in their broader urban context.  

In accordance with the requirements of paragraph 134 of the NPPF, the 

negligible and occasionally minor ‘harm’ resulting from the Development 

will need to be considered against the significant ‘public benefits’ resulting 

from the Development proposals identified within Section 5.1 .  
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16) Group Four of locally listed buildings—Magdalen Street: 

 43, Magdalen Street 

 45, Magdalen Street 

 59 Magdalen Street 

 65 Magdalen Street 

 67 and 69 Magdalen Street 

 71 and 73, Magdalen Street 

 89-93, Magdalen Street 

 95, Magdalen Street 

 97-99, Magdalen Street 

 111 Magdalen Street 

Relevant Views considered—34, 35, 41, 42 & 43. 

In relation to those buildings closest to the Site (i.e. Nos. 59-99 Magdalen 

Street) the Development will result in a considerable change to both the 

principal and wider settings of these non-designated heritage assets. This 

is considered to have a  moderate beneficial impact on the building’s signif-

icance due to the removal or improvement of buildings that have a marked-

ly negative impact on its setting. Of particular note are the cinema and ad-

joining buildings along Magdalen Street (Nos. 84-98), which are to be de-

molished. A high quality of design has been applied to the replacement 

buildings on Site and the block massing and distribution of the Develop-

ment has been carefully arranged in order to relieve wider setting of the 

asset as far as possible. Gildengate House will also be re-modelling and 

externally re-faced in order to enhance what is a poor quality modern build-

ing.  

The asset is also close enough to the Site for its setting to benefit from en-

hancements to the public realm, open spaces, street furniture and provision 

of trees associated with the proposed development. In this respect the De-

velopment will improve and enliven the special character and appearance 

of this part of the conservation area which is within the Anglia Square Char-

acter Area (see also Section 5.5). The proposed improvements to the area 

below the flyover will also alleviate an aspect of the building’s extended 

setting that detract from its special interest. 

Improved connectivity and increased footfall arising from the new develop-

ment will furthermore allow more people to better experience the heritage 

asset and appreciate its special interest and associated heritage values.  

In relation to the other assets within this group that are situated further 

away from the Site (i.e. Nos. 43, 45 and 111 Magdalen Street) the Devel-

opment will result in a moderate change to their wider setting. This is con-

sidered to have a minor beneficial impact on their significance due to the 

removal or improvement of buildings that have a markedly negative impact 

on their setting. Of particular note is the cinema building and adjoining 

buildings along Magdalen Street (Nos. 84-98), as well as the multi-storey 

car (relevant to No. 111) which are to be demolished. There will also be 

some enhancements to the settings of 43 and 45 Magdalen Street due to 

the proposed improvements to Gildengate House which is to be re-

modelled and externally re-faced.  

A high quality of design has been applied to the replacement buildings on 

Site and the block massing and distribution of the Development has been 

carefully arranged in order to relieve wider setting of the asset as far as 

possible. The proposed improvements to area below flyover, the subject of 

a separate application, will also alleviate an aspect of the settings of Nos. 

43 and 45 that negatively affects their significance.  

Improved connectivity and increased footfall arising from the new Develop-

ment will allow more people to better experience the heritage assets and 

appreciate their special architectural interest and associated heritage val-

ues.  

17) Group Five of locally listed buildings—St George’s Street, 

 Calvert Street and Golden Dog Lane: 

 13-25, Calvert Street 

 27-35, Calvert Street 

 30 and 32, Calvert Street 

 20 Golden Dog Lane 

Relevant Views considered—37, 38, 39 & 45. 

The Development will result in a moderate change to the extended setting 

of this group of locally listed buildings, being more noticeable in relation to 

views from the southern end of Calvert Street and expansive northward 

views from the Colegate Street car park across Golden Dog Lane. The im-

pact of the Development is generally considered to cause minor harm to 

heritage significance. Where there is harm this is on account of the impact 

of the 25 storey tower and the 10—12 storey elements of Block F which 

introduce built form of contrasting scale and massing. The 25 storey point 

block tower will serve as a visual counter-point to the late Georgian / early 

Victorian architecture that these assets predominantly comprise and which 

is of diminutive scale. The eastern range of Block F and Block G in con-

junction with the tower, will appear as incidental elements within the street 

scene.  

In mitigation a high quality of design has been applied to the replacement 

buildings on Site and the block massing and distribution of the Develop-

ment has been carefully arranged in order to relieve wider setting of the 

asset as far as possible. The form and outline of the tower in conjunction 

with its brickwork detailing, vertical emphasis, fenestration and careful 

placement complement the wider surroundings and introduce an element 

of time depth to the asset’s extended setting that serves to ground the 

buildings in their broader urban context. The new elements visible within 

the setting of these non-designated heritage assets help to draw the eye 

north towards Anglia Square and the city environs beyond St Cripsins 

Road. The latter presently truncates / terminates the connection with the 

northern part of the conservation area but which forms part of the medieval 

city. Consequently the legibility and appreciation of Norwich’s considerable 

importance during the late medieval period would be enhanced. 

Views from Colegate Street car park have also been taken into considera-

tion. Some of the changes that would result are considered to have a minor 

beneficial impact on the setting of no. 20 Golden Dog Lane on account of 

the improvement of buildings that have a negative impact on setting. Of 

particular note is Gildengate House, the remodelling and re-cladding of 

which is an opportunity to enhance a poor quality modern building.  A high 

quality of design has otherwise been applied to the replacement buildings 

on Site and the block massing and distribution of the development has 

been carefully arranged in order to relieve wider setting of the asset as far 

as possible.  

Improved connectivity and increased footfall arising from the new Develop-

ment will allow more people to better experience this group of heritage as-

sets and appreciate their special architectural interest and associated herit-

age values.  

Accordingly the level of ‘harm’ resulting from the Development is consid-

ered to be ‘less than substantial’ and of a minor order within the meaning of 

paragraph 134 of the NPPF. This will need to be considered against the 

significant ‘public benefits’ resulting from the Development proposals identi-

fied within Section 5.1. 

18) Group Six of locally listed buildings—Colegate: 

 32, The Merchants of Spice (Indian Restaurant)  

Relevant Views considered—36, 37, 38 & 39. 

The Development will result in a modest change to the wider setting of no. 

32 Colegate. This will have an impact on north-facing views from the build-

ing along Calvert Street but not in relation to views of the building itself. 

The asset’s principal setting is therefore not considered to be affected. The 

impact on the asset’s heritage significance is on account of the impact of 

the 25 storey tower and the 10—12 storey elements of Block G which intro-

duce built form of contrasting scale and massing. The diverse forms of 

Block G, in conjunction with the tower, will appear as incidental elements 



rpsgroup.com/uk  |  cgms.co.uk 121 

 

5.3 ASSESSMENT OF IMPACT: GRADE II & LOCALLY LISTED BUILDINGS WITHIN A 250 METRE RADIUS 

within the street scene when viewed from within the building or upon exit-

ing.  

In mitigation, the 25 storey point block tower will serve as a visual counter-

point to the Jacobean architecture of the asset and diminutive scale of the 

eclectic group of vernacular buildings within the foreground of views north 

along Calvert Street. The form and outline of the tower in conjunction with 

its brickwork detailing, vertical emphasis, fenestration and careful place-

ment seek to complement the wider surroundings and introduce an element 

of time depth to the asset’s wider setting. This serves to ground the building 

in its broader urban context while drawing the eye north towards Anglia 

Square and the city environs beyond St Cripsins Road. The latter presently 

truncates / terminates the connection with the northern part of the conser-

vation area but which forms part of the medieval city. Consequently the 

legibility and appreciation of Norwich’s considerable importance during the 

late medieval period would be enhanced. Furthermore, improved connec-

tivity and increased footfall arising from the new Development will allow 

more people to better experience the heritage asset and appreciate its out-

standing architectural qualities and associated heritage values.  

Accordingly the level of ‘harm’ resulting from the Development is consid-

ered to be negligible. This will need to be considered against the significant 

‘public benefits’ resulting from the Development proposals identified within 

Section 5.1.  

19) Group Seven of locally listed buildings—Duke  Street 

 and Muspole Street: 

 St Mary’s Baptist Chapel, St Mary’s Plain 

Relevant Views considered—46 & 47 

The Development will result in a minor change to the wider setting of this 

non-designated heritage asset on account of the 25 storey point block tow-

er. The latter will be visible in the context of north easterly views from the 

west side of the building along Rosemary Lane.  Such inter-visibility will be 

subject to seasonal variation due to the presence of mature deciduous 

trees in the vicinity of St Mary’s Church and St Mary’s Plain. What can be 

seen of the tower will serve as a visual counter-point in these north easterly 

views, appearing as an incidental element in contrast to the low level char-

acter of the historic buildings in the foreground. The form and outline of the 

tower in conjunction with its brickwork detailing, vertical emphasis, fenes-

tration and careful placement complement its wider surroundings and intro-

duce an element of time depth to the extended setting of these heritage 

assets. This will serve to ground the building in its broader urban context.  

The views of St Mary’s Baptist Chapel in which the tower is likely to feature 

would also be affected by the proposed development at St Mary’s Works 

(16/01950/O) and St Crispin’s House (17/01391/F). The nine storey block 

to the north east corner of St Mary’s Works and the proposed eight storey 

element of St Crispin’s House would obscure the majority of Block F 

(including the skyline) and also much of the 25 storey tower (cf. View 46 

showing cumulative schemes). The consequent impact of the proposed 

Development on the building’s setting will therefore be nominal. 

Accordingly the level of ‘harm’ resulting from the Development is consid-

ered to be negligible. This will need to be weighed against the significant 

‘public benefits’ resulting from the Development proposals identified within 

Section 5.1. 
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From an initial assessment of identified heritage assets located within a 

1km radius of the Site and further afield it has been found that two Grade 

II* Registered Parks may be affected by the proposed Development 

resulting in some impact on their settings.  These heritage assets are listed 

in the table below and are of very high significance / more than special 

interest in the national context. 

The following assesses the demonstrable impact upon the settings of the 

Grade II* registered parks affected by the Development proposals 

according to guidance provided by Historic England.  

Historic England has published practical advice regarding the assessment 

of development proposals within the setting of heritage assets. ‘GPA 3: The 

Setting of Heritage Assets’ (December 2017) provides a five step process 

to assess the impact of development within the setting of heritage assets, 

as well as advice on how views contribute to setting. These are outlined 

below: 

 Step 1: identify which heritage assets and their settings are affected; 

 Step 2: assess the degree to which these settings and views make a 

 contribution to the significance of the heritage asset(s) or allow 

 significance to be appreciated; 

 Step 3: assess the effects of the proposed development, whether 

 beneficial or harmful, on the significance or on the ability to 

 appreciate it; 

 Step 4: explore the way to maximise enhancement and avoid or 

 minimise harm; and 

 Step 5: make and document the decision and monitor outcomes. 

Sections 4.3—4.4 of this Heritage Statement have identified recognised 

heritage assets located within a proximity of the Site that is proportionate to 

the scale and discernible impact of the proposed development at Anglia 

Square. It has described and assessed the character and extent of each 

setting and views which make a contribution to the significance of each 

heritage asset. This section includes steps 3 and 4 of the advice, through 

an assessment of likely impact upon built heritage assets. Where any 

potential harmful effects on significance have been identified, the steps 

taken to minimise harm are also described. 

Summary of Registered Parks and Gardens of more than special 

interest that may be affected by the proposed development 

The table below provides a summary of those Grade II* Registered Parks 

and Gardens considered as part of this Impact Assessment regarding any 

impact on their setting resulting from the development proposals. The 

summary also includes an indication of the effect of the development on the 

significance of each asset, whether beneficial or harmful and what steps 

have been taken to maximise the enhancement or to avoid / minimise 

 

2)  Catton Hall / Catton Park 

Relevant Views considered—1. 

Viewpoint 1 (cf. fig. 97) from Catton Park, incorporates incidental and 

framed views of Norwich Cathedral with strong historic and artistic 

associations. The new Development will not have any impact on these 

views. The prepared verified image demonstrates that the 25 storey tower 

and all other parts of the development are not tall enough to rise above the 

tree line or large enough to be perceptible through the trees during winter. 

The Development will therefore have no impact on the setting or 

significance of this heritage asset.   

harm. Thereafter the impact of the development is discussed in more detail 

to substantiate the qualitative impact assessment and steps taken to 

maximise enhancement and minimise harm. 

 

 

Impact on Grade II* Registered Parks 

1) Waterloo Park, Angel Road 

Relevant Views considered—4. 

The Development will result in a very small change to the skyline within the 

extended setting of the heritage asset. The degree of change is considered 

to be virtually imperceptible in terms of its impact on the asset’s heritage 

significance. Viewpoint 4 (cf. fig. 96) is within the vicinity of Waterloo Park 

and provides an indication of the prominence the tower and other elements 

of the development from this area of Norwich. Inter-visibility with the 

uppermost part of the 25 storey tower would be possible from the more 

open areas of the asset along western and southern flanks and the 

associated periphery. Views of the tower would be limited by the screening 

effect of dense vegetation, distance and intervening built form. Inter-

visibility would also be subject to seasonal variation with deciduous trees 

screening the wider surroundings during the late Spring to Autumn period 

(April to early December). The ‘harm’ resulting from the Development is 

considered to be negligible and will need to be weighed against the 

significant ‘public benefits’ resulting from the Development proposals 

identified within Section 5.1, in accordance with paragraph 134 of the 

NPPF. 

No. List Entry ID 

or  

Assessment 

Group 

Name Designation / 

status 

Distance 

from Site 

Level of 

Impact 

Nature of im-

pact (harmful 

or beneficial) 

Steps to maximise 

enhancement 

Steps to minimise harm 

1 1001348  Waterloo Park Grade II* 615m Negligible  n/a Block massing and distribution 

designed to relieve extended 

setting as far as possible. High 

quality design applied to point 

block tower as visual counter-

point in southward views from 

the asset.  

2 1000269  Catton Hall / Catton 

Park 

Grade II* 1,850m Neutral / 

no impact 

n/a n/a The development will not be 

visible from the asset (See View 

1 below & also Views Assess-

ment within the TVIA) 
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Figure 96: Viewpoint 4 looking due south from Angel Road towards the Application Site. The detailed application is indicated by 

the red wireline and includes the 25 storey tower. The blue wireline indicates the outline scheme.  This viewpoint is located  

approx. 200m south east of Waterloo Park and provides a good indication of the extent to which the tower would be concealed by 

low rise buildings in the foreground and mature trees within the periphery and setting of Waterloo Park. 

Figure 97: Detail taken from Viewpoint 1 looking due south from Catton Park towards the Application Site. The detailed application is indicated by the red wireline and 

includes the 25 storey tower. The blue wireline indicates the outline scheme.  This verified view confirms that the Development would be virtually imperceptible even 

during mid-winter when there is no leaf coverage to the trees. The view also confirms that the Development would not interfere with highly significant views of Norwich 

Cathedral  spire from Catton Park.  
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From an initial assessment of identified heritage assets located within a 

1km radius of the Site it has been found that one conservation area will be 

directly affected by the proposed Development and one would be indirectly 

affected resulting in some impact on its settings. These heritage assets are 

listed in the table below. Norwich City Centre Conservation Area is of high 

significance in the national context and Sewell Conservation Area is of 

medium significance or regional importance. Given the size and importance 

of Norwich City Centre Conservation Area, separate impact assessments 

have been made in relation to the contingent and adjacent parts of the 

Conservation Area or character areas identified within Section 4.4.  Finally, 

an assessment of the cumulative impact on Norwich City Centre 

Conservation Area as a whole is undertaken, drawing together the findings 

of the impact on the four relevant character areas within their wider context.  

The following assesses the demonstrable impact upon the settings of the 

conservation areas affected by the Development proposals according to 

guidance provided by Historic England.   

Historic England has published practical advice regarding the assessment 

of development proposals within the setting of heritage assets. ‘GPA 3: The 

Setting of Heritage Assets’ (December 2017) provides a five step process 

to assess the impact of development within the setting of heritage assets, 

as well as advice on how views contribute to setting. These are outlined 

below: 

 Step 1: identify which heritage assets and their settings are affected; 

 Step 2: assess the degree to which these settings and views make a 

 contribution to the significance of the heritage asset(s) or allow 

 significance to be appreciated; 

 Step 3: assess the effects of the proposed development, whether 

 beneficial or harmful, on the significance or on the ability to 

 appreciate it; 

 Step 4: explore the way to maximise enhancement and avoid or 

 minimise harm; and 

 Step 5: make and document the decision and monitor outcomes. 

Sections 4.3—4.4 of this Heritage Statement have identified recognised 

heritage assets located within a proximity of the Site that is proportionate to 

the scale and discernible impact of the proposed development at Anglia 

Square. It has described and assessed the character and extent of each 

setting and views which make a contribution to the significance of each 

heritage asset. This section includes steps 3 and 4 of the advice, through 

an assessment of likely impact upon built heritage assets. Where any 

potential harmful effects on significance have been identified, the steps 

taken to minimise harm are also described. 

 

of each asset, whether beneficial or harmful and what steps have been 

taken to maximise the enhancement or to avoid / minimise harm. 

Thereafter the impact of the Development is discussed in more detail to 

substantiate the qualitative impact and steps taken to maximise 

enhancement and minimise harm. 

Summary of Conservation Areas that may be affected by the 

proposed development 

The table below provides a summary of those Conservation Areas 

considered as part of this Impact Assessment regarding any impact on their 

setting resulting from the Development proposals. The summary also 

includes an indication of the effect of the Development on the significance 

No. Name of Conservation 

Area 

Name of Character 

Area 

Significance 

in the nation-

al context 

Level of 

Impact 

Nature of 

impact 

(harmful or 

beneficial) 

Steps to maximise enhancement Steps to minimise harm 

1 Norwich City Centre Anglia Square Low Major Beneficial Block massing and distribution designed 

to reinstate urban grain / built form and 

historic connectivity between St Au-

gustine’s Street and Magdalen Street 

(Botolph Street) and from Edward Street 

to St Crispins Way (St Georges Street).  

Framed views towards St Augustine’s 

Church tower from Anglia Square along 

Botolph Street and other identified posi-

tive vistas reinforced. 

Improved connectivity and increased 

footfall  arsing from the new develop-

ment will allow people to better experi-

ence this part of the Conservation Area. 

Public realm, open spaces, street furni-

ture, provision of trees and biodiversity 

greatly improved. 

Removal of Sovereign House and cine-

ma building to open up significant views 

of the Cathedral Spire from the North 

west / Aylsham Road & St Augustine 

Street and also from Anglia Square. 

Removal of multi-storey car park and 

Magdalen Street frontage buildings. High 

quality design for replacement buildings 

on Site with focus on point block tower 

as visual counter-point in prominent 

views from St Augustine’s Street, Ed-

ward Street and Cowgate which are all 

identified as negative vistas.  

Re-cladding of Gildengate House to im-

prove its appearance in context of views 

from Magdalen Street area and southern 

approaches. 

Improvements to area below flyover sub-

ject to a separate application. 

Block massing and distribution 

designed to relieve cumulative 

impact on the Conservation 

Area as far as possible.  

High quality design applied to 

point block tower as visual 

counter-point in long range 

views of the City’s historic land-

marks in an arc (clockwise) from  

north west to east. 

Scale of tower sensitive to 

height and position of St Au-

gustine’s church tower and Nor-

wich Cathedral. 
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 No. Name of Conservation 

Area 

Name of Character 

Area 

Significance 

in the national 

context 

Level of 

Impact 

Nature of 

impact 

(harmful or 

beneficial) 

Steps to maximise enhancement Steps to minimise harm 

1 Norwich City Centre Northern City Medium Moderate Some harm 

overall, though 

with multiple 

townscape and 

visual benefits 

arising from the 

development 

cumulatively 

Block massing and distribution designed to rein-

state urban grain / built form and historic connec-

tivity between St Augustine’s Street and Magdalen 

Street (Botolph Street) and from Edward Street to 

St Crispins Way (George Street). Identified posi-

tive frontages will be reinforced.  

Improved connectivity and increased footfall  ars-

ing from the new development will allow people to 

better experience this part of the Conservation 

Area. 

Framed views towards St Augustine’s Church 

tower from Anglia Square along Botolph Street 

and other positive vistas reinforced. 

High quality design for replacement buildings on 

Site with focus on point block tower as visual 

counter-point in prominent views from St Au-

gustine’s Street and Edward Street which are 

identified as negative vistas.  

Public realm, open spaces, street furniture, provi-

sion of trees and biodiversity greatly improved. 

Removal of Sovereign House to open up signifi-

cant views of the Cathedral Spire from the North 

west / Aylsham Road & St Augustine Street. 

Block massing and distribution 

designed to relieve cumulative 

impact on the Conservation 

Area as far as possible.  

High quality design applied to 

point block tower as visual 

counter-point in long range 

views of the City’s historic land-

marks in an arc (clockwise) 

from north west to east. 

Scale of 25 storey tower sensi-

tive to height and position of St 

Augustine’s church tower. 

 Norwich City Centre Colegate High Moderate Beneficial over-

all though with 

some harm 

arising from the 

impact of 25 

storey tower on 

sensitive histor-

ic views north-

wards from 

Colegate, prin-

cipally along 

Calvert Street. 

Removal of multi-storey car park and Magdalen 

Street frontage buildings. High quality design for 

replacement buildings and re-cladding of Gilden-

gate House for the improvement of views from 

Magdalen Street—identified as negative.  

Improvements to area below flyover. 

Block massing and distribution designed to rein-

state urban grain / built form and historic connec-

tivity between George Street and Edward Street to 

St Crispins Way (George Street). Identified posi-

tive frontages will be reinforced. 

Improved connectivity and increased footfall  ars-

ing from the new development will  allow people to 

better experience this part of the Conservation 

Area. 

The negative vista identified from Duke Street 

would be significantly improved. 

Public realm, open spaces, street furniture, provi-

sion of trees and biodiversity greatly improved. 

Block massing and distribution 

designed to relieve cumulative 

impact on the Conservation 

Area as far as possible.  

Identified positive vistas not 

affected by the development 

High quality design applied to 

point block tower as visual 

counter-point in prominent 

views from Colegate / Calvert 

Street and from Duke Street.  
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Impact on Conservation Areas 

1) Norwich City Centre (Anglia Square Character Area) 

Relevant Views considered—14, 15, 16, 17, 18, 29, 30, 31, 32, 33, 34, 

35, 41, 42, 43, 44, 45 & 47 

Policy Context and Background 

The Development proposals offer an overwhelmingly positive response to 

the Planning Guidance Note prepared for Anglia Square and adopted in 

March 2017 by Norwich City Council. It is considered that the development 

will result in a radical transformation and improvement of the Character 

Area in spite of the total demolition and permanent loss of nos. 43-45 Pitt 

Street (see Section 5.3—No. 12). As such the Development will have a 

major impact on the significance of this part of the Conservation Area which 

is considered to be beneficial. It is pertinent at this point to re-iterate the 

summary of the existing baseline for this part of the Conservation Area 

provided in the PGN: 

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 (see Section 2.3 above). 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 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.  

In light of this evaluation, the Development proposals offer a virtually fresh 

start for the Character Area as a whole with the demolition of the majority of 

No. Name of Conser-

vation Area 

Name of Character 

Area 

Significance 

in the nation-

al context 

Level of Impact Nature of im-

pact (harmful 

or beneficial) 

Steps to maximise enhance-

ment 

Steps to minimise harm 

1 Norwich City Centre Northern Riverside Medium Negligible Harmful Block massing and distribution de-

signed to reinstate urban grain / built 

form and historic connectivity between 

St Augustine’s Street and Magdalen 

Street (Botolph Street) and from Ed-

ward Street to St Crispins Way 

(George Street).  

Improved connectivity and increased 

footfall  arsing from the new develop-

ment will  allow people to better expe-

rience this part of the Conservation 

Area. 

Identified positive vistas not 

affected by the develop-

ment 

High quality design applied 

to point block tower as visu-

al counter-point in glimpse 

views from St George’s 

Bridge and Fye Bridge 

Street.  

 Norwich City Centre (All) High Minor Some harm 

overall, though 

with multiple 

townscape and 

visual benefits 

arising from the 

development 

cumulatively. 

All of the above but particularly: 

Block massing and distribution de-

signed to reinstate urban grain / built 

form and historic connectivity between 

St Augustine’s Street and Magdalen 

Street (Botolph Street) and from Ed-

ward Street to St Crispins Way 

(George Street).  

Improved connectivity and increased 

footfall  arsing from the new develop-

ment will allow people to better experi-

ence those parts of the Conservation 

Area situated north of the River Wen-

sum. 

Removal of Sovereign House and 

cinema building to open up significant 

views of the Cathedral Spire from the 

North west / Aylsham Road & St Au-

gustine Street and also from Anglia 

Square. 

Block massing and distribu-

tion designed to relieve 

cumulative impact on the 

Conservation Area as far as 

possible.  

High quality design applied 

to point block tower as visu-

al counter-point in long 

range views of the City’s 

historic landmarks in an arc 

(clockwise) from  north west 

to east. 

Scale of tower sensitive to 

height and position of St 

Augustine’s church tower, 

Norwich Cathedral and oth-

er City Landmarks. 

2 Sewell n/a Medium Negligible   Block massing and distribu-

tion designed to relieve 

extended setting as far as 

possible. High quality de-

sign applied to point block 

tower as visual counter-

point in southward views 

from the asset. Cf. Views 2 

and 3 of the Townscape 

Views Assessment.  
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treatment and also of a stature not previously found in this part of the city. 

Fundamentally, the nineteenth and twentieth centuries introduced a 

paradigm shift to the narrative for Norwich’s modern development, one that 

demonstrates the city evolved beyond its medieval prototype some time 

ago. The area north of the River Wensum is no longer merely a low-lying 

urban enclave punctuated by modest church steeples.  

In terms of views of Norwich Cathedral from the vicinity of Anglia Square 

and its northern approaches, these will be enhanced on account of the 

removal of Sovereign House (Views 14 and 15) and the careful placement 

of new development within the Site. This will result in a striking visual 

reconnection and reintegration of the Cathedral tower and spire into the 

local townscape. This will be principally achieved by the alignment and 

modulation of Blocks A, D, E and H along the historic course of Botolph 

Street as well as the position of the 25 storey point block tower. The 

pedestrian link between Magdalen Street and St Augustine Street / Pitt 

Street will become part of a much longer approach to the Cathedral from 

the north west. This seeks to optimise the presence of the asset as a 

borrowed landmark and way-marker through the Development. Framed 

views of Cathedral spire will characterise the approach and more incidental 

views will be captured within the development itself and enjoyed en route. 

For example, the removal of the 1970s Cinema which will open up a 

dramatic squint of the Cathedral tower and spire from the main public 

space at Anglia Square. With its connotations to liturgical architecture, this 

squint introduces an additional layer of appreciation of the Cathedral within 

a more intimate setting while still some distance away. Thus the building’s 

extended setting and principal approach from the northwest, which 

incorporates much of the Anglia Square Character Area, will be notably 

enhanced.  

The tall building within the Development has been designed as a strong 

visual counter-point to the nearby landmark of St Augustine’s Church tower 

on the west side of St Augustine Street. While the impact of the tower is 

transformational on account of its scale, it is considered to have a positive 

relationship with the nearest significant group of heritage assets along St 

Augustine’s Street as well as those other aspects of the locality considered 

important within Historic England’s Guidance for Tall Buildings (HEAN 4). 

These are highlighted in section 2.2 on page 8. In the context of the Anglia 

Square Character Area, those aspects considered relevant but also 

successfully addressed by the tower element include the topography, urban 

grain and streetscape, height and scale of development, open spaces, 

important views and impact on the skyline.  

Due to its prominence and in response to the outstanding pedigree of the 

city’s historic landmarks a high quality design has been applied to the 

tower. Its form and outline, in conjunction with the brickwork detailing, 

vertical emphasis, fenestration and careful placement respond positively to 

its wider surroundings and introduce an element of time depth to the local 

the existing buildings within the main part of Anglia Square which forms the 

focus. With the exception of 43-45 Pitt Street all of the existing buildings 

proposed to be demolished have a markedly negative impact on the 

appearance of the Character Area, although it could be argued that the 

area derives its particular, rather than ‘special’, character from these 

buildings. Exemplifying the less successful aspect of the Brutalist tradition 

is the largest of the buildings, Sovereign House. This has been aptly 

described as thuggish and monotonous and its future demolition has been 

welcomed by Norwich City Council. A similar assessment of the 

condemned multi-storey car park has been made and to a lesser extent the 

cinema building. Beneath the Cinema the podium deck forms a poor quality 

frontage to Magdalen Street that overhangs the pavement and is 

oppressive for pedestrians. Similarly, the replacement of these buildings 

with development of superior architectural quality in conjunction with a 

historically literate street layout, new public realm, provision of amenities 

and associated improvements to the townscape, will have a decisively 

positive impact on the Character Area. 

The outline Masterplan and detailed design for the Site presented in 

Section 5.1 has taken fully into account the Constraints, Visions and 

Objectives and Guidance set out in the PGN.  Guidance concerning 

Heritage and Views (Paragraphs 7.82 to 7.96) has formed the starting point 

for the Masterplan and is successfully integrated into the detailed design. 

This is particularly the case for strategic and prominent views both into and 

out of the development, the use of historic landmarks as waymarkers and 

navigation aids through the Site, the modulation of scale and massing, an 

incremental approach to design in response to variations within the local 

and wider townscape, the formation of new public spaces and the creation 

of new landmark buildings. Consequently, the impact on built heritage has 

been fundamental to developing an integrated approach to master-

planning. This is exemplified by the Heritage Sensitivity—Heat Map, a full 

explanation of which is found in Section 4.6. The guidance of the Heat Map 

has been substantially incorporated by the Development Proposals (see 

Section 5.1) which in turn ensures a proportionate and positive response to 

the historic environment in terms of scale, massing, materiality and detailed 

design. 

Impact on Built Heritage and Heritage Benefits relevant to the 

Character Area 

It is noted that nos. 43-45 Pitt Street make a positive contribution to the 

significance of the Conservation Area. The justification for the loss of the 

asset should therefore be considered in the context of paragraph 138 of the 

NPPF. The harm to the Conservation Area resulting from the loss of 43-45 

Pitt Street, however, is considered to be slight in light of the overall heritage 

benefits of the development proposals. These include: 

 The reinstatement of urban grain, built form and historic connectivity 

between St Augustine’s Street and Magdalen Street via the 

proposed Botolph Street and from Edward Street to St Crispins Road 

via the proposed St Georges Street. This will result in a positive 

transformation to and radical improvement of the local townscape 

and the legibility of the historic street layout in this part of the city. 

 Framed views towards St Augustine’s Church tower from Anglia 

Square along Botolph Street and the reinforcement of other identified 

positive vistas within the Anglia Square Character Area. (In terms of 

the positive views southwards from Edward Street towards the RC 

Cathedral and St Giles which would be blocked by the development, 

see comments in relation to the impact on views below.) 

 Improved connectivity and increased footfall arising from the new 

development will allow people to better experience this part of the 

Conservation Area. 

 Greatly improved public realm, open spaces, street furniture, 

provision of trees and biodiversity. 

 The opening up of strategic or significant views of the Cathedral 

Spire from the North west / Aylsham Road & St Augustine Street and 

also from Anglia Square following the removal of Sovereign House 

and cinema building.  

 The replacement of the multi-storey car park and Magdalen Street 

frontage buildings with new buildings of high quality design for the 

improvement of local views and townscape (including views of 

Norwich Castle) and the enhancement of the setting of listed and 

locally listed buildings along Magdalen Street.  

 Prominent views from St Augustine’s Street, Edward Street and 

Cowgate are all identified as negative vistas and will be notably 

enhanced by the development proposals.  

 Re-cladding and re-modelling of Gildengate House will improve its 

appearance in context of views from the Magdalen Street area and 

southern and eastern approaches to the Site. 

 Improvements to the area below St Crispins flyover. 

Impact on local and strategic views 

In terms of the impact of the proposed 25 storey point block tower it is 

acknowledged that landmark tall buildings are absent from the area of the 

city north of the River Wensum, known at Norwich Ultra Aquam. However, 

there is a long tradition of industrial buildings in the Colgate, Fishergate and 

St Georges Street areas which surpass the prevailing low-lying building 

typology associated with the medieval city. Jarrold’s Printing Works and the 

buildings of the former shoe factories are notable examples. Sovereign 

House and several of the other buildings at Anglia Square established a 

precedent for buildings of more massive scale, unified in their external 
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With regard to the locally listed buildings on Magpie Road the Development 

will result in moderate change within the extended setting of the identified 

non-designated heritage assets on account of the 25 storey tower.  

However, this is considered to have a negligible to minor impact on their 

heritage significance owing to the distance from the Site, intervening built 

form and the more limited nature of the setting of these locally listed 

buildings. The tower will serve as a visual counter-point in south and west 

facing views, appearing as an incidental element in contrast to the low-lying 

character of buildings in the foreground which comprise predominantly late 

nineteenth century terraced housing. The form and outline of the tower in 

conjunction with its brickwork detailing, vertical emphasis, fenestration and 

careful placement complement its wider surroundings and introduce an 

element of time depth to the extended setting of these heritage assets. This 

will serve to ground them in their broader urban context.  

The tall building within the Development has been designed as a strong 

visual counter-point to the nearby landmark of St Augustine’s Church tower 

on the west side of St Augustine Street. While the impact of the tower is 

transformational on account of its scale, it is considered to have a positive 

relationship with the Northern City Character Area as a whole as well as 

those other aspects of the locality considered important within Historic 

England’s Guidance for Tall Buildings (HEAN 4). These are highlighted in 

section 2.2 on page 8. In the context of the Northern City Character Area 

those aspects considered relevant but also successfully addressed by the 

tower element include the topography, urban grain and streetscape, height 

and scale of development, open spaces, important views and impact on the 

skyline. 

More generally, improved connectivity and increased footfall arising from 

the new Development will allow more people to better experience the 

Northern City Character Area and appreciate its special architectural and 

historic character and appearance. The block massing and distribution of 

development has been designed to reinstate urban grain / built form and 

historic connectivity between St Augustine’s Street and Magdalen Street 

(Botolph Street) and from Edward Street to St Crispins Way (George 

Street). This will serve to enhance Identified positive frontages. A high 

quality and well considered design has been applied to the replacement 

buildings on Site with focus on point block tower as visual counter-point in 

prominent views from St Augustine’s Street and Edward Street which are 

identified as negative vistas. The replacement of the multi-storey car park, 

cinema building and Magdalen Street frontage with buildings of superior 

design and townscape quality will serve to improve negative westerly views 

identified from Cowgate. Finally, the public realm associated with the 

Development borders onto the Character Area and will be greatly improved 

along with open spaces, street furniture, provision of trees and biodiversity. 

The cumulative impact of the development on the setting of the Character 

Area is considered to result in some harm to its significance.  However, the 

and wider historic environment. The effect on the City Landmarks, the most 

important of which is Norwich cathedral, is complementary rather than 

competitive or dissonant, with the Cathedral losing none of its dominance.  

In terms of the other City landmarks the Roman Catholic Cathedral has the 

greatest impact on the skyline and is the more prominent landmark, both 

form Anglia Square and in long range views from the east. The Roman 

Catholic Cathedral and St Giles are both quite prominent from the 

Application Site in the vicinity of Edward Street, however, such views are 

incidental and only possible because there are no buildings along Botolph 

Street, Edward Street or the majority of Pitt Street to the detriment of the 

local townscape and Conservation Area. Prior to 1965 such views would 

not have existed. These accidental views would be blocked by the 

development rather than framed, although this considered a rather a 

meagre loss given their unplanned relationship with the street layout and 

extent to which they are adversely affected by significant blight in the 

foreground due to the present condition of Anglia Square.   

2) Norwich City Centre (Northern City Character Area) 

Relevant Views considered—4, 5, 6, 7, 14, 15, 16, 17, 18, 19, 29, 30, 31, 

32, 33, 34, 35 & 47 

The Character Area lies directly adjacent to the Site on its northern side 

and would be significantly affected in terms of a directly impact on its 

setting.  This impact would be most acute in relation to the St Augustine’s 

Street and Edward Street Areas.  The former is strongly characterised by 

an eclectic group of statutorily listed and locally listed buildings. A 

significant number of locally listed buildings are also found along Magpie 

Road and Bull Close Road which form the northern fringe of the Character 

Area.   

The Development will result in a striking visual reconnection and physical 

reintegration of the buildings along the full length of St Augustine’s Street 

into the townscape. A two way strategy has been developed in order to 

achieve this. This first incorporates an outward looking perspective, using 

existing landmarks and reference points beyond the development boundary 

in order to integrate the new buildings and principal connections as fully as 

possible into their surroundings. The second element is an inward looking 

or cross-cutting perspective, in other words an awareness of historic routes 

through the Site and key views that signpost its location whilst reinforcing 

its relationship with the city of Norwich as a whole. 

In terms of the outward looking perspective the reintegration of St 

Augustine’s Street into the townscape will be principally achieved by the 

alignment of Blocks A, D, E and H along the historic course of Botolph 

Street. This is a key component of the Site layout and will deliver a high 

quality pedestrian link between Magdalen Street and St Augustine Street / 

Pitt Street. Anglia Square and St Georges Square will become impressive 

public spaces and nodal points capturing views towards St Augustine’s 

Church to be appreciated and enjoyed en route. The use of St Augustine’s 

Church as a borrowed landmark and way-marker through the development 

will furthermore enhance the experience of heritage assets that comprise 

the building’s setting and contribute to its significance. These include the 

group of statutorily and locally listed buildings on both sides of St 

Augustine’s Street. In this respect the development will also improve and 

enliven the special character and appearance of the Northern City 

Character Area. 

In terms of the ‘inward looking’ or cross-cutting perspective, St Augustine’s 

Street is almost perfectly aligned with the spire of Norwich Cathedral, 

forming an important northern approach into the city. In visual terms this 

creates a dramatic view corridor within the townscape and is identified 

within the Anglia square PGN as a ‘strategic view’. This will be considerably 

enhanced by the development proposals on account of the removal of 

Sovereign House (Views 14 and 15) and the careful placement of new 

development within the Site. Accordingly, in the opposite direction to that 

considered above, the development will also result in a striking visual 

reconnection and reintegration of the Cathedral tower and spire into the 

local townscape. Again, this will be achieved by the alignment and 

modulation of Blocks A, D, E and H along the historic course of Botolph 

Street as well as the position of the 25 storey point block tower. The 

pedestrian link between Magdalen Street and St Augustine Street / Pitt 

Street will form part of a much longer approach to the Cathedral from the 

north west. This seeks to optimise the presence of Norwich’s principal 

historic building as a borrowed landmark and way-marker through the 

development. Framed views of Cathedral spire will characterise the 

approach and more incidental views will be captured within the 

development itself and enjoyed en route. 

The experience of the Northern City Character Area, particularly its 

southern fringe and as far north along St Augustine’s Street as Sussex 

Street, will be appreciably overshadowed by the 25 storey tower and to a 

lesser degree by the diverse forms of Blocks A, E and G (cf. Views 16 and 

18). However, the height of the tower is not disproportionate to the scale 

and appearance of other landmark buildings in Norwich. The form and 

outline of the tower in conjunction with its brickwork detailing, vertical 

emphasis, fenestration and careful placement complement its surroundings 

and introduce an element of time depth to the wider setting of the 

Character Area. As well as an interesting and varied skyline this will provide 

a welcome new dimension to the present environment situated to the 

south. Precisely where one would expect to encounter a crescendo in 

building density and architectural variation as one nears the city centre, the 

experience is instead characterised by the blight of negative buildings, 

poorly maintained surface car parks, the absence of built form and low 

quality / inactive frontages. Indeed, Pevsner / Wilson describe the 

melancholy remains of Botolph Street, which bends away to the south past 

Sovereign House, as ‘literally a wasteland’.  
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Magdalen Street quarter of the Character Area. This is considered to have 

a moderately beneficial impact due to the removal or improvement of 

buildings that have a markedly negative impact on its setting. Of particular 

note is the cinema building and adjoining buildings along Magdalen Street 

(Nos. 84-98), which are to be demolished. There will also be some 

enhancement due to the proposed improvements to Gildengate House 

which is to be re-modelled and externally re-faced. The proposed 

improvements to area below flyover will also alleviate an aspect of the 

Character Area that is particularly negative. Collectively this will serve to 

improve the identified negative vista north along Magdalen Street and 

reinforce its largely uninterrupted positive frontages. 

The tall building within the Development has been designed as a strong 

visual counter-point to historic landmarks in Norwich. While the impact of 

the tower is transformational on account of its scale, it is considered to 

have a positive relationship with the Colegate Character Area as a whole 

as well as those other aspects of the locality considered important within 

Historic England’s Guidance for Tall Buildings (HEAN 4). These are 

highlighted in section 2.2 on page 8. In the context of the Colegate 

Character Area those aspects considered relevant but also successfully 

addressed by the tower element include the topography, urban grain and 

streetscape, height and scale of development, open spaces, important 

views and impact on the skyline. 

More generally improved connectivity and increased footfall arising from 

the new Development will allow more people to better experience the 

Colegate Character Area and appreciate its special architectural and 

historic character and appearance.  

4) Norwich City Centre (Northern Riverside Character Area) 

Relevant Views considered—25, 26, 27, 28, 29 & 30 

The Character Area follows the sinuous course of the River Wensum 

through this part of the Conservation Area with the densely built up 

Colegate Area serving as a buffer between this part of the heritage asset 

and the Site.  Inter-visibility is considerably restricted by built form as well 

as distance, being limited to the upper levels of blocks F and G as well as 

the 25 storey point block tower. The only aspects that would be affected by 

the development is the southern approach along Wensum Street (View 25) 

and part of the riverside walk (next to the tourist boat pontoon—View 27). 

The view from St George’s Bridge would be very slightly affected, but 

visible elements of the development (Block F) would be largely obscured by 

the approved development at St Crispin’s House (17/01391/F).  

In relation to the southern approach along Wensum Street where the 

Development will be visible within the wider setting of the Character Area 

the development will protrude above the skyline formed by the roofs of 

buildings on the west side of Fye Bridge Street and north side of Colegate 

and appear most prominently along the section of Wensum Street between 

cumulative enhancement of their wider setting, whereby the architecture 

and history of the townscape is strongly reinforced and celebrated, puts this 

‘harm’ into a positive overall context in accordance with Section 72 of the 

Planning (Listed Buildings and Conservation Areas) Act 1990. The ‘harm’ is 

considered to be ‘less than substantial’ and of a moderate order within the 

meaning of paragraph 134 of the NPPF.  This ‘harm’ will need to be 

considered against the significant ‘public benefits’ resulting from the 

Development proposals identified within Section 5.1 

3) Norwich City Centre (Colegate Character Area) 

Relevant Views considered—29, 30, 36, 37, 38, 39, 40, 41, 42, 44, 45, 

46, 47 

The Character Area lies a short distance to the south of the Site and is 

virtually adjacent in the vicinity of Magdalen Street, separated only by the 

width of St Crispins Road. The latter is raised up at this point and its flyover 

forms a highly intrusive visual barrier in spite of its thinness. The 

Development will result in a significant change to the wider setting of the 

Character Area, appreciable from various quarters but most acute in 

relation to views north along St George’s Street, Calvert Street, Golden 

Dog Lane, Magdalen Street (particularly from nos. 21 to 49) and to a lesser 

degree Duke Street and St Mary’s Plain. The Colgate Character Area has a 

high concentration of statutorily and locally listed buildings, including many 

of exceptional interest.  The historic street network also retains a high 

degree of integrity and therefore the significance of the Character Area in 

the national context is high.  

The impact of the development will result in some minor harm to the 

significance of individual heritage assets in the Calvert Street and Golden 

Dog Lane Areas (see sections 5.2 and 5.3 above) however, the cumulative 

impact on the significance of the Character Area as a whole is considered 

to be moderately beneficial. Where there is harm this is on account of the 

impact of the 25 storey tower and the 10—12 storey elements of Block F 

which introduce built form of contrasting scale and massing. The 25 storey 

point block tower will serve as a visual counter-point to the Georgian and 

late-medieval architecture which characterises the principal streets and 

which is of diminutive scale. The eastern range of Block F and Block G in 

conjunction with the tower, will appear as incidental elements within the 

street scene.  

The Development will result in a minor change to the western part of the 

Character Area in the vicinity of south Muspole Street and Duke Street. The 

tower will serve as a visual counter-point in the northerly views from limited 

aspect of these zones, appearing as an incidental element in contrast to 

the more low-lying character of buildings in the foreground which comprise 

a mixture of historic and late twentieth century buildings. These views 

would also be affected by the proposed development at St Crispin’s House 

(17/01391/F). The additional two storeys proposed to the main bulk of St 

Crispin’s House would completely obscure Block F and also part of the 25 

storey tower (cf. View 36 showing cumulative schemes).  

The views from St Mary’s plain in which the tower is likely to feature would 

also be affected by the proposed development at St Mary’s Works 

(16/01950/O) and St Crispin’s House (17/01391/F). The nine storey block 

to the north east corner of St Mary’s Works and the proposed eight storey 

element of St Crispin’s House would obscure the majority of Block F 

(including the skyline) and also much of the 25 storey tower (cf. View 46 

showing cumulative schemes). The collective impact of these 

developments on this part of the Character Area, however, will be positive 

overall.  The negative vista identified northwards along Duke Street will be 

notably enhanced by the development proposals through the reintroduction 

of urban grain, built form as well as historic and visual connectivity along 

Pitt Street, which is the northward continuation of Duke St. 

In mitigation for any potential harm identified a high quality of design has 

been applied to the replacement buildings on Site and the block massing 

and distribution of the development has been carefully arranged in order to 

relieve wider setting of the asset as far as possible. The form and outline of 

the tower in conjunction with its brickwork detailing, vertical emphasis, 

fenestration and careful placement complement the wider surroundings and 

introduce an element of time depth to the extended setting of the Character 

Area that serves to ground the historic environment in its broader urban 

context.  

In terms of its beneficial impact the development will reinstate the urban 

grain and built form as well as the historic and visual connectivity of St 

Georges Street all the way to Botolph Street. This will have a decisively  

positive effect on the Character Area in terms of pedestrian movement and 

townscape. The new elements of the development visible within the 

environs of St George’s Street follow the gentle arc of the road in 

hierarchical steps which will reinforce the historic townscape and help to 

draw the eye north towards Anglia Square and the environs beyond St 

Cripsins Road. The latter presently truncates / terminates the connection 

with the northern part of the conservation area but which forms part of the 

medieval city. Consequently the legibility and appreciation of Norwich’s 

considerable importance during the late medieval period would be 

enhanced. 

Views from Colegate Street car park have also been taken into 

consideration. Some of the changes resulting from the Development are 

considered to have a minor beneficial impact on the setting of the 

Character Area on account of the improvement of buildings that have a 

negative impact on its significance. Of particular note is Gildengate House, 

the remodelling and re-cladding of which is an opportunity to enhance a 

poor quality modern building.   

The Development will also result in a moderate change to the setting of the 
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component would not rise significantly above the height of the chimney 

stacks of houses within the foreground / middle distance and would not 

appear disproportionately sized. The Development will figure kinetically in 

these south facing views and quickly recede from view altogether upon 

entering Sewell Park proper or upon ascending Constitution Hill. View 2 

confirms that the development would be largely imperceptible from the local 

vantage point gained upon reaching the top of the convex slope marked by 

the entrance to the Sewell Park Academy. The Development would appear 

more prominently from the east side of Constitiution Hill at this point, but 

not to the extent that the significance of the Conservation area would be 

adversely affected.  While the impact of the tower is transformational on 

account of its scale, it is considered to have a positive relationship with the 

heritage asset as well as those other aspects of the locality considered 

important within Historic England’s Guidance for Tall Buildings (HEAN 4). 

These are highlighted in section 2.2 on page 8. In the context of the Sewell 

Conservation Area, those aspects considered relevant but also 

successfully addressed by the tower element include the topography, urban 

grain and impact on the skyline. 

The impact on the Conservation Area’s extended setting will be moderate 

but would result in negligible harm to its overall significance, based on 

defining characteristics and those aspects which contribute to its medium 

significance in the national context. This ‘harm’ will need to be considered 

against the significant ‘public benefits’ resulting from the Development 

proposals identified within Section 5.1 in accordance with the requirements 

of paragraph 134 of the NPPF. 

 

the Church of St Simon and St Jude and Fye Bridge. The Development will 

figure kinetically in these north facing views, receding as one approaches 

the asset and disappearing completely behind the buildings on the north 

side of Colegate as one crosses Fye Bridge. The impact on this element of 

the Character Area’s wider setting will be considerable but would result in 

negligible harm to its overall significance, based on defining characteristics, 

including its linear form, and those aspects which contribute to its medium 

significance in the national context.  

The glimpse view of St Clement’s Church tower from Riverside Walk would 

also be affected by the development (cf. View 27) , however, this impact 

would not be overbearing or necessarily harmful. Indeed, from this vantage 

point the height of the tower is not disproportionate to the scale and 

appearance of St Clement’s Church Tower and would introduce an element 

of time depth to the Character Area’s wider setting. The tall building within 

the development has been designed as a strong visual counter-point to 

other historic landmarks in Norwich. Its form and outline of the tower in 

conjunction with its brickwork detailing, vertical emphasis, fenestration and 

careful placement seek to complement its wider surroundings. In the 

context of this glimpse view the point block tower establishes visual 

resonance and serves to ground the historic environment in its broader 

urban context.  

While the impact of the tower is transformational on account of its scale, it 

is considered to have a positive relationship with the heritage asset as well 

as those other aspects of the locality considered important within Historic 

England’s Guidance for Tall Buildings (HEAN 4). These are highlighted in 

section 2.2 on page 8. In the context of the Northern Riverside Character 

Area, those aspects considered relevant but also successfully addressed 

by the tower element include the topography, urban grain and impact on 

the skyline. 

More generally improved connectivity and increased footfall arising from 

the new Development will allow more people to better experience the 

Northern Riverside Character Area and appreciate its special architectural 

and historic character and appearance.  

The Development will result in negligible harm to the significance of the 

heritage asset and will need to be considered against the significant ‘public 

benefits’ resulting from the Development proposals identified within Section 

5.1 in accordance with the requirements of paragraph 134 of the NPPF. 

5) Norwich City Centre Conservation Area  

Relevant Views considered—All 

Norwich City Centre Conservation Area is an extremely large designated 

area, covering all 230ha of the original medieval walled city of Norwich. The 

Application Site falls wholly within Character Area 2, Anglia Square and the 

impact of the development would have the greatest impact upon this part of 

the Conservation Area (see above). The Proposed Development would 

offer considerable enhancements to Character Area 2, Anglia Square, by 

virtue of the replacement of poor quality buildings and areas of car parking 

with a comprehensive and high quality scheme with associated 

improvements to the public realm, open spaces, street furniture and 

provision of trees, as well as improved connectivity that would encourage 

increased footfall across the area, allowing a greater appreciation of this 

part of the Conservation Area. More broadly there would be effects, some 

beneficial and some adverse, on the settings of the surrounding character 

areas at Northern City, Colegate and Northern Riverside. The sheer scale 

of the overall Conservation Area, however, is such that the Proposed 

Development would have only a moderate impact on it as a whole. 

The cumulative impact of the development on the Conservation Area is 

considered to result in some harm to its significance. However, the 

cumulative enhancement of a large swathe of the Conservation Area, 

predominantly within the zone to the north of the River Wensum, whereby 

the architecture and history of the townscape is strongly reinforced and 

celebrated, puts this ‘harm’ into a positive overall context in accordance 

with Section 72 of the Planning (Listed Buildings and Conservation Areas) 

Act 1990. The ‘harm’ is considered to be ‘less than substantial’ and of a 

minor order within the meaning of paragraph 134 of the NPPF.  This ‘harm’ 

will need to be considered against the significant ‘public benefits’ resulting 

from the Development proposals identified within Section 5.1 

 6) Sewell Conservation Area 

Relevant Views considered—2 & 3 

The conservation area lies on higher ground some 650m to the north of the 

Application Site with the land sloping gently southwards towards the 

mediaeval city walls and the River Wensum beyond. The area is dominated 

by the large mature trees and open grassed space of Sewell Park, which 

forms the centrepiece around which houses were developed during the 

nineteenth and early twentieth centuries, lining the two historically 

important routes into the city.  

Inter-visibility with the development is considerably restricted by built form 

as well as distance, being limited to the upper levels of blocks A and G as 

well as the 25 storey point block tower. The only aspect of the 

Conservation Area that would be affected by the Development is the south 

facing view from the junction of Constitution Hill, Denmark Hill and St 

Clement’s Hill (cf. View 3). The south western fringe of the Conservation 

Area, following the line of St Clement’s Hill will also experience limited 

views of the tallest parts of the development but would be subject to 

seasonal variation owing to the presence of mature deciduous trees.  In the 

context of these views the Development will protrude above the skyline 

formed by the roofs of buildings on the west side of Magdalen Road with 

Block A closing the view at the end of the same street. The tower 
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This Built Heritage Statement has been prepared by CgMs Heritage, part 

of RPS Group plc, on behalf of Weston Homes plc in support of a hybrid 

planning application for the comprehensive redevelopment of Anglia 

Square, Norwich, NR3 1DZ, the ‘Site’. A full illustrated description of the 

Development proposals can be found in section 5.1 with detailed 

commentary and justification for the Master-plan and final design also 

provided within the Design and Access and Planning Statements 

accompanying this application. 

 

The NPPF states that in determining applications, local planning 

authorities should require an applicant to describe the significance of any 

heritage assets affected, including any contribution made by their setting. 

This Built Heritage Statement includes a summary of relevant planning 

policy and guidance at national and local levels. Particular consideration 

has been given to the impact of the proposals, whether direct or in-direct, 

on the setting of heritage assets. Accordingly, the requirements of 

paragraph 128 of the NPPF have been met by providing an assessment of 

the Site’s significance, the significance of any affected built heritage assets 

and an assessment of the impact of the proposals on the significance of 

each asset. Furthermore the scope of the assessment and methodology 

used to gauge the impact of the development proposals upon heritage 

significance has been agreed in detail with Norwich City Council and 

Historic England as part of the pre-application process. This Statement 

therefore provides sufficient information to allow the council to reach a 

decision about the suitability of the proposal in Built Heritage terms.  

 

Additionally, NPPF Paragraph 131 states that in determining planning 

applications, local planning authorities should take account of: 

 the desirability of sustaining and enhancing the significance of 

heritage assets and putting them to viable uses consistent with their 

conservation; 

 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. 

Furthermore, NPPF Paragraph 137 states that local planning authorities 

should look for opportunities for new development within Conservation 

Areas and within the setting of heritage assets to enhance or better reveal 

their significance. Proposals that preserve those elements of the setting 

that make a positive contribution to or better reveal the significance of the 

asset should be treated favourably.  

 

‘public benefits’ resulting from the Development proposals identified within 

Section 5.1 in accordance with the requirements of paragraph 134 of the 

NPPF. 

The proposed Development would have a moderate to substantial impact 

on the setting of following Grade I and II* listed buildings resulting in some 

enhancement of their heritage significance, this enhancement being of a 

minor to moderate order of magnitude: 

 Former Church of St Saviour, Magdalen Street 

 Church of St George, Colegate 

 Former Church of St James (Puppet Theatre) 

 Norwich Castle 

 71 Botolph Street 

 Nos. 31-35 Gurney Court, Magdalen Street 

The impact on the remaining Grade I and II* listed buildings and Scheduled 

Monuments identified within Section 5.2 as being affected by the 

Development proposals would be moderate to low resulting in minor to 

negligible harm to their significance.  This ‘harm’ will need to be considered 

against the ‘public benefits’ resulting from the development proposals 

identified within Section 5.1 in accordance with the requirements of 

paragraph 134 of the NPPF. 

Impact on Statutorily Listed Buildings of special Interest 

(Grade II) 

Based on the above assessment of impact it is considered that the 

proposed Development would have a significant impact on the setting of 

following Grade II listed buildings resulting in ‘less than substantial’ harm of 

a moderate order to their heritage significance: 

 Doughty’s Hospital 

 2-12, Gildencroft 

 1 and 3, St Augustine ‘s Street 

 5, St Augustine’s Street 

 7, St Augustine’s Street 

 9 and 11, St Augustine’s Street 

 21, St Augustine’s Street 

 1 and 3, St Augustine ‘s Street 

 5, St Augustine’s Street 

 7, St Augustine’s Street 

Summary of the Assessment of Impact 

Following an comprehensive assessment of the 700 designated heritage 

assets identified within the study area (covering a one kilometre radius 

around the Application Site as well as Catton Park), it has been found that 

93 of these assets will potentially be affected by the proposed Development 

resulting in a direct impact on 1 of these assets (Norwich City Centre 

Conservation Area) and an in-direct impact on the remaining 92 designated 

assets including some impact on their settings. The proposed development 

will also result in a direct impact on 1 locally listed building (43-45 Pitt 

Street) and an in-direct impact on a further 48 locally listed buildings 

including some impact on their settings. The affected designated heritage 

assets comprise: 

 21 grade I listed buildings (5 of which are also scheduled 

monuments) 

 1 Scheduled Monument 

 16 Grade II* listed buildings  

 51 Grade II listed buildings 

 2 Conservation Areas 

 2 Grade II* Registered Parks 

Impact on Statutorily Listed Buildings of outstanding interest 

(Grade I & II* and Scheduled Monuments) 

Based on the above assessment of impact it is considered that the 

proposed Development would have a significant impact on the settings of 

the following Grade I and II* listed buildings and Scheduled Monuments 

resulting in ‘less than substantial’ harm of a moderate order to their 

heritage significance: 

 The Cathedral of the Holy and Undivided Trinity 

 Church of St Augustine 

 2-9  Octagon Court (Colegate) 

 Church of St Clement, Colegate 

 City Walls and Towers (section to rear of 75 St Augustine Street / 

Magpie Road) 

The ‘less than substantial harm’ resulting from the cumulative impact of the 

Development on the setting of these heritage assets should be considered 

alongside the cumulative enhancement brought about by the proposals 

whereby the architecture and history of several of these buildings is 

strongly reinforced and celebrated, placing the identified ‘harm’ within a 

positive overall context. This ‘harm’ will need to be considered against the 
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 9 and 11, St Augustine’s Street 

 21, St Augustine’s Street 

 23 and 25 St Augustine’s Street 

 27-29, St Augustine’s Street 

 22 and 24, St Augustine’s Street 

 26-30, St Augustine’s Street 

 32, 34, 36 and 36A, St Augustine’s Street 

 42 - 52, St Augustine’s Street 

 The Catharine Wheel Public House, St Augustine’s Street 

The ‘less than substantial harm’ resulting from the cumulative impact of the 

Development on the setting of these heritage assets should be considered 

alongside the cumulative enhancement secured through the proposals 

whereby the architecture and history of the buildings along St Augustines 

Street is strongly reinforced and celebrated, placing the identified ‘harm’ 

within a positive overall context. This ‘harm’ will need to be considered 

against the significant ‘public benefits’ resulting from the Development 

proposals identified within Section 5.1 in accordance with the requirements 

of paragraph 134 of the NPPF. 

The proposed Development would have a moderate to substantial impact 

on the setting of following Grade II listed buildings resulting in some 

enhancement of their heritage significance, this enhancement being of a 

minor to moderate order of magnitude: 

 75, Magdalen Street 

 Cat and Fiddle Public House, Magdalen Street 

 107 and 109, Magdalen Street 

 47 and 49, Magdalen Street 

 113 Magdalen Street 

 115 and 117, Magdalen Street 

 46 and 48, Magdalen Street 

 41, Magdalen Street 

 63, St Georges Street 

 29, Magdalen Street 

 80 & 82, St George’s Street 

The impact on the remaining Grade II listed buildings identified within 

Section 5.3 as being affected by the development proposals would be 

within the meaning of paragraph 134 of the NPPF.  This ‘harm’ will need to 

be considered against the significant ‘public benefits’ resulting from the 

Development proposals identified within Section 5.1 

Sewell 

The impact on the extended setting of the Sewell Conservation Area will be 

moderate but would result in negligible harm to its overall significance, 

based on defining characteristics and those aspects which contribute to its 

medium significance in the national context. This ‘harm’ will need to be 

considered against the significant ‘public benefits’ resulting from the 

Development proposals identified within Section 5.1 in accordance with the 

requirements of paragraph 134 of the NPPF. 

Impact on Locally Listed Buildings 

The proposed Development will result in the total demolition and 

permanent loss of 43-45 Pitt Street, resulting in substantial harm to its 

heritage significance. The harm or loss resulting from their demolition 

would be outweighed by the public benefit of bringing the site back into use 

and the related benefits to the local townscape and heritage significance 

outlined in Sections 5.1 and 5.5 (above). A detailed record of the building is 

to be undertaken in mitigation for its demolition. The level of recording is to 

be agreed with LPA / via condition.  

Based on the above assessment of impact it is considered that the 

proposed Development would have a significant impact on the setting of 

following locally listed buildings resulting in ‘less than substantial’ harm of a 

moderate order to their heritage significance: 

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

 31 & 33, St Augustine’s Street 

 39, St Augustine’s Street 

 41 & 43, St Augustine’s Street 

 53, St Augustine’s Street 

 59, St Augustine’s Street 

 63-73, St Augustine’s Street 

 75, St Augustine’s Street 

 54 and 54a, St Augustine’s Street 

 64 & 66, St. Augustine’s Street 

 68, St Augustine’s Street 

 70 and 72, St Augustine’s Street 

The ‘less than substantial harm’ resulting from the cumulative impact of the 

Development on the setting of these heritage assets should be considered 

moderate to low resulting in minor to negligible harm to their heritage 

significance.  This ‘harm’ will need to be considered against the ‘public 

benefits’ resulting from the Development proposals identified within Section 

5.1 in accordance with the requirements of paragraph 134 of the NPPF. 

 

Impact on Registered Parks and Gardens 

Waterloo Park (Grade II*) 

The Development will result in a very small change to the skyline within the 

extended setting of the heritage asset. The degree of change is considered 

to be virtually imperceptible in terms of its impact on the asset’s heritage 

significance. The ‘harm’ resulting from the Development is considered to be 

negligible and will need to be considered against the significant ‘public 

benefits’ resulting from the Development proposals identified within Section 

5.1, in accordance with the requirements of paragraph 134 of the NPPF. 

Catton Park (Grade II*) 

The Development will have no impact on the setting or significance of this 

heritage asset.   

Impact on Conservation Areas 

Norwich City Centre 

The cumulative impact of the Development on the Norwich City Centre 

Conservation Area is considered to result in some harm to its heritage 

significance. The cumulative enhancement of a large swathe of the 

Conservation Area, predominantly within the zone to the north of the River 

Wensum, would also result from the Development whereby the architecture 

and history of the townscape is strongly reinforced and celebrated. This 

places the identified ‘harm’ within a positive overall context in accordance 

with Section 72 of the Planning (Listed Buildings and Conservation Areas) 

Act 1990.  

The proposed Development would offer considerable enhancements to 

Character Area 2, Anglia Square, in particular by virtue of the replacement 

of poor quality buildings and areas of car parking with a comprehensive 

and high quality scheme. Furthermore associated improvements to the 

public realm, open spaces, street furniture and provision of trees, as well as 

improved connectivity would encourage increased footfall across the area, 

allowing a greater appreciation of this part of the Conservation Area. More 

broadly there would be effects, some beneficial and some adverse, on the 

settings of the surrounding character areas at Northern City, Colegate and 

Northern Riverside. The sheer scale of the Norwich City Centre 

Conservation Area, however, is such that the proposed development would 

have only a moderate impact on its significance as a whole. 

The ‘harm’ is considered to be ‘less than substantial’ and of a minor order 
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alongside the cumulative enhancement secured through the proposals 

whereby the architecture and history of the buildings along St Augustines 

Street is strongly reinforced and celebrated, placing the identified ‘harm’ 

within a positive overall context. This ‘harm’ will need to be considered 

against the significant ‘public benefits’ resulting from the Development 

proposals identified within Section 5.1 in accordance with the requirements 

of paragraphs134 and 138 of the NPPF. 

The proposed Development would have a moderate to substantial impact 

on the setting of following locally listed buildings resulting in some 

enhancement of their heritage significance, this enhancement being of a 

minor to moderate order of magnitude: 

 4-6 Cowgate 

 20 (St Paul’s Tavern), Cowgate 

 21, 23, 25, 27 & 29, Cowgate 

 33, Cowgate 

 43, Magdalen Street 

 45, Magdalen Street 

 59 Magdalen Street 

 65 Magdalen Street 

 67 and 69 Magdalen Street 

 71 and 73, Magdalen Street 

 89-93, Magdalen Street 

 95, Magdalen Street 

 97-99, Magdalen Street 

 111 Magdalen Street 

The impact on the remaining locally listed buildings identified within Section 

5.3 as being affected by the Development proposals would be moderate to 

low resulting in minor to negligible harm to their significance.  This ‘harm’ 

will need to be considered against the ‘public benefits’ resulting from the 

development proposals identified within Section 5.1 in accordance with the 

requirements of paragraphs 134 and 138 of the NPPF. 

Overall Impact on Built Heritage  

Taken as a whole, the proposed Development comprises nine new blocks 

the height, scale and proximity of which results in a high density urban form 

relative to the surrounding area. This will fundamentally change the 

character of the Anglia Square locality but is considered to be justified in 

architectural and urban design terms on account of the beneficial impact 

the proposals will have on the historic built environment, surrounding 

frontage buildings with new buildings of high quality design for the 

improvement of local views and townscape (including views of 

Norwich Castle) and the enhancement of the setting of listed and 

locally listed buildings along Magdalen Street.  

 Prominent views from St Augustine’s Street, Edward Street and 

Cowgate are all identified as negative vistas and will be notably 

enhanced by the development proposals.  

 Re-cladding and re-modelling of Gildengate House will improve its 

appearance in context of views from the Magdalen Street area and 

southern and eastern approaches to the Site. 

 Improvements to the area below St Crispins flyover, subject to a 

separate application. 

Collectively the proposals are considered to meet with the requirements of 

Norwich Local Plan policies, particularly Development Policies DM1; 

Achieving and delivering sustainable development, DM3: Design principles, 

DM9: Safeguarding Norwich’s heritage as well as the PGN for Anglia 

Square and surrounding area (adopted March 2017). The relevant sections 

of the ‘management and enhancement sections’ of the conservation area 

appraisals have been closely adhered to throughout the design process 

and in coming to the proposed layout of the scheme.  

The requirements of paragraph 134 of the NPPF which states, ‘Where a 

development proposal will lead to less than substantial harm to the 

significance of a designated heritage asset, this harm should be weighed 

against the public benefits of the proposal’ are also considered to be 

satisfied. The public benefits include the heritage benefits summarised 

above as well as those other substantial public benefits detailed within 

Section 5.1 of this Statement. These are considered to outweigh the less 

than substantial harm caused in accordance with paragraph 134 of the 

NPPF. Accordingly the proposed design and impact of the development 

complies with adopted development plan policies and the local planning 

authority’s duties under Sections 66(1) and 72 of the Planning (Listed 

Buildings and Conservation Areas) Act 1990. 

It is therefore our view that the proposals are entirely in keeping with all 

national and local legislation and policy relating to the historic environment 

and there are, as such, no heritage reasons why the respective outline and 

detailed elements of the hybrid planning application should not be granted.  

Accordingly we invite the local planning authority to consider the proposals 

favourably in light of the positive contribution the Development will make to 

the economic vitality of the area and the extent to which the significance of 

affected heritage assets will be sustained and enhanced by these 

proposals. 

townscape and economic vitality of the city. The potential impact on built 

heritage has been fundamental to the formulation of an integrated 

approach to the outline Masterplan, massing and detailed architectural 

treatment. This is exemplified by the Heritage Sensitivity—Heat Map, a full 

explanation of which is found in Section 4.6. The guidance of the Heat Map 

has been substantially incorporated by the Development Proposals (see 

Section 5.1) which in turn ensures that a proportionate and positive 

response to the historic environment in terms of scale, massing, materiality 

and detailed design has been achieved. 

The tall building within the development has been designed as a strong 

visual counter-point to historic landmarks in Norwich. While the impact of 

the tower is transformational on account of its scale, it is considered to 

have a positive relationship with the historic environment as a whole as well 

as those other aspects of the locality considered important within Historic 

England’s Guidance for Tall Buildings (HEAN 4). These are highlighted in 

section 2.2 on page 8. In the given context those aspects considered 

relevant but also successfully addressed by the tower element include the 

topography, urban grain and streetscape, height and scale of development, 

open spaces, important views and impact on the skyline. 

The extent of any harm to the significance of built heritage assets resulting 

from the development should be evaluated in light of the overall heritage 

benefits secured through the proposals. These are considerable and 

include: 

 The reinstatement of urban grain, built form and historic connectivity 

between St Augustine’s Street and Magdalen Street via the 

proposed Botolph Street and from Edward Street to St Crispins Road 

via the proposed St Georges Street. This will result in a positive 

transformation and radical improvement of the local townscape and 

the legibility of the historic street layout in this part of the city. 

 Framed views towards St Augustine’s Church tower from Anglia 

Square along Botolph Street and the reinforcement of other identified 

positive vistas within the Anglia Square Character Area.  

 Improved connectivity and increased footfall arising from the new 

development will allow people to better experience this part of the 

Conservation Area. 

 Greatly improved public realm, open spaces, street furniture, 

provision of trees and biodiversity. 

 The opening up of strategic or significant views of the Cathedral 

Spire from the North west / Aylsham Road & St Augustine Street and 

also from Anglia Square following the removal of Sovereign House 

and cinema building.  

 The replacement of the multi-storey car park and Magdalen Street 
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Norwich Castle 

List entry Number: 1372724 

Grade: I 

Date first listed: 26-Feb-1954 

Date of most recent amendment: 07-Oct-2014 

UID: 228735 

List entry Description 

Summary of Building 

Early C12 hall keep refaced in the 1830s, with attached former prison 

added in the early C19, converted into a museum and art gallery in the 

1880s, with further C20 additions. 

Reasons for Designation 

Norwich Castle is listed at Grade I for the following principal reasons: 

 

* Proportion of original fabric: a significant proportion of the original fabric 

survives which shows the earliest configuration of the stone-built castle and 

provides valuable evidence of medieval warfare and defence, as well as 

social and domestic aspects of medieval society; 

* Architectural interest: it is an outstanding example of a great tower 

erected under royal patronage, and was unique both in having a 

forebuilding and entrance of stone, and in its rich external architectural 

detailing which imposed an order and system of proportion on the irregular 

fenestration;  

 

* Historic interest: it was built during a period of extraordinary flowering in 

the tradition of great tower architecture and, along with the White Tower 

and Corfe Castle, generated the architectural ideas that informed every 

major great tower of the C12 in England;  

* Evolution: it has continued to evolve over almost a thousand years, 

retaining evidence of notable phases, including the medieval keep, and the 

radial plan form of the early C19 prison which in turn was transformed into 

elegant Victorian galleries, complete with their original fitted display 

cabinets;  

 

* Architects: it is associated with William Wilkins, Anthony Salvin and the 

Norwich-based Edward Boardman, architects of national repute all of whom 

have many listed buildings to their name; 

* Group value: it has strong group value with the scheduled elements of the 

castle, and with the bridge over the moat and two entrance lodges with 

their railings, all listed at Grade II. 

History 

By 1066 Norwich had become the fourth largest town in England and was a 

thriving mercantile centre within a rich agricultural area. The exact 

construction date of Norwich Castle is undocumented but it may have been 

established as early as 1067. Nothing remains of this early structure which 

probably consisted of a timber tower on a small motte, surrounded by a 

ditch, as it was replaced by a stone tower keep built between 1094 and 

1121. It was constructed using Caen stone from France, except for the flint-

facing of the ground floor which would have presented a stark contrast to 

the pale limestone of the upper levels. Its earliest use was as a royal 

residence for visiting Norman kings. Drum towers and a gatehouse were 

added in the C13, and from documentary sources it is known that the castle 

had a southern bailey with an inner barbican, a small bailey on the north-

east side, and that the whole area was bounded by Castle Fees.  

 

Norwich Castle is a classic example of a hall keep, a variation of a tower 

keep – a strongly defended fortified residence in which the keep is the 

principal component. The keep at Norwich consisted of a massive stone 

square tower with a main upper floor and a basement. It was entered at the 

level of the upper floor via a two-storey forebuilding, called Bigod’s Tower 

(after one of the residents), which had an external stone staircase running 

along the face of the wall. In a tower keep the accommodation is arranged 

vertically, in that the lord’s private chamber is above the hall; whereas in a 

hall keep, the chamber and hall are side by side, as at Norwich. The upper 

floor was bisected by a crosswall and contained the Great Chamber on the 

south side and the Great Hall on the north side, with the portal leading into 

the east end of the Hall. The Great Hall had winder staircases in the north-

west and north-east corners, and a kitchen fireplace occupied the north-

west corner. The Great Chamber had a number of subsidiary rooms, 

including the chapel in the south-east corner of the keep and a private 

chamber in the south-west corner. It had a fireplace in the south wall and a 

well near the crosswall. Both halls were served by two garderobe chutes on 

the west wall, and had wall passages along each side. The basement was 

also bisected by a wall into two compartments. The north room had a row of 

square piers in the centre supporting a stone vault, and the south room had 

two vaulted compartments at its east end. Norwich Castle had been used as 

a gaol since about 1220. It is not known when the first extension was made 

for this purpose but during repair work in 1747-9 it was described as being 

substantially of flint. The gaol was demolished and rebuilt by Sir John Soane 

1789-93. He suggested that Bigod’s Tower be demolished as an aid to 

security but it was instead rebuilt. It is probable that the whole of the eastern 

side of the keep was also refaced at this time. The prison itself was then 

entirely rebuilt in 1825 in response both to a dramatic rise in the prison 

population after Waterloo and to the prison reforms advocated by Jeremy 

Bentham and John Howard. The new prison had an up-to-date radial plan 

built against the north and east sides of the keep which was used as the 

prison hospital. It was designed by William Wilkins, the eldest son of 

William Wilkins, a scholarly architect who was a leading protagonist of the 

Greek Revival. His commissions were principally for country houses and 

public buildings, such as University College London, the National Gallery 

and Downing College, Cambridge, many of which are listed at high grade. 

Francis Stone, the County Surveyor, may also have had a hand in the 

design of the prison. 

Deep cracks had appeared in the walls of the keep by the end of the C18 

and it was entirely refaced in 1835-8 by Anthony Salvin, an authority on 

English medieval military architecture who had worked on the Tower of 

London and various castles such as Rockingham, Warwick and Windsor. 

He also established a reputation as an architect of country houses, 

including Harlaxton Manor which is widely regarded as his masterpiece. At 

Norwich, Salvin was continuing works begun c.1829 by Francis Stone who 

had died in 1835. The east face is Stone’s work, and it was stipulated that 

the remaining sides be repaired and restored in a like manner, in imitation 

of the original design. The mason was James Watson.  

By 1887 the castle was no longer used as a prison and it was converted 

into a museum and art gallery by Edward Boardman, a prominent Norwich-

based architect who designed and restored country houses, public 

buildings and churches, including the Norfolk and Norwich Hospital and the 

former Primitive Methodist Chapel and Sunday School in Queens Road 

(both listed at Grade II.) He gutted the castle’s interior and created top-lit 

galleries in the former cell blocks. Only a few cells remain in the top floor of 

one of the radial wings but these can only be accessed from the roof 

space. The new roof of the keep was supported by an arcade in the 

position of the former crosswall, and a gallery was installed at the level of 

the original floor of the upper halls. Subsequent additions to the museum 

include the Fitch Gallery, built in 1892 against the west end of the keep’s 

north wall to house the collection of the collector Robert Fitch; and the 

Colman Galleries built in the north-west and north-east courtyards. An 

additional radial wing was built in the south-east courtyard at some point 

between the publication of the 1907 and 1938 Ordnance Survey maps, and 

a gift shop was later added along its south side. A café has been added on 

the south side of the west radial wing, and the central courtyard was filled 

in by the Rotunda of 1969. 

Details 

Early C12 hall keep, refaced in the 1830s, with attached former prison 

added in the early C19, converted into a museum and art gallery in the 

1880s, with further C20 additions. 

MATERIALS: the keep is faced in ashlared Bath stone laid to courses over 

a flint core and the former prison is constructed of Aberdeen granite. The 

Fitch Gallery is of rich red brick laid in English bond. 

PLAN: the castle occupies the top of the Castle Mound and has an 
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approximately octagonal plan with alternating short and long sides. The 

square keep is in the south-west corner, clasped on its north and east sides 

by the former prison. This has a radial plan with a central courtyard under 

the Rotunda from which extend north, east and west wings, and a C20 

south-east wing, all housing galleries. Early C20 galleries occupy the north-

east and north-west courtyards. On the south frontage, attached to the 

keep on its east side, is the Great Gatehouse containing the main entrance 

and private rooms. A high wall extends from the Gatehouse around the 

site, joining up to the north-east corner of the keep.  

EXTERIOR: the castle is an immense, imposing structure that dominates 

its surroundings. The walls of the keep are articulated into four bays by 

wide Norman buttresses with set-back buttresses at the corners. Above an 

almost unbroken ground stage are three or four tiers of blind arcading 

differing in height and width, pierced irregularly by windows, and 

surmounted by battlements with nine pierced and capped merlons on each 

side. The battlements are supported by a modillion course. There are 

subtle differences in the decoration on each face but only the south and 

west faces are completely visible. The south face has four tiers of arcading, 

the lowest consisting of five round arches per bay with billet friezes and 

scalloped capitals on attached columns; and the second tier of 

approximately five elongated round arches per bay with scalloped capitals, 

and intermittent wider arches pierced by paired windows. The third tier has 

six arches per bay with billet friezes and plain capitals on square attached 

columns; and the fourth tier has seven arches per bay with a simple roll 

moulding and scalloped capitals on attached columns. On the west face, 

the two central bays at basement level are defined by blind round arched 

recesses with a modillion course and four blind arches above. The first and 

second tiers are similar to their counterparts on the south face; and the 

third tier consists of four arches with a roll moulding and scalloped capitals, 

filled with diapering.  

Attached to the east side of the keep is Wilkins’ Great Gatehouse, a 

forbidding two-storey crenellated structure. To the left is the recessed 

entrance bay which has a moulded Tudor arch doorway with heavy double-

leaf doors studded with nails and divided into many panels by applied 

fillets. Above, the first floor is lit by a four-light mullion window with cusped 

round arches under a Tudor hoodmould. The crenellated parapet above the 

entrance bay is supported by a corbel table, whilst the wider projection to 

the right is defined by corner bastions. This is lit at ground-floor level by a 

four-light mullion, similar to that already described, and a square 

crenellated bay window with a central transom dividing it into ten lights. The 

first floor is lit by three two-light mullions, regularly spaced. The surrounding 

high wall has a plinth and crenellations with saddle-back coping. It is almost 

unbroken except for intermittent Tudor arched, nail studded timber doors 

with vertical applied fillets.  

INTERIOR: the interior walls of the keep are constructed of rubble stone at 

the right is a smaller blank arch, possibly designed to imitate the pairing of 

large and small gateways into Roman cities. Although the forebuilding was 

later rebuilt, the vault survives beneath – a quadripartite rib-vault, with roll 

moulded ribs. 

The other principal areas of interest in the castle are Wilkins’ Great 

Gatehouse in the Gothic style and Boardman’s Victorian galleries. In the 

former, the entrance hall has a straight flight stone staircase with a 

balustrade of cusped arches, lit by an elegant octagonal skylight and a ten-

light mullion and transomed window with cinquefoil arches and painted 

motifs. A large room to the right (presumably the former Prison Master’s 

private quarters), which is lit by the square bay, has a ceiling decorated 

with a raised geometric pattern and a moulded stone Tudor arch fireplace 

with a crenellated timber surround of blind cinqufoil arches. A small 

adjoining room retains a C19 corner marble wash basin.  

The Victorian galleries retain a high proportion of their good quality fixtures 

and fittings, notably the mosaic and parquet floors, the fitted display 

cupboards lining the gallery walls, the moulded Tudor arch doorcases and 

panelled doors, the ornate metal staircases, and the tiled floors and walls of 

the lavatories. The galleries have a crenellated cornice and ceilings with a 

pronounced cove and deep ribs forming squares filled with geometric 

patterns. The upper galleries are top-lit but follow a similar design. The 

small Fitch Gallery, added in 1892, is particularly ornate. The fitted display 

cupboards, embellished with delicate Gothic timber tracery, and the 

exquisite painted glass in the windows, all survive intact. The Colman 

Galleries, added in the 1920s, are plainer but elegant in their proportions 

and panelling.  

Pursuant to s.1 (5A) of the Planning (Listed Buildings and Conservation 

Areas) Act 1990 (‘the Act’) it is declared that the Rotunda, the café on the 

south side of the west radial wing, the gift shop along the south side of the 

south-east radial wing, and the lavatories in the basement are not of 

special architectural or historic interest. 

 

The Cathedral of the Holy and Undivided Trinity 

List entry Number: 1051330 

Grade: I 

Date first listed: 26-Feb-1954 

UID: 228917 

List entry Description 

Details 

TG 2308 NW TG 2308 NE THE CLOSE 16/170 17/170 26.2.54 The 

Cathedral of the Holy and Undivided Trinity - I Cathedral and Cloisters. C11 

basement level and ashlared blocks at hall level, with small areas of flint. 

The original floor level of the basement has been raised (dividing the 

basement in two), and the level of the upper floor is indicated by the 

Victorian gallery (added by Boardman) which has a balustrade of capitals 

linked by round arches, giving the impression of an arcade. This is 

accessed via a handsome quarter turn stair with turned balusters and 

ramped handrails, situated at the south end of the west wall. The location 

of the original east-west crosswall is indicated by Boardman’s massive 

arcade which has four round arches with a roll moulding, the central two 

higher and wider than the outer two, supported by square piers with corner 

shafts. This supports the elaborate parallel ranges of the roof, a variation of 

a crown post truss which has a crown post between the ridge and collar 

beam, which in turn is supported by two crown posts rising from the tie 

beam. 

The upper floor of the basement is lit on the south side by four deeply 

splayed round arched windows, two in the centre and one at either end. All 

the apertures in the keep have round arches. There is a door opening at 

the east end of the north side, and a C19 moulded doorway with half 

columns at the south end of the east side. The west wall is blind but at the 

north end retains evidence of vaulting which supported the stone-flagged 

floor of the kitchen immediately above in the Great Hall. The deep stone-

lined well is located approximately in the centre.  

At the hall level, the inner and outer walls of the wall passages are pierced 

by windows and openings which mostly have a billet frieze around the arch, 

supported by half or three-quarter columns and plain scalloped capitals. 

The Great Hall, which occupied the north side, retains spiral staircases in 

both corners and the arch of the fireplace which is set at an angle in the 

north-west corner. In the centre of the west wall, spanning the Great Hall 

and the Great Chamber, is a projection embellished with a blind arcade 

which houses the four garderobes. The Great Chamber, which occupied 

the south side, retains a spiral staircase in the south west corner, probably 

serving a private chamber indicated by a respond and the springing of a 

vault. Halfway along the south side is the round arched alcove of the former 

fireplace. The size of the chapel in the south-east corner is suggested by 

the slight projection of masonry on the south wall. The arch of the corner 

apse is set at an angle and its irregular groined vault is preserved. There 

are brick repairs to some parts of the wall in the south-west corner. A C20 

lift shaft rises through the east side of the gallery. 

The round-arched portal, accessed via stairs replaced in 1978, is the most 

ornate piece of Norman carving in the keep. It has three orders of shafts, 

the inner one embellished with a modified beakhead motif which is 

continued around the arch. The arches have a roll moulding with panels in 

between carrying interlace, foliage and little animals, and the capitals are 

carved with figures and animals from hunting scenes. The whole portal is 

surrounded by a wider arch decorated with large four-petal flowers, and to 
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onwards. Begun in 1096 by Herbert de Losinga after the see was 

transferred from Thetford. Barnack and Caen stone, brick. Lead covered 

roofs. Nave with aisles. Choir. North transept with chapel. South transept 

with vestry. Presbytery with aisles and ambulatory. South, north-east and 

south-east chapels. East chapel. Cloisters to south. 14 bays to nave and 

choir. 3 bays transepts. 4 bays prebytery plus ambulatory. West front re-

modelled C1830 by Salvin. Norman aisle portals. West door arch with 

diagonally-set niches and shallow vaulting. Large 9-light perpendicular 

window above door. C14 south aisle windows with cusped intersecting 

tracery. Norman tripartite clerestory windows with taller central window and 

blind arcading. Transepts with corner turrets. Shafted windows and blind 

arcading in 7 orders. Doorway in north transept with 2 orders of shafts. 

Relief sculpture above doorway of a Bishop with crozier. The south 

transept was restored and rebuilt by Salvin C1830. Presbytery has square-

headed 4-light windows to the aisles and large 4-light C14 clerestory 

windows with flying buttresses between. Crossing tower with 4 orders of 

arcading and shafted clasping buttresses with turrets and C15 spirelets. 

C15. crocketed spire with lucarnes. Cloisters C11 and 1297-1430. William 

and John Ramsey, masons of South Range. Barnack stone, lead roofs. 

Eleven bays by 11 bays, 2 storey. Each bay 3-light open tracery openings, 

single foiled lancet above. Corners occluded by projecting buttresses. 

Lierne vaults to all sides. Enriched door surrounds to first and eighth bay of 

nave. Fine triple entrance to Chapter House, E. range, Lavatorium W. 

range. Upper part west wall has several circular windows circa 1050-1070. 

Vaulted undercrofts behind south range (song-school). 

 

Roman Catholic Cathedral of St. John the Baptist 

List entry Number: 1051299 

Grade: I 

Date first listed: 26-Feb-1954 

Date of most recent amendment: 08-Apr-1986 

UID: 229040 

List entry Description 

Details 

This list entry was subject to a Minor Amendment on 15/04/2014 

 

TG 2208 NW 14/289 EARLHAM ROAD (south-west side) Roman Catholic 

Cathedral of St. John the Baptist. (Formerly listed as Roman Catholic 

Church of St. John the Baptist) 26.2.54 GV. I 

Church, now cathedral. 1882 (foundation stone 1884) to 1910 by George 

Gilbert Scott (Jnr) and J. Oldrid Scott. Ashlar (Beer stone for nave: 

lantern and relief stone panels depicting police helmets by H. Wilson 

Parker. The left of the wing, the police station, was extended 1965-7 in a 

similar style by the City Architect, David Percival. The north wing was 

unfinished but the Council Chamber projects to the rear in the middle of the 

main range and the wall facing the rear has, as well as decorative 

brickwork, three tall narrow niches from which project sculptures also by 

Alfred Hardiman of Recreation, Wisdom and Education. 

 

INTERIOR: The extremely impressive interior includes an entrance hall 

with stone and marble clad walls and columns, stairs lit by a window with 

textured engraved and painted glass and a ceiling painting designed by 

Eric Clarke and painted by James Michie. The hall above is also marble 

clad, and leads to a long suite of committee and reception rooms including 

the Lord Mayor's parlour. This suite stretches all along the main front and 

there is a long (365') balcony outside and most rooms are finely panelled 

with various varieties of wood, including inlay, and have original fine 

fireplaces, fittings and textiles. The Lord Mayor's Parlour is very fine being 

an octagon with shallow vaulted ceiling and fully panelled in sycamore with 

the veneers cut using the highest expertise to produce a brilliant effect of 

intensely rich dado figuring and lighter cloud-like wall figuring. In addition 

the Council Chamber itself is very fine with curving seating in mahogany 

with inlaid brass edges and mahogany entrance wall columns, and also 

wall panelling to half height with a variety of panel designs. Many light 

fittings which were designed for the building by the architects also survive. 

 

Other elements of the fine interior include the third floor hall with lift 

entrance, lantern and balcony, all in austere classical Art Deco styling, and 

the former marriage suite on the lower ground floor. 

HISTORY: Norwich City Hall was designed in 1931 and built in 1937-8. The 

design by the architects James and Pierce was the winning entry in a 

public competition which attracted 143 entries. The there had long been felt 

a need for a fitting city hall and an area to the north of the market place was 

cleared to provide a suitable space which would be still at the very centre of 

the city. Following discussions with the R.I.B.A., Robert Atkinson was 

appointed as the supervisor of the development of the Market Place and 

produced his own plans. In the end there was competition with Atkinson as 

the sole judge and his ground plan was retained as one of the many 

conditions. 

 

SUMMARY OF IMPORTANCE: Norwich City Hall is one of the landmarks 

of the city and one of the finest municipal buildings of the interwar period in 

England. It is in an austere Classical style with Art Deco detailing and 

makes reference also to Scandinavia and in particular Stockholm City Hall. 

The prominent tower contrasts successfully with the long principal front 

standing above the sizeable Market Place. The exterior is very impressive, 

being on 5 storeys with a prominent portico and applied and freestanding 

Ancaster weathered and Clipsham stone for tower and transepts) with lead 

roof. Cruciform plan with aisles and octagonal chapel off north transept. 

Early English style. Lancet windows in 9-bay nave, 4-bay chancel and 3-

bay transepts, 5-light west window; 2-tier, 3-light east window. Flying 

buttresses and clerestory. Turrets at corners of nave and chancel. 2-stage 

crossing tower. Doors in 2-centred north porch and in north transept have 

elaborate iron strapwork. Interior: Nave arcade of massive round piers; 

triforium and wall arcades with black (Frosterly) marble shafting; west 

gallery; stiff-leaf capitals and stone rib-vaulting throughout. Rood bar with 

crucifix. Glass by John Powell of Hardman & Powell and in the Chancel by 

Dunstan Powell. Cathedral House, Unthank Road (q.v.) adjoins to the 

south.  

 

City Hall with attached police station 

List entry Number: 1210484 

Grade: II* 

Date first listed: 29-Jan-1971 

Date of most recent amendment: 18-May-2007 

UID: 229589 

List entry Description 

Details 

1188/15/815 BETHEL STREET 1188/22/815 (North side) 29-JAN-71 City 

Hall including Police Station ST PETER'S STREET (West side) City Hall 

including Police Station (Formerly listed as: ST PETER'S STREET City 

Hall)  

 

GV II* City Hall with attached police station. 1932-38 by C. H. James and 

S. R. Pierce. Brick with stone dressings, lower 2 storeys of stone. Flat roof. 

5 storeys, with tower to right-hand side. Twenty-five 4th floor windows. 

Central entry with 6 polygonal columns above rising from the first-floor 

balcony and supporting entablature. Triple doors and steps up flanked by 

lions. Metal casement windows with glazing bars throughout. Small semi-

circular balconies in penultimate end bays with small fan-lights above 

doors. The three end bays project. Parapet. Square clock tower topped 

with square cupola and finial. The exterior also has applied and 

freestanding sculpture in stone and stone. The bronze lions either side of 

the main stairs are by Alfred Hardiman, and the three pairs of main bronze 

doors with 18 plaques depicting Norwich history and trades were sculpted 

by James Woodford. The Bethel Street façade has the entrance to the 

Rates Hall with a stone relief panel of the City arms by Eric Aumonier who 

was also responsible for London Underground station sculpture. The 

former entrance to the Police Station within this wing has an ornate bronze 
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sculpture in stone and bronze. The interior is also impressive with a long 

suite of committee and reception rooms including the Lord Mayor's Parlour. 

The rooms are finely panelled with various varieties of wood and original 

fine fittings and textiles. In addition the Council Chamber itself is very fine 

with curving seating in walnut with inlaid brass edges and wall panelling to 

half height with a variety of panel designs. The sculpture and plaques in 

bronze and stone include work by Alfred Hardiman and Eric Aumonier. The 

totality of the exterior and interior, complete with fine sculpture in stone and 

bronze and the finest interior fittings in contemporary style, is particularly 

successful. 

 

Church of St Giles 

List entry Number: 1051876 

Grade: I 

Date first listed: 26-Feb-1954 

UID: 229539 

List entry Description 

Details 

TG 2208 NE (UPPER) ST. GILES STREET (north side) 15/765 26.2.54 

CHURCH OF ST GILES GV I Parish Church. C15. 1866/67 chancel by 

Phipson. West tower, Nave and Chancel. North and south aisles. South 

porch. Flint with stone and brick dressings. Ashlar faced south wall of 

porch. Lead roofs. Early C15 4-stage tower with set-back buttresses and 

clasping buttresses on top stage. West door with flanking statue niches and 

5-light perpendicular window above within recess. Blocked 3-light ringing 

chamber window. Tall 4-light belfry windows with perpendicular tracery 

having cusped transoms. Crenellated flushwork parapet with small corner 

turrets. 1737 beacon cupola. 5-bay nave with 3-light perpendicular 

windows. 2-storey porch against west end bay of aisle. Outer doorway with 

attached shafts and 2-centre arch. Central window above door with pointed 

arch and smaller flanking lights. Shield frieze and decorated parapet. Stone 

fan-vault inside. 5 clerestory windows. 3-bay chancel with north aisle and 

C19 Decorated windows. Tower arch. Chancel arch flanked by 6 statue 

niches. The nave piers have 4 shafts with smaller mouldings between. 

False hammer-beam roof:- 4 arched braces form a pointed-arch profile with 

carved angels cutting through the braces at wall-plate level. Arched braces 

from the wall-posts frame the clerestory window arches. Large number of 

wall monuments including those to Thomas Churchman 1742 by Sir Henry 

Cheere, Sir Samuel Churchman 1781 and Philip Stannard 1747 by Thomas 

Rawlins.  

 

A late C18 country house set in the remains of a Victorian garden, 

surrounded by a park landscaped by Humphry Repton in 1788, being his 

first paid commission.  

 

HISTORIC DEVELOPMENT 

 

Catton Park is first shown on Faden's 1797 county map as a small 

designed landscape of c 18ha with a hall standing towards the northern 

perimeter. The land was acquired by Jeremiah Ives, a prominent Norwich 

merchant, as a site for his new 'villa' and he gave Humphry Repton (1752-

1818) his first paid commission to design the landscape setting. A Red 

Book does not appear to have been prepared but the site is mentioned in 

Repton's account books (NRO), which include a reference to one day spent 

on site with 'Wilkin', presumably his architect friend William Wilkins, the 

probable architect of the Hall. Jeremiah passed the estate to his son 

Frances in 1820. Between 1835 and 1852 Catton was in the possession of 

George Morse, who in 1852 placed the estate on the market. Surviving 

catalogues from this sale (NRO) provide the first detailed illustrations of the 

landscape and show the planted park, a well-wooded pleasure ground, and 

a walled kitchen garden. John Henry Gurney acquired the site at the 1852 

sale; he expanded the park to the west, created a new south drive, laid a 

new garden on the south front, and altered the walled garden. Catton 

passed to Samuel Gurney Buxton in 1886 and it remained in the hands of 

the Buxton family until 1948 when the Hall and its surrounding gardens 

were sold to the County Council for use as a retirement home. The Council 

developed much of the garden to the north, including the site of the walled 

garden, for housing and the remains of Hall Farm House, the coach house, 

stables, and Orangery were surrounded by the expansion of Old Catton 

village. The retirement home was closed and the Hall and remaining 

gardens sold in 1994 to Michael and Patricia Cooke who converted part of 

the Hall for office use and restored the remainder as a private dwelling. The 

site remains (1999) in private but divided ownership. 

 

DESCRIPTION 

 

LOCATION, AREA, BOUNDARIES, LANDFORM, SETTING Catton Hall is 

located on the north side of Norwich city, completely surrounded by urban 

development. It is bounded along its north side by Old Catton conservation 

village, running along Church Street. The west boundary is formed by St 

Faith's Road, concealed along the length of the park by a long shelter belt 

of exotic species. Dense perimeter woods form the south boundary which 

borders on the Mile Cross Road (Norwich inner ring road), whilst much of 

the east boundary, again screened by perimeter plantations, is formed by 

Oak Lane. The topography of the park, which covers c 39ha, is gently 

Church of St. Peter Mancroft 

List entry Number: 1210490 

Grade: I 

Date first listed: 26-Feb-1954 

UID: 229591 

List entry Description 

Details 

TG 2208 SE ST. PETER'S STREET (east side) 22/817 26.2.54 Church of 

St. Peter Mancroft GV I Parish Church. C15. Ashlar faced and flushwork. 

Lead roofs. West tower. Nave and chancel in one. North and south aisles 

and porches. North and south transepts. 3 storey east vestry. 3-stage tower 

with 5-stages of set-back buttresses:- North, south and west ground floor 

openings and inside west doorway. Tierceron vault inside with central bell-

hoist hole. Extravagant use of statue niches, blind arcading and flushwork 

on tower. Perpendicular 5-light west window with 2-centre arch and 3-light 

belfry windows. Polygonal corner turrets and late C19 spirelet. 6-bay nave 

with 4-light windows having 2-centre arches. 2 storeyed north porch with 

shafted outer doorway and niche above. Lierne vault inside. Single-storey 

south porch. 3-bay chancel with 3-light windows. Single-bay transepts. 

Continuous base-frieze of flushwork with stone shields. Large 7-light east 

window repaired in 1648 and flanked by polygonal corner turrets. 17 

clerestory windows. Interior:- arcade piers with 4 shafts and small hollow 

diagonals. Double order 2-centre arches. Tall tower arch. Fine hammer-

beam roof with long wall-posts between the clerestory windows supported 

on corbels. The hammer beams are concealed by ribbed coving. The aisle 

roofs are arch-braced with carved spandrels. Brick-built under-croft 

beneath the north transept. Timber font canopy on 4 square supports with 

crocketed super-structure. 

 

Catton Hall—Registered Park  

List entry Number: 1000269 

Grade: II* 

Date first listed: 18-Sept-1987 

Legacy System: Parks and Gardens 

UID: 1185 

List Entry Description 

Details 
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rolling with a gradual fall from west-north-west to east-south-east, rising 

again beyond Oak Lane to the north-east into the old Deer Park. The Hall 

stands on the higher ground in the north-west corner of the park. The main 

views out of the site are from the south front of the Hall looking south over 

the park to the rooftops of the city in the distance, a gap in the tree line 

focusing the eye on the spire of Norwich Cathedral. 

 

ENTRANCES AND APPROACHES The main entrance to Catton Hall is 

now from the north along the modern Parkside Road off Church Street. The 

C19 north entrance to the Hall is located to the east of Parkside Road 

where wrought-iron gates and stone gate piers (listed grade II) survive, 

leading to the forecourt of Hall Farm House and the C18 Orangery (listed 

grade II), both lying outside the registered area. The Orangery is now used 

as a village hall. A service drive in the west connects St Faith's Road to the 

west front of the Hall. The south drive enters the park c 600m south of the 

Hall off Oak Lane and runs north through the park to arrive at the east front 

of the Hall. This entrance is marked by elaborate gates and railings hung 

on stone piers (listed grade II) and passes the single-storey South Lodge 

(listed grade II), of stucco brick with hexagonal tile roof, added by the 

Buxton family in the mid to late C19. When Repton laid out the park at the 

end of the C18 he created a drive from the north-east which purposefully 

passed a group of cottages, one of which Repton is thought to have 

designed himself (Williamson 1998). The drive does not survive but the 

cottage does, a picturesque colour-washed brick and thatch building known 

as Holiday House (listed grade II) situated on the northern boundary of the 

park, c 350m east-north-east of Catton Hall. 

 

PRINCIPAL BUILDING Catton Hall is a large, late C18 country mansion 

with rendered and colour-washed walls under a slate roof. It is built in five 

storeys to a U-shaped plan, the centre of the 'U' being filled with a one-and-

a-half-storey C19 library wing projecting north. Extending south from the 

west corner is a mid C19 Palladian-style cast-iron and glass Camellia 

House, now without its cupola. The south facade has five bays with three 

windows in the bays, cast-iron balconies added in the late C19 and an early 

C20 covered loggia which connects to the Camellia House. The entrance 

front to the east is divided into three by slender columns with capitals, the 

central door now without its porch. The Hall was built in c 1780, possibly to 

a design by William Wilkins, for Jeremiah Ives and was extended and given 

a new south front in the mid to late C19 by Samuel Buxton. 

 

GARDENS AND PLEASURE GROUNDS The gardens and pleasure 

grounds at Catton are now much reduced and little remains of the historical 

planting. To the north is an open lawn, edged by a scattering of trees which 

screen the housing development beyond built on the site of the late 

of the county of Norfolk, 1826 (Norfolk Record Office) Tithe map for Catton 

parish, 1843 (Norfolk Record Office) Catton Park Estate, map 

accompanying Sale particulars, 1852 (DS24 (290) Cabinet II), (Norfolk 

Record Office) 

 

OS 6" to 1 mile: 1st edition published 1884 2nd edition published 1904 OS 

25" to 1 mile: 1st edition published 1884 2nd edition published 1905 

 

Illustrations H Repton, Views in Catton Park, c 1788 (Norwich Castle 

Museum) 

 

Archival items H Repton, Account books for his early years (MS10 T131 B), 

(Norfolk Record Office) Sale particulars, 1852 (DS24 (290) Cabinet II), 

(Norfolk Record Office) 

 

Description written: May 1999 Amended: February 2000 Register 

Inspector: EMP Edited: February 2001 

 

Church of St Augustine, St Augustines Street 

List entry Number: 1051896 

Grade: I 

Date first listed: 26-Feb-1954 

UID: 229487 

List entry Description 

Details 

TG 2209 SE ST. AUGUSTINE'S STREET 7/715 (west side) 26.2.54 

CHURCH OF ST AUGUSTINE GV I Parish church. C14, C15 and C18. 

Flint with stone and brick dressings. Brick tower. Lead roof, plain tile to 

chancel. West tower. Nave and chancel both with north and south aisles. 

South porch. Rood turret against north aisle. 3- stage brick tower built in 

1726. Pointed 3-centre west window with double order chamfered brick 

reveal and metal glazing bars. Re-used traceried sound holes. Belfry 

windows with 2-centre arch with double-order brick reveals and central 

mullion. Rendered crenellated parapet. 4 bay nave with simple 2-light 

decorated aisle windows. Single storey porch with flat kneelered gable and 

2-centre arch outer door. 4 clerestory windows north and south with Y-

tracery and 4-centre arches. 2 bay chancel with 3-light perpendicular 

windows to aisles. 5-light east window with 4-centre arch. Tower arch 

having ringing chamber half-way up with balusters. Chancel arch supported 

on corbel. Octagonal arcade piers and 4-centre double order arches. 

Victorian and Edwardian gardens and the walled kitchen garden. To the 

east the drive opens onto a tarmac parking area for the offices. To the west 

and south-west is a further area of parking although the drive here is 

flanked by the remains of a dense shrubbery of large laurel and yew under 

a deciduous tree canopy. The south front looks onto what survives of the 

mid C19 formal garden. The remains of a stone terrace wall marks a 

change in level of the lawn, with a gap in the wall where steps originally 

connected the two. Two large upright yew survive beside the south end of 

the Camellia House, otherwise all the planting is late C20 and concentrated 

around the perimeter of the garden, against the fence which divides the 

garden from the park (there is no evidence on the ground of a ha-ha). 

 

PARK The park at Catton covers c 39ha, reduced from the 45ha laid out by 

Repton, and lies to the south and east of the Hall. It is currently (1999) 

partly under arable cultivation and partly in set-aside, with only the Deer 

Park retained under grass. Some very mature trees survive scattered over 

the whole area, mainly oak and horse chestnut with conifers and beech 

close to the perimeters. The oaks may date from the Repton period. By 

contrast the old Deer Park has very few mature trees and is cut through 

from north to south by a modern (late C20) ribbon planting of mixed tree 

species. The boundary woodlands around the body of the park are of 

mixed character with a high proportion of exotics and conifers along the 

western boundary. Some of the surviving boundary plantations date from 

the late C18/early C19 although the western belt, known as Fiddle 

Plantation, dates from the mid C19. The fall in the ground from north to 

south and the careful planting of the southern boundary plantation allows 

views out of the park towards the city from the south garden terrace of the 

Hall. 

 

KITCHEN GARDEN The walled kitchen garden was originally located to 

the north of the Hall. It was demolished in the mid C20 to make way for a 

housing estate. 

 

REFERENCES 

 

N Pevsner, The Buildings of England: North-east Norfolk and Norwich 

(1962), p 288 D Stroud, Humphry Repton (1962), p 36 J Kenworthy-

Browne et al, Burke's and Savills Guide to Country Houses III, (1981), p 98 

G Carter et al, Humphry Repton (1982), pp 15, 101, 158 T Williamson, The 

archaeology of the landscape park, BAR Brit Ser 268 (1998), pp 122, 195-

6, 225-6 

 

Maps Map of suggested course of road order, 1778 (C/Sce 1, Road Order 

Book 3, 298(9), (Norfolk Record Office) W Faden, A new topographical 

map of the county of Norfolk, 1797 (Norfolk Record Office) A Bryant, Map 
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Cambered tie-beam nave roof C1520 with arched braces to wall-posts and 

arched wall-braces above clerestory windows. Scissor- brace roof to 

chancel. Plain inscription plate to Mathew Brettingham, 1769. 

Former Church of Saint Saviour, Magdalen Street 

List entry Number: 1372838  

Grade: I 

Date first listed: 26-Feb-1954 

UID: 229255 

List entry Description 

Details 

TG 2309 SW MAGDALEN STREET (east side) 11/489 26.2.54. Former 

Church of St. Saviour GV I Former parish church now redundant and used 

as squash club. C14 and C15 with C19 re-working. Flint with brick and 

stone dressings. West tower. Nave and chancel. South porch and C19 

north vestry. Short tower with 2-storeys of diagonal buttressing. Plain west 

door surround, 2-light window and square sound-hole with clock-face 

above door. Stone crenellated parapet. 3-bay nave with 3-light 

Perpendicular windows. Single-storey porch with outer door having triple-

order mouldings and a 2 -centre arch with badly worn spandrels. Kneelered 

gable and diagonal buttressing to porch. 2-bay chancel with C19 Decorated 

windows. Boarded scissor-brace roof. 

 

Old Meeting House, Old Meeting House Alley, Colegate 

List entry Number: 1206474  

Grade: I 

Date first listed: 26-Feb-1954 

UID: 228988 

List entry Description 

Details 

TG 2309 SW COLEGATE (north side) 11/239 26.2.54 Old Meeting House 

GV I Congregational Church. 1693 on sundial. Red brick with stone detail. 

Pantile roof. Single storey with gallery. 5 bays divided by pilasters with 

Corinthian capitals and bases. Doors in outer bays with brick eared 

surrounds and flat hoods supported on consoles. Sash windows throughout 

with glazing bars and raised brick surrounds and aprons. Stringcourse. 

Modillion eaves cornice. Hipped roof. The interior has galleries on 3 sides 

with Tuscan columns on the ground floor and Ionic columns on the first 

TG 2209 SE OAK STREET (east side) 10/588 26.2.54. Church of St. 

Martin at Oak. - I Former parish church now redundant and used as hostel. 

C15. Flint with stone and brick dressings. Pantiles on nave, slate on 

chancel. West tower, nave and chancel. South aisle and porch. Truncated 

unbuttressed tower. C20 west door and window above. 4-bay nave. 3-bay 

south aisle C.1491 with 4-light Perpendicular windows having transomes in 

outer lights. 2-bay chancel rebuilt. C.1440. 4-shaft piers with double order 

diagonals and 4-centre arches to arcade. Arch-braced roof, the lower brace 

springing from wall posts. 

 

St Edmunds Church, Fishergate 

List entry Number: 1051279 

Grade: I 

Date first listed: 05-Jun-1972 

UID: 229091 

List entry Description 

Details 

TG 2309 SW FISHERGATE (south side) 11/337 5.6.72 St. Edmunds 

Church - I Former parish church now redundant. C15 and C16. Flint with 

stone and brick dressings. Slate roof. West tower. Nave and chancel in 

one. South aisle and south chapel. North porch and C19 vestry. 3-stage 

tower with 2-stage diagonal buttresses. 3-light perpendicular west window. 

Square sound holes with rose tracery and 2-light cusped belfry windows. 

Flat parapet. 2 and 3-light perpendicular windows to nave. Single-storey 

porch with gable and single angle buttresses. Scar of rood turret on north 

wall. Tower arch. Fine butt-purlin roof with attached arch-braces springing 

from wall-posts. Curving well-braces spring from alternate wall-posts. 

Carved bosses at the intersection of the ridge-piece and principal rafters. 

Building sequence:- In 1441 a south chapel was added to the aisle-less 

nave and chancel. This now forms the central part of the aisle. Late C15 

the chapel was extended to form the south aisle and in the early C16 

extended east to form chancel aisle. 

 

 

 

 

 

floor. 

 

Church of Saint Mary, St Mary’s Plain 

List entry Number: 1372513 

Grade: I 

Date first listed: 26-Feb-1954 

UID: 229586 

List entry Description 

Details 

TG 2309 SE ST. MARY'S PLAIN (north side) 10/812 26.2.54 CHURCH OF 

ST MARY - I Former parish church, now redundant. Early C11 and C15. 

Flint with stone dressing. Lead roofs. West tower, nave and chancel. North 

and south transepts. South porch. Round tower with 2-light windows having 

central shaft and remade twin triangular arches. 4-bay nave with two 3-light 

perpendicular windows with 2 centre arches on the south side. 2 storey 

south porch with re-faced diagonal buttresses. Badly weathered outer 

doorway with moulded 2-centre arch and spandrels. Central statue niche 

above door between 2 square-headed windows having cusped ogee 

tracery. Blocked 2-light east window. Single-bay transepts with tall 4-light 

perpendicular windows north and south. 3-light east windows with 

staggered brattished transoms. 3-light perpendicular east chancel window 

inside a higher arch with earlier jambs to arch-springing level. Blocked 2-

light decorated window in north wall of chancel. Rood stairs in north-east 

corner of transept and chancel. Chancel arch supported on corbels. Arch-

braced roof with ridge-piece and curved wall-bracing in transepts. Diagonal 

ribs over crossing with central carved boss and angels. Butt-purlins in 

transepts and small first bay of nave roof. Chancel roof arch-braced and 

with curved wall bracing. Panelled with richly cusped quatrefoil and 

heraldry. 

 

Church of Saint Martin at Oak, Oak Street 

List entry Number: 1051925 

Grade: I 

Date first listed: 26-Feb-1954 

UID: 229356 

List entry Description 

Details 
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Church of Saint George, Colegate 

List entry Number: 1206500 

Grade: I 

Date first listed: 26-Feb-1954 

UID: 228994 

List entry Description 

Details 

TG 2209 SE/TG 2309 SW COLEGATE (north side) 10/245 11/245 26.2.54 

Church of St George GV I Parish Church. C15 and C16. Flint with stone 

dressings. Ashlar facing to clerestory. Lead roofs. West tower. Nave and 

chancel. North and south aisles. Chancel Chapel and south porch. 3-stage 

tower of 1458 with diagonal buttresses. West door with 3-light window 

above. Square sound holes with ornate tracery. Tall 3-light belfry windows 

with 4-centre arches. Crenellated parapet housing flushwork and shields in 

lozenges. 2-storeyed porch against tower. 3 bay nave. 4 3-light 

perpendicular windows in south aisle C1510. 6 3-light perpendicular 

clerestory windows with 4-centre arches. 2-bay chancel with single bay 

south chapel and 2-bay north chapel, both as continuations of aisles. 

Interior:- west gallery on Tuscan columns. Fine tomb-chest of terra cotta to 

Robert Jannys, C1534. Fine nave roof with cambered tie-beams on arched 

braces and longitudinal arched braces above the windows springing from 

wall-posts. 

 

Church of Saint Clement, Colegate 

List entry Number: 1051282 

Grade: I 

Date first listed: 26-Feb-1954 

UID: 229000 

List entry Description 

Details 

This list entry was subject to a Minor Amendment on 28/09/2016 

 

Former parish church, now redundant and used as a private chapel. C15 

and C16. Flint with stone and brick dressings. Slate roofs. West tower. 

Nave and chancel. C19 vestry north of chancel. Slender 3-stage tower 

c.1450 with diagonal buttresses and stair turret on north-east corner. 3-light 

perpendicular west window. Square traceried sound-holes and 2-light belfry 

26.2.54. Church of St. Michael Coslany. GV I Parish church now disused. 

Late C14, C15 and early C16. Flint with stone dressings. Ashlar faced north 

aisle and chapel. Brick. Slate roof. West tower, nave and chancel. North 

and south aisles. South chancel aisle and north chapel. 4 stage tower 

C.1425 with diagonal buttresses. West doorway with 2-centre arch having 

carved spandrels and shield frieze. Good 2-leaf door each with 3 panels of 

cusped tracery with birds and dragons in mouchettes surmounted by 2 

figures. Outer border of crenellated divisions. 4-light Perpendicular window 

above door with flanking status niches having valuted canopies and finials. 

3-light windows in top stages. Crenellated stone parapet with shield frieze 

and corner pinnacles. 4 bay nave:- 3-light Decorated quatrefoil west 

window with simple C15 south door to right. 2 bay south aisle and one bay 

south chancel aisle. Brick west wall to south aisle. 3 4-light Perpendicular 

aisle windows with 4-centre arches and brattishing on transomes in outer 

lights. Similar tracery pattern throughout. Flush- work on the south aisle 

with window and quatrefoil motifs, that on the chancel along with the east 

window of 1883. The north door has 3 orders of mouldings with central 

attached shaft and a 4-centre arch with drip- mould. Lancet window in 

chancel arch gable. 4-shaft piers with double order mouldings in diagonals 

and 4-centre arches to arcades. Springing of arch only in the west bay of 

the south arcade coinciding with the brick west wall. Blind store arcading in 

aisles with attached shafts. Tower arch. Chancel arch without piers. Scissor

-brace roof to nave. Flat aisle roofs with arch-braces springing from wall 

posts. Arch-braced roof to chancel. The braces forming pointed arch profile 

and springing from wall-posts with shield corbels. Thorp chapel with stone 

open tracery screen and tomb. 

 

St James’ Works, Jarrold’s Printing Works, Whitefriars 

List entry Number: 1051798 

Grade: I 

Date first listed: 26-Feb-1954 

UID: 229745 

List entry Description 

Details 

TG 2309 SW/TG 2309 SE WHITEFRIARS (east side) 11/949 12/949 

26.2.54. St. James' Works, Jarrold's Printing Works. I Former yarn mill now 

factory and offices. 1839 by Richard Parkinson. Red brick. Roof not visible. 

5 storeys rising to 6 at one west end bay. 20 fourth floor windows. Semi-

circular stair-turret at west end. Casement windows throughout. 

Stringcourse between 3rd and 4th floors. The windows below the 

stringcourse in round-arched recesses. Parapet. Domed roof over stair 

windows with 4-centre arches. Clock face on east. Crenellated parapet with 

flushwork and shields. 3-bay nave rebuilt c.1550 with 3-light perpendicular 

windows. The cill of the west windows is raised to accommodate the north 

and south doors. 2-bay chancel with 3-light perpendicular windows with 4-

centre arches. East window with reticulated tracery. Arch-braced roof with 

the lower brace springing from nail-posts. Wall braces springing from the 

wall posts and framing the recessed window panels. 

 

Former Church of Saint James, Whitefriars 

List entry Number: 1372521 

Grade: I 

Date first listed: 26-May-1954 

UID: 229743 

List entry Description 

Details 

TG 2309 SW WHITEFRIARS (east side) 11/947 26.5.54 Former Church of 

St. James. - I Former parish church now redundant and used as Puppet 

Theatre. C15 and C16. Flint with stone and brick dressings. Brick. Slate 

roofs. West tower. Nave and chancel. South aisle. South porch. The short 3

-stage tower is supported on internal arched supports. Brick octagonal top 

stage with 2-light window north and south having Y-tracery. 2 storey porch 

con- tained within the west end of the aisle. Outer doorway with 2-centre 

arch and attached shafts. 3-light window above door with central statue 

pedestal. 4-bay nave and 2-bay chancel. 3-light Perpendicular windows 

throughout. Early C16 3-bay arcade and 2-bay chancel arcade with 

octagonal piers and 4- centre arches. Chancel arch. Scissor-brace nave 

roof. M. Atkin, "Excavation in St. James Church", East Anglian 

Archaeology, Report No. 15 part I 1982, pp 31-37. 

 

Church of Saint Michael Coslany, Oak Street 

List entry Number: 1372474 

Grade: I 

Date first listed: 26-Feb-1954 

UID: 229355 

List entry Description 

Details 

TG 2209 SE,TG 2208 NE OAK STREET (east side) 10/587 15/587 
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turret with lantern. 

 

Church of Saint Martin, St Martin-at-Palace Plain 

List entry Number: 1372511 

Grade: I 

Date first listed: 26-Feb-1954 

UID: 229577 

List entry Description 

Details 

TG 2309 SW ST. MARTIN AT PALACE PLAIN 11/803 26.2.54 Church of 

St. Martin-at-Palace - I Former church now redundant and used as store. 

C11, C15 and C16. Flint with stone dressings. Lead roof. Towest tower. 

Nave and chancel with north and south aisles stopping short of east wall. 

South porch. Unbuttressed 3-stage tower. 3-light perpendicular west 

window. Square sound holes with tracery and 2-light reticulated tracery 

belfry windows. Crenellated parapet with tracery panels and corner 

pinnacles. 3 bay nave clerestory windows square in the quatrefoil tracery. 2

-storeyed porch attached to aisle. Remade outer doorway with 2 windows 

above. Two 3-light re-faced perpendicular nave windows and one identical 

chancel aisle window. 2-light decorated west window in north aisle. 2 C19 

north aisle chancel windows, 2 three- light perpendicular windows in the 

east end of aisles. Long and short quoins to former unaisled chancel. 3-

light perpendicular east window with pointed arch. 

 

Church of Saint Simon and Saint Jude, Elm Hill 

List entry Number: 1051274 

Grade: I 

Date first listed: 05-Jun-1972 

UID: 229077 

List entry Description 

Details 

TG 2308 NW ELM HILL (south-east side) 16/324 5.6.72 Church of St. 

Simon and St. Jude. GV I Former Parish Church, now store. C14 and C15. 

Flint with stone and brick dressings. Slate roof. West tower. Nave and 

Chancel. Unbuttressed west tower partly ruined. 4 bay nave. North 

doorway with attached shafts and 4-centre arch. 2-leaf door with tracery 

converted into municipal halls in c1540, and the buildings restored and 

altered in 1861 and 1863. 

Reasons for Designation 

The former Dominican friary (Blackfriars), Norwich, a medieval friary built 

from the C13 onwards, is listed at Grade I for the following principal 

reasons: 

 

* Rarity: as the most complete surviving medieval friary in England and one 

of only 15 friaries to retain significant upstanding remains; * Degree of 

survival: the friary church is substantially intact and three ranges of the 

cloister retain a substantial proportion of medieval fabric; * Architectural 

interest: the arches of the cloister arcade and vaulted ceiling of the south 

walkway are an impressive medieval survival whilst the former church is a 

fine example of Perpendicular Gothic architecture; * Design: the former 

church, with a tall, wide, open nave with slender arcade piers, provided 

good sight lines for large public gatherings and well reflects the friars ethos 

for learning and preaching, as well as ensuring its continued use as 

municipal halls since 1540; * Materials: the claustral complex represents an 

early use of brickwork in medieval England, whilst the limestone ashlar of 

the church clerestory was an expensive material imported into the region; * 

Historic interest: as a friary with a major role in the community for nearly 

300 years before serving a municipal role for nearly 500 years since the 

Dissolution, including as stables for army horses during Kett’s Rebellion 

(1549), a mint during the Great Recoinage (1696), England’s first public 

lending library (1716), and halls where Charles Dickens read and the opera 

singer Jenny Lind performed during the mid-C19; * Group value: through 

association with the scheduled remains of the friary and proximity with the 

adjacent listed buildings on Elm Hill, St Georges Street and Princes Street, 

including the St Peter Hungate Church. 

History 

A friary was established on this site by the Penitential Friars in 1258 but 

was later taken over by the Dominicans and occupied until the Dissolution 

of the Monasteries in 1538. A friary was an institution housing a community 

of friars. The friars (from the Latin ‘frater’ meaning ‘brother’) were a 

religious movement which advocated a ‘mendicant’ lifestyle, of absolute 

poverty, supported exclusively by begging and the gift of alms. Friars lived 

in the community, preaching and undertaking charitable works, often 

moving from town to town. Nevertheless, they did establish permanent 

bases; friaries, from which, unlike monks, they emerged to fulfil their 

mission. The buildings centred on a church and a cloister and usually 

contained a refectory (dining hall), a chapter house and an infirmary (for the 

care of the sick). Five orders of friars established friaries in Norwich: the 

Dominicans (known by the colour of their robes as ‘Black Friars’), the 

Franciscans (‘Grey Friars’), Carmelites (‘White Friars’), Austin Friars and 

panels. 3-light perpendicular windows in nave with 2-centre arches. 2-bay 

nave with cusped intersecting tracery windows. Wide east window with 

plain intersecting tracery. 3-light perpendicular window on south side of 

chancel. Good C16 and C17 monuments to the Pettus family either side of 

chancel arch. Earlier chancel arch mouldings encased in chancel arch. 

 

Bishop’s Gate, The Close 

List entry Number: 1051328 

Grade: I 

Date first listed: 05-Jun-1972 

UID: 228912 

List entry Description 

Details 

TG 2309 SW, TG 2309 SE THE CLOSE 11/165, 12/165 5.6.72 Bishop's 

Gate (formerly listed under St.Martin-at-Palace Plain) - I Gateway and 

Porter's Lodge. Circa 1436. Flint and Stone. 2 storeys. Large 2-centre 

moulded arch with shield spandrels and smaller 2-centre pedestrian arch to 

right. End buttresses. Central statue niche above arches with single 

flanking lights having cusped round heads, Remade crenellated parapet. 

Both doors with good tracery. Vaulted inside. 2-storey Porter's Lodge to 

west of gate with 2-light arched casements having flat head and dripstone. 

Brick built pointed barrel-vault undercroft with stone doorway. Scheduled as 

an Ancient Monument. 

 

Former Dominican Friary (Blackfriars), Norwich: St Andrew’s 

Hall and Blackfriars’ Hall, associated conventual buildings and 

structures 

List entry Number: 1220456 

Grade: I 

Date first listed: 26-Feb-1954 

Date of most recent amendment: 10-Jun-2016 

UID: 229471 

List entry Description 

Summary of Building 

Former friary, originally constructed by the Friars Penitential in the C13 but 

largely rebuilt by the Dominicans in the C14 and C15. The church was 
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the Penitential Friars (‘Sack Friars’). 

The Dominicans were founded by St Dominic in 1218 as a religious order 

committed to learning and preaching. They arrived in England in 1221 and 

reached Norwich five years later, establishing a friary to the north of the 

river Wensum, between what is now Colegate Street and Golden Dog 

Lane. In 1307 they took over the buildings of the Penitential Friars, south of 

the River Wensum, after that order was supressed by Pope Clement V. A 

church and other buildings already existed; the C13 chapel (originally 

dedicated to St Mary but subsequently re-dedicated to St Thomas-a-

Becket) and an adjacent vestibule (now known as ‘The Crypt’) still survive 

today. The Dominicans remodelled these buildings; inserting brick vaulted 

ceilings to support upper floors. They obtained the surrounding properties 

and expanded the friary. It eventually included the area between the river 

on the north, Princes Street on the south, St George’s Street on the west 

and Monastery Lane and Elm Hill on the east. A new cloister was 

constructed with a covered walkway and four ranges built around an open 

courtyard (the cloister garth). On the east side was a dorter (dormitory) and 

chapter house, on the west was a frater (refectory), and at the north were 

probably kitchens and storerooms. From c1327 a church dedicated to St 

John the Baptist was built at the south (on the present site of St Andrew’s 

Hall and Blackfriars’ Hall). The west end could only be completed after 

1345 when royal sanction was given to construct over two roads; one that 

continued the line of Elm Hill westward and another at right angles to it. 

 

In 1413 a serious fire broke out in Norwich. Two friars were killed and the 

Dominican’s church and conventual buildings suffered severe damage. 

They temporarily moved back to their original site across the river until 

1449 while carrying out rebuilding. The church was reconstructed between 

c1440 and 1470 but incorporated several windows of the earlier building. It 

comprised a large nave and chancel separated by a cross passage (the 

‘walking place’), which was surmounted by a tower. The nave is now St 

Andrew’s Hall and the chancel is Blackfriars’ Hall. Many of Norwich’s 

wealthiest families donated towards its construction, including the 

Appleyards, Wetherbys and Cliftons. The Dominicans used both the church 

and a preaching yard to the south to deliver lectures and sermons. The 

Friary possessed an extensive library and there is evidence that there was 

a regular school of philosophy and lectures open to local parish priests and 

clergy. The Friars performed the usual offices (church services) but 

welcomed the public to their evening service of compline. An anchoress 

was housed within the friary and led a life dedicated to prayer, meditation 

and counselling. The first recorded is Katherine Foster who lived in a cell 

north of the chancel in 1472; three arched recesses survive of this building. 

By the 1530s the friary suffered a decline and several possessions and 

properties were sold off. Part of the churchyard was leased to a 

haberdasher, William Alman, who was licenced to build a house provided 

and a second floor added above the south cloister walk to provide ‘Hall 

Keeper’s apartments’; the west elevation of the west range was refaced 

with polychrome brick, the upper floor heightened, a stair turret added at 

the east, and a small enclosed garden created at the west (resulting in the 

demolition of several buildings). The north range of the cloister may also 

have been demolished at this time; maps indicate that it was torn down 

between 1762 and 1885. St Andrew’s Hall hosted performances by the 

opera singer Jenny Lind in 1856 and readings by Charles Dickens in 1859 

and 1861. In 1863 the City Surveyor, T.D. Barry, carried out major changes 

to the hall: a new arch was inserted at the east end and the organ placed 

beneath it; the west front was refenestrated; the south porch reconstructed; 

buttresses on the north side repaired; the windows restored; the internal 

piers and arches restored; the ceiling redecorated; replastering and re-

pointing carried out; and new ‘retiring rooms’ for performers built between 

the hall and south cloister walkway. Becket’s chapel was partly demolished 

in 1876 and a new organ installed in St Andrew’s Hall in 1880. The new 

organ, built by Bryceson Brothers and Ellis, retained the central case of the 

earlier organ (the organ console and some of the mechanical parts were 

replaced in 1927 and 1984). In 1899 a Technical Institute was built to the 

north of the cloister (now Norwich University of the Arts). Blackfriars’ Hall 

was utilised by the Royal Engineers during the First World War. A new 

wooden floor was inserted after the war and the roofs of both halls were 

repaired.  

 

In 1915 the former friary was scheduled. It was one of the first sites in 

Norfolk to be scheduled, as indicated by its original old county number: 

Norfolk 4. In 1954 the standing buildings were Grade I listed. The east 

window of Blackfriars’ Hall was restored in 1959. A programme of 

alterations were undertaken in the 1970s and 1980s including: the 

excavation and repair of Becket’s Chapel; redecoration of Blackfriar’s Hall 

with oak panelling to display civic portraits; a new stage, pull out seating 

and double glazing in St Andrew’s Hall; a bar inserted into the cross 

passage; further restoration of the cloisters, and conversion of the vestibule 

next to Becket’s Chapel into a café. In 1988 the first floor of the south porch 

was re-plastered and remains of an earlier porch discovered within the 

structure. The organ in St Andrew’s Hall was awarded a ‘Historic Organ 

Certificate of Recognition’ by the British Institute of Organ Studies (BIOS) in 

2010, which was revised to Grade II on the National Pipe Organ Register in 

2016. The BIOS listing stated that the organ is listed at ‘Grade II for the 

surviving elements of the 1827 Gray case and the contribution it makes to 

the architectural ensemble of the building, and for the surviving Bryceson 

pipework’. In 2011 the East Garth building was refurbished and a lift 

inserted. The two halls continue to serve many purposes in 2016; as a 

venue for conferences, antique fairs, markets, weddings, concerts and an 

annual beer festival. The east and west ranges (East and West Garth) are 

used by Norwich University of the Arts. 

he threw ‘nothing filthy’ from his windows. 

In 1538 the friary was suppressed as part of the Dissolution, and the 

furnishings sold. It was purchased by the City Council; the mayor, 

Augustine Steward, paying £81 in 1540 and a further £152 in 1544. He 

proposed ‘To make the churche a fayer and large halle, well pathed, for the 

mayor and his bretherne…for their common assemblyes…to fynd a 

perpetual free-scole therin’ and to keep a chapel ‘to pray to Almightye God’. 

The building was repaved, lodgings built at the east, and three chambers 

added over the south porch for the priest. Part of the preaching yard was 

leased out as a garden. The nave of the church was converted into an 

assembly hall called the ‘New Hall’ and used for a variety of purposes 

including: ceremonial feasts, Guild meetings, as a corn market, as Assize 

Courts, and for receptions. The walls were white-washed, benches built 

between the pillars, and the crossing arch blocked up. The Norwich City 

Library was established in the south porch (rebuilt in 1774), which became 

the first public lending library in the country in 1716 but later moved in 

1794. Several buildings were constructed around the west porch. An 

inventory records a pantry, buttery, kitchen, ‘scalding house’ (for preparing 

meat), backhouse, ‘buttying house’ (for sifting bran and flour), wet and dry 

larders and a counting house. The chancel became a municipal and guild 

chapel. In the later C16 there was a large influx of Dutch and French-

speaking Protestant refugees into Norwich, bringing particular skills in 

textile production. The Dutch population (also known as ‘strangers’ or 

‘walloons’) began to use the chancel from 1579, which became known as 

the ‘Dutch Church’, and services continued in Dutch until 1929.  

 

The cloister was used for a range of purposes after the Dissolution. The 

Earl of Warwick stabled his horses at the site in 1549 whilst on his way to 

suppress Kett’s rebellion. During the later C16 the refectory was used as a 

granary and part of the cloister was used by the Norwich Grammar School. 

Several buildings were used to examine and seal cloths produced by the 

Walloon weavers. The reredorter (lavatories) was converted into a water 

cistern, occasionally used as a swan pen. A pulpit and seats were installed 

in the preaching yard, which became known as the Green Yard. The east 

range became a place of worship used by Presbyterians from 1672 and 

Baptists from 1689. A mint was established within the cloister during the 

Great Recoinage of 1696. In 1712 a hexagonal tower positioned over the 

cross passage of the church dramatically collapsed. The buildings were 

repaired (albeit without the tower) and continued to serve civic functions. 

From 1712 to 1859 part of the cloister served as a workhouse. In 1824 St 

Andrew’s Hall became the venue of a triennial music festival; The Norfolk 

and Norwich Festival, and an organ built by John Gray was installed at the 

west end. 

Two major restorations were undertaken in the mid-C19. In 1861 the 

cloister was altered: the exterior walls were repaired in brick; new windows 
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Details 

Former friary, originally constructed by the Friars Penitential in the C13, but 

largely rebuilt by the Dominicans in the C14 and C15. The church was 

converted into municipal halls in c1540, and the buildings restored and 

altered in 1861 and 1863. 

MATERIALS: Coursed and random rubble flint, including some knapped 

flint, with limestone and brick dressings. The former church has a limestone 

ashlar clerestory. Polychrome brick to west elevation of West Garth. 

Copper, slate, pan-tiled and felt-covered roofs. 

PLAN: Former cloister forming three sides of a quadrangle with west range 

(The West Garth), east range (The East Cloister Walk and East Garth), and 

south range (including South Cloister Walk), and former church (St 

Andrew’s Hall and Blackfriars’ Hall) to the south. 

ST ANDREW’S HALL AND BLACKFRIARS’ HALL (THE BLACKFRIARS’ 

CHURCH) 

 

Dominican friary church, now two municipal halls. C14 origins, largely 

rebuilt in 1440-1470 following a fire, and converted to halls c1540 with 

further alterations in 1863 as part of a restoration by the City Surveyor 

Thomas Barry.  

PLAN: an aisled nave of seven bays (now St Andrew’s Hall) divided by a 

cross passage from a chancel of five bays (now Blackfriars’ Hall).  

EXTERIOR: the south front faces St Andrew’s Plain and comprises a lean-

to aisle of seven bays, an ashlar clerestory of fourteen bays, and then the 

walkway and chancel to the east. A knapped flint plinth and an ashlar string 

course are carried round the building beneath window level. The aisle has 

five bays of C14 Decorated windows, an 1863 Perpendicular porch in the 

second bay from west, and a C15 Perpendicular window in the seventh 

bay. All are separated by stepped buttresses. The Decorated windows are 

of three lights with reticulated tracery under two-centred arches, and the 

Perpendicular window is of four lights with embattled transoms stepped up 

and down. The porch projects forward two bays and is two-storeys high 

with angled buttresses. It has a south doorway formed of a pointed arch of 

two moulded orders rising on shafts with foliated capitals, set under a 

square head with roundels in the spandrels enriched with quatrefoils and 

shields. Within it is a mid-C19 wrought-iron gate. Above the doorway is an 

ashlar frieze decorated with quatrefoils and shields and then a four-light 

window in the gable. The latter comprises two lights under a two-centred 

arch and two side lights under square heads, all with ogee tracery. 

Surmounting the gable is an ashlar parapet with a trefoil fretwork design 

and a finial. In the west elevation is a projecting stair-turret and a pointed 

two-light window whilst at the east are two pointed two-light windows to the 

ground floor and a square-headed mullioned window to the first floor. All 

are copper-covered lean-to roofs over the aisles, and a slate roof with lead 

flashings to the former chancel, now Blackfriars’ Hall. 

 

INTERIOR: The south porch of St Andrew’s Hall contains stone benches 

and a mid-C19 timber screen with diamond leaded lights and double doors. 

A two-centred arched doorway containing a C15 iron-studded timber door 

with carved tracery and coats of arms leads through to St Andrew’s Hall. 

The porch has a chequered tiled floor. A wrought-iron gate in the west wall 

provides access to the staircase to the first floor, which contains a cast iron 

stove set within a chamfered stone fireplace.  

St Andrew’s Hall occupies the nave and side aisles of the former church. 

The nave arcades comprise seven bays of two-centred arches supported 

on piers formed of four shafts separated by wide hollow chamfers. The 

inward facing shafts continue up to the level of the clerestory to carry 

corbels supporting the hammer-beam roof, which has double butt-purlins 

and a ridge-piece. The lean-to roofs over the aisles are supported by 

arched braces resting on corbels. Set into the wall at the east end is a mid-

C19 two-centred arch resting on angel corbels. The responds are formed of 

four shafts separated by chamfers decorated with blind tracery. An organ 

built by Bryceson Brothers and Ellis in 1880 occupies the space under the 

arch, whilst a C20 timber stage is situated in front of it. The organ has a 

central oak case of 1824 with a Gothic fretwork design incorporating 

tracery, quatrefoils and pinnacles. It is Grade II listed in the British Institute 

of Organ Studies National Pipe Organ Register. On either side of the east 

arch are two late C20 foyers. The hall windows largely contain mid-C19 

diamond leaded lights but there are stained glass panels in the south aisle 

and west window of the nave. The hall has a C20 timber floor.  

 

The cross passage (or ‘walking place’) between the two halls now forms a 

foyer containing a reception desk and wheelchair lift, with a late C20 bar in 

a partitioned space beneath the east arch of St Andrew’s Hall. There is a 

mid-C19 partition containing pointed arches and blind tracery set into the 

arch. A C18 memorial stone is mounted on the east wall and there is a C15 

four-centred arched doorway leading to a stair turret in the north-east 

corner. 

 

Blackfriars’ Hall occupies the chancel of the former church. It is approached 

from the west through a four-centred arched doorway containing a mid-C19 

timber door with stained glass panels. The hall has a rafter and purlin roof 

with single butt-purlins, a ridge piece, and arched braces on wall posts. 

There are carved angel and foliage bosses where the principal rafters and 

purlins meet. Set into the north wall is a c1639 architectural memorial tablet 

to Reverend Johannes Ellison, senior minister of the Dutch congregation, 

and, beneath it, a brass plaque to his son. A C15 two-centred arched 

the porch openings have hoodmoulds with foliated-stops or head-stops. 

The clerestory windows are each of three lights with cusped ogee tracery 

under four-centred arches. They are separated by square panels bearing 

shields with the coat of arms of the Erpingham family. In the fourth bay of 

the south aisle is a mid-C19 doorway inserted beneath the window, which 

comprises a two-centred arch set in a square head with quatrefoils in the 

roundels. There is a closely-matching mid-C19 doorway to the cross 

passage set within a projecting single-storey porch with a fretwork parapet. 

A mid-C19 flint wall with a limestone coping extends south from the south-

east corner. Set into the wall is a gateway with flint and limestone capped 

piers and a wrought-iron gate. The cross passage and chancel have 

Perpendicular windows under two-centred brick arches; three lights to the 

former and five lights to the latter. All have embattled transoms stepped up 

and down. Each bay is separated by stepped buttresses.  

The east front of the chancel (now Blackfriar’s Hall) has a Decorated 

window of seven lights with curvilinear tracery under a two-centred arch, 

largely restored in 1959. It is flanked by angled buttresses which are 

pierced by two arches forming a passage adjoined by railings. Attached to 

the south is a flint boundary wall which contains a two-centred arched 

gateway with a hoodmould.  

The north front is similar to the south elevation but the fenestration 

comprises entirely Perpendicular windows: five windows in the chancel; six 

windows and a C14 arched doorway in the north aisle; and fourteen 

windows to the clerestory. In the first bay of the chancel are three 

segmental-headed arched recesses and a blocked square-headed 

opening. These originally formed part of a medieval anchorite’s cell that 

projected from the building. In the following bay is a pointed arched 

doorway under a large brick round-headed opening. The south cloister walk 

is adjoined to the church by an 1863 infill block with a lean-to roof.  

The west front faces St George’s Street and was re-fenestrated in 1863. It 

comprises a large Perpendicular window of five lights to the nave and two 

three-light Perpendicular windows to the aisles. Four C15 stepped flint 

buttresses separate the bays but three of these are pierced by mid-C19 

arches to form a pedestrian passage next to St George’s Street. Beneath 

the nave window is a large doorway approached by steps, which contains 

mid-C19 wooden doors with decorative wrought-iron hinges. The doorway 

is formed of a pointed arch of two moulded orders rising on shafts with 

foliated capitals, set under a square head with roundels in the spandrels 

enriched with quatrefoils and shields. Above it is a hoodmould with head-

stops. On either side of the doorway are flint flushwork panels decorated 

with trefoils and shields. Set in the angled buttress at the north-west corner 

is a pointed arched doorway. 

The former nave, now St Andrew’s Hall, has a pitched copper roof with 

limestone decorative crosses to the gables, and copper down pipes. There 
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doorway at the east end of the north wall provides external access. The hall 

contains a C20 stage at the east end and a 1920s timber floor that is raised 

above the original stone floor slabs and memorial stones. The windows 

have mid-C19 diamond leaded lights. Attached to the south side of the hall 

is a late C20 service range, which is not of special interest.  

 

SOUTH RANGE AND THE CRYPT 

South range of Dominican Friary, originally serving as the south cloister 

walk, library, and possibly the Prior’s quarters and infirmary. C15, altered in 

1861. A lean-to of 1863 is attached to the south whilst to the south-east is a 

vestibule (now known as ‘The Crypt’) built by the Friars Penitential in the 

C13 but altered by the Dominicans in the C14. 

 

PLAN: two storey gabled range rising to three storeys at north-west corner 

where there is a projecting rectangular stair-turret. A single storey lean-to of 

1863 is attached to the south and to the south-east is the vestibule known 

as The Crypt. Further east are the remains of Becket’s Chapel (a 

scheduled monument). 

 

EXTERIOR: the north elevation of the south range faces the cloister garth. 

On the ground floor is a four-bay arcade of two-centred, quadruple-

chamfered, brick-built arches separated by stepped buttresses. The first 

floor has nine lancets or pointed-arched windows containing sashes or 

fixed panes, whilst the second floor has two lancet windows with fixed 

panes set within a side gable. The projecting staircase contains slit 

windows and lancets. The arches of the ground-floor arcade contain C20 

glass panels except for two mid-C19 timber doors with decorative wrought-

iron hinges in the third bay. There are several blocked openings at first floor 

level. Both the mid-C19 stair-turret and third floor have flint and brick 

banding to the walls.  

The east elevation of the south range has two lancet windows to the first 

floor. It is adjoined at the south-east by The Crypt; a two bay rectangular 

building. The south range has a slate covered roof whilst The Crypt has a 

flat felt roof. 

INTERIOR: On the ground floor is the south cloister walk; a C15 rib-vaulted 

walkway 15 bays long. The vaults are built of brick, plastered and 

limewashed, and rest on stone corbels supported by engaged columns. 

Several rib-vaulted rooms, now serving as stores and a kitchen, and a mid-

C19 stairwell are attached to the west end of the north wall. The room 

nearest the stairwell contains two blocked stone arches in its south and 

west wall. The first floor has offices, dressing rooms and toilets leading off 

a corridor at the east end. There are traces of a pre-1861 decorative 

scheme including a curved cornice to two rooms and a niche in the south 

The east elevation of the East Garth has three bays separated by 

buttresses. At ground floor level there is a large blocked segmental-headed 

brick arch to the first bay, a blocked square-headed doorway to the second 

bay and a sash window in the third bay. The first floor contains two blocked 

openings in the first bay, two casement windows with timber lintels to the 

second bay, and two small casements to the third bay. There are four 

dormers and a corbelled brick chimney to the roof. The south elevation 

contains two sash windows and a dormer window. Attached to the east 

side of the east cloister walk are the remains of the chapter house (a 

scheduled monument). 

INTERIOR: The East Garth contains a computer room, offices and 

photography studio. On the ground floor are remains of the C14 inner wall 

of the cloister walkway and cross walls displayed within glass cases (these 

form part of a scheduled monument). The joists to the first floor are 

supported by straight braces. One tie beam survives to the roof, which is 

otherwise a rafter and purlin roof. 

WEST GARTH AND FIRST BAY OF ADJOINING RANGE 

West range of Dominican Friary, originally serving as the west cloister walk, 

frater, and possibly the kitchen. C15, altered in 1861 when the west 

elevation was refaced in polychrome brickwork by the architect James S 

Benest. 

 

PLAN: A two-storey gabled range (now known as the West Garth), and the 

first bay of an adjoining two-storey gabled range at the north, which 

incorporates C15 flint-built fabric and formed part of the north-west corner 

of the friary cloister. 

EXTERIOR: the east front of the west range faces the cloister garth. On the 

ground-floor are (from left to right): a three bay arcade of two-centred, 

quadruple-chamfered, brick-built arches; a mid-C19 semi-circular brick stair 

turret built against the fourth arch; a lean-to entry porch; and a carriage 

entrance. The first floor includes four mid-C19 casement windows and 

several blocked openings. The three arches of the ground floor arcade 

contain two mid-C19 casement windows and a late C20 doorway. Originally 

the arches were separated by stepped buttresses; two survive between the 

first and second, and third and fourth bays. The stair turret is constructed of 

red brick with a corbelled eaves cornice beneath a conical slate roof. It is lit 

by three narrow shoulder-arched windows. Immediately to the north is the 

entrance porch covered by a lean-to roof. In the sixth bay is the segmental-

headed carriage entrance. The range has a slate roof with a limestone 

coping to the gables. 

Attached to the north side of the west range is a low two-storey range 

adjoined to the former Technical Institute of 1899 (now Norwich University 

of the Arts). The first bay of this range incorporates C15 flint-built fabric and 

wall of the corridor. At the west end is a toilet and two meeting rooms with 

mid-C19 stone fireplaces and exposed timber-framing to the roof. The 

fireplaces have foliage carving to the spandrels, and one has Corinthian 

columns and corbels supporting the mantelshelf. There are mid-C19 timber

-boarded doors with decorative iron hinges to the meeting rooms, toilet and 

adjacent stairwell. The second floor contains a later C19 toilet and a 

meeting room. 

The 1863 infill range between the south cloister walk and St Andrew’s Hall 

contains several storage rooms, modern services and toilets. There is a 

mid-C19 four-centred arched doorway within the ladies toilet with carved 

spandrels depicting the coats of arms of Norwich and the Guild of St. 

Georges.  

 

The Crypt is approached at the west through a four-centred arched 

doorway with carved spandrels. It contains a mid-C19 door with decorative 

iron hinges. A staircase leads down into the square rib-vaulted vestibule or 

ante-chapel, which has chamfered brick vaults supported on a central 

stone pier with a moulded capital. There is a blocked C14 quadruple-

chamfered arched window in the west wall, and a blocked C14 arched 

window, two part-blocked windows and an arched doorway in the east wall. 

The remaining openings were inserted in the C19 and C20. Next to the 

east doorway, which leads out to the remains of Becket’s Chapel, are two 

arched recesses, one of which may have served as a stoup.  

 

EAST GARTH AND EAST CLOISTER WALK 

East range of Dominican Friary, originally serving as the east cloister walk 

and dorter. C15, altered in 1861 and in 2011. 

PLAN: A two storey range (now known as the East Garth) with a hipped 

roof, attached to a single-storey east cloister walkway at the south. 

 

EXTERIOR: the west front of the east range faces the cloister garth. The 

ground floor comprises a six bay arcade of two-centred, quadruple-

chamfered, brick-built arches; four arches to the East Garth, separated by 

stepped buttresses, and two arches to the east cloister walkway attached 

at the south. The first floor is set-back from the ground floor. It contains 

several blocked openings as well as five C19 casement windows and a 

C15 cinquefoil-headed single-light window under a hoodmould in the third 

bay. This is the only surviving original window within the cloister. There are 

four dormers to the attics. The arches of the ground floor arcade contain 

C20 glass panels and 2011 fixed panes apart from the first bay which is 

partly infilled with brick with a 2011 timber-boarded door. The main 

entrance is through a glass doorway in the third bay. The north elevation 

has several blocked doorways which originally led to buildings on the north 

side of the cloister.  
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formed part of the north-west corner of the friary cloister. It has a segmental

-headed casement window to the ground floor, a sash window to the first 

floor, and a pan-tiled roof containing a dormer window and red-brick 

chimney stack. 

The west elevation of the west range was elaborately refaced by James S 

Benest in Gothic Revival style in 1861. It is built of cream-coloured 

brickwork laid in Flemish bond with red brick banding to the walls, 

limestone and blue brick dressings, and a red brick plinth. There are seven 

bays; the southern two bays are an extension of the south cloister range, 

which projects four bays from the front of the elevation, whilst the remaining 

five bays form part of the West Garth. The ground floor of the extension 

has a pointed arched doorway of two orders resting on Corinthian columns 

to the southernmost bay, and paired sash windows under pointed arches to 

the adjacent bay. Set into the arch of the doorway is a tympanum pierced 

by a cinquefoil and quatrefoils, supported on corbels decorated with angels. 

The surrounding brickwork projects from the elevation, being flush with the 

outer order of the arch, and is surmounted by a brick cornice and tile 

covering. In the spandrels of the arch are two stone busts. A corbelled 

string course separates the storeys and is carried around the whole of the 

west front. To the first floor are two gable windows; paired sashes in 

pointed arched surrounds with geometric tracery. The dividing mullions are 

formed from Corinthian columns. A corbelled chimney stack is built into one 

of the gables. The north elevation of the extension is similar to the west. 

The ground floor contains a pointed arched doorway of two orders, three 

lancet windows and a sash window under a pointed arch of two orders. In 

the first floor is a paired sash window under a side gable, a narrow lancet, 

and an elaborate tripartite window of three recessed cusped lancets with 

octafoil tracery, each under side gables. The remaining five bays of the 

elevation comprise a ground floor with (from north to south): a carriage 

entrance, two single sashes under pointed arches and two tripartite sashes 

under pointed arches supported by Corinthian columns, recessed within 

segmental pointed arches under hoodmoulds. To the first floor are five 

gable windows (and a sixth behind the south cloister extension); three 

single sashes under pointed arches and two-paired sashes matching those 

of the south cloister extension. A corbelled string course runs between the 

window cills and there is a cornice and brick parapet to the roof. The gables 

are surmounted by cross finials and moulded brick chimney stacks. 

 

INTERIOR: The west range contains a photography studio, offices and art 

studio. There is an 1861 common rafter roof with ashlar pieces supporting 

the rafters and soulaces supporting the collars.  

SUBSIDIARY FEATURES: A polychrome brick BOUNDARY WALL with a 

red brick plinth, brick buttresses, and blue brick banding and patterning, 

encloses a garden in front of the west range. There is a C20 gate set into 

the west side of the wall and an adjoining flint return wall. The west 

Erpingham Gate, The Close 

List entry Number: 1372788 

Grade: I 

Date first listed: 05-Jun-1972 

UID: 228978 

List entry Description 

Details 

TG 2308 NW THE CLOSE 16/229 5.6.72 Erpingham Gate. GV I Gateway. 

1420 restored in the C19 and C20. Flint and stone. Large 2-centre arch 

with 3 orders of mouldings with 2 bands of figures between towards 

Tombland. The arch is flanked by two carved panelled polygonal buttresses 

to spandrel height. Shields in the spandrels. Gable with central statue 

niche, kneeler statues capping the buttress. Apex Cross. Scheduled as an 

Ancient Monument. 

 

Carnary Chapel, The Close 

List entry Number: 1051315 

Grade: I 

Date first listed: 26-Feb-1954 

UID: 228976 

List entry Description 

Details 

TG 2308 NW THE CLOSE 16/227 26.2.54. Carnary Chapel (formerly listed 

as Chapel between Nos. 69 and 70) GV. I. Chapel. Founded in 1316 by 

Bishop Salmon. Mason J. Ramsey, Stone with plain-tile roof. 4 bays above 

4-bay twin-aisled undercroft. Door to undercroft at left-hand side with 

moulded 2-centre surround and 3 cusped circular windows. 4 3-light proto-

perpendicular windows with pointed 2-centre arched to chapel. Cusped 

niches with pointed arches and crocketed finials on buttresses. Partly 

blocked east window with C19 intersecting tracery. Polygonal angle-turrets 

in all but the north-west corner. Scheduled as an Ancient Monument. See 

J. Harvey. The Perpendicular Style. 

 

 

 

boundary wall contributes to the special interest of the principal buildings 

and is included in the listing. 

Pursuant to s.1 (5A) of the Planning (Listed Buildings and Conservation 

Areas) Act 1990 (‘the Act’) it is declared that the following are not of special 

architectural or historic interest: the early C21 glass screen and kitchen 

units in the south porch of St Andrew’s Hall; the C20 stage and stage 

lighting, retractable seating, late C20 foyers, and glass automatic sliding 

doors in St Andrew’s Hall; the glass automatic sliding doors, reception 

desk, wheel chair lift, early C21 staircase, and late C20 fitted bar in the 

cross passage (or ‘walking place’); the C20 stage, 1980’s timber panels 

and late C20 chandeliers in Blackfriars Hall; the C20 and early C21 internal 

partitions within the infill range between St Andrew’s Hall and the south 

cloister walk; the C20 glass fire screen, late C20 stair lift in the south 

cloister walk; the C20 internal partitions, fitted worktops and fixtures to the 

kitchens and store rooms adjoining the north-west side of the south cloister 

walk; the C20 cupboards and stairs in The Crypt; the boiler room, boiler 

and plant; the external steel staircase to the East Garth; the internal 2011 

lift and staircase, 2011 internal partitions and doors, and steel trusses to 

the photographic studios in the East Garth; the external steel staircase to 

the West Garth; the C20 and C21 internal partitions and suspended 

ceilings in the West Garth; as well as all C20 and early C21 toilets and 

toilet cubicles. In addition it is declared that the whole of the late C20 lean-

to service range attached to the south side of Blackfriars Hall is not of 

special architectural or historic interest. 

 

No. 70, The Close 

List entry Number: 1206438 

Grade: I 

Date first listed: 26-Feb-1954 

UID: 228977 

List entry Description 

Details 

TG 2308 NW THE CLOSE 16/228 26.2.54 No. 70 GV I Formerly part of the 

Carnary College, now school and school offices. Circa 1830 with extensive 

C14 and C15 remains. Rendered, slate roof. 3 storeys. 8 bays. Left-hand 

off-centre door with C15 moulded 2-centre arch in re-made flint and brick 

porch with attached shafts and 2- centre arch. C15 doorway and staircase 

to the Carnary Chapel at extreme right-hand side. Sash windows 

throughout with glazing bars and moulded surrounds Stringcourse between 

first and 2nd floors. Box Cornice. 
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Bishop’s Palace, The Close 

List entry Number: 1372759 

Grade: I 

Date first listed: 26-Feb-1954 

UID: 228914 

List entry Description 

Details 

TG 2308 NW THE CLOSE 16/167 Bishop's Palace (formerly listed 26.2.54 

under St.Martin-at-Palace Plain) - I Former Bishop's Palace, now school. 

C11 onwards. 1858-9 restorations by Ewan Christian. Flint with brick and 

stone dressings. Horizontal brick bands. Plain and plain tile roofs. Large L-

plan north of the Cathedral and originally connected to it. 3 and 4 storeys 

above C11 barrel vaulting. West facade:- Completely refaced in 1858-9 

central projecting bay with 2 stone mullion and transom windows at ground 

floor and sash windows above. 5 bays to right with mullion and transom 

windows throughout with brick relieving arches above. 4 bays to left with 

stone mullion and transom windows. One 3-light and one large 2-light 

window at first floor. C19 perpendicular window top right-hand. Gables 

centre with stack and extreme right. Square clustered stacks. Remains of 

connecting bay to cathedral on south elevation. The east wall has remains 

of blocked Romanesque windows. 6 bays of barrel-vaulting with flat 

transverse arches. Beneath this in the north-east corner is a brick-built 

undercroft. To the north is a 4-bay brick-built undercroft with a central pier. 

Fine Queen post roof to former ' High presence ' Chamber. This above C19 

plaster vaulted hall. East Wing:- Flint. C19 flintwork at first floor with 

horizontal brick courses. Pantile roof. 2 storeys. 2 central first-floor 

traceried windows. Romansque arch at right-hand relating to lower ground 

level. 4-bay twin-aisled brick-built undercroft. 

 

No. 69, The Close 

List entry Number: 1051314 

Grade: I 

Date first listed: 05-Jun-1972 

UID: 228975 

List entry Description 

Details 

TG 2308 NW THE CLOSE 16/226 5.6.72 No.69 GV I Former house now 

dressings. Brick clerestory. Lead roofs. West tower. Nave and chancel. 

North and south aisles and porches. North chancel chapel. 3-stage tower 

C.1445 and repaired 1645. 4-stages of diagonal buttresses. 3-light west 

window above statue niche. Square traceried sound holes. Belfry windows 

with 4-centre arches and later mullion and transomes. Clockface on south. 

Crenellated parapet with lozenge flushwork and corner pinnacles. 4-bay 

nave with two 3-light Perpendicular windows in south aisle. 2-storey porch 

against west bay having outer doorway with a 2-centre arch and carved 

spandrels. 2-light window above door with 4-centre arch. Flushwork 

parapet. Tierceron-vault inside with central boss of St. George. C19 

windows in north aisle. 5 clerestory windows with cusped Y-tracery. 3-bay 

chancel with late Perpen- dicular 3-light windows and triangular arches. 

Priests door. 5 clerestory windows with cusped Y-tracery and 3-centre 

arches. 3-light Perpendicular east window. The north porch, which is 

incorporated into the west end of the aisle has diagonal ribs springing from 

wall piers and ridge ribs. It is now used as a chapel. Polygonal arcade-piers 

with 3 chamfered-orders pointed arches Arch-braced roof with single butt-

purlin and ridge-piece. The braces spring from wall-posts supported on 

corbels. Finely carved Renaissance detail on wall-plate coving. Chancel 

roof:- Arched-brace roof with moulded butt-purlins and ridge-piece. The 

braces form a 2-centre profile, the lower brace springing from wall-posts 

with C19 angel corbels and wall-arches framing the clerestory window 

arches. Carved star-bosses on the purlins and ridge. C18 and C19 wall 

monuments. 1617 wall monument to Thomas Anguish with facing kneeling 

figures and children behind carrying skulls. 

 

Church of Saint Lawrence, St Benedict’s Street 

List entry Number: 1372459 

Grade: I 

Date first listed: 26-Feb-1954 

UID: 229493 

List entry Description 

Details 

TG 2208 NE ST. BENEDICT'S STREET (north side) 15/721 26.2.54 

Church of St. Lawrence. GV I Former Parish Church now redundant. C15. 

Flint with stone and brick dressings. Ashlar facing on clerestory. Slate and 

lead roofs. West tower. Nave and chancel in one. North and south aisles 

and porches. South rood-stair turret. North-east vestry. 3-stage tower with 

4 stages of diagonal buttresses. The west door has good carved spandrels 

showing St. Edmund being arrowed and St. Lawrence being grilled. Large 

recessed 4-light perpendicular west window with inward facing statue 

school office. C17 and earlier. Brick with stone dressings. Timber framed 

right-hand first floor. Pantile roof. Built against the east end of the Carnary 

Chapel. Central door with pilaster surround having lion-mask roundels. 

Flanking C20 mullion and transom windows. Long 6-light frieze window to 

right. 2 C20 mullion and transom windows at first floor in timber frame 

section. Gable dormer with 4-light window. The south elevation has 2 sash 

windows to each floor, plus one mullion and transom attic window and a 

Dutch gable. 

 

Saint Peter Hungate Museum, Princes Street 

List entry Number: 1220104 

Grade: I 

Date first listed: 26-Feb-1954 

UID: 229415 

List entry Description 

Details 

TG 2308 NW PRINCES STREET (north side) 16/644 26.2.54. St. Peter 

Hungate Museum. GV I Former parish church now museum. 1460 incised 

in north buttress. Flint with stone and brick dressings. C13. Chancel partly 

brick. Lead roofs. Pintiles on chancel. West tower. Nave and chancel. North 

and south transepts and south porch. Unbuttressed 2-stage tower with 3-

light Per- pendicular west window with 2-centre arch. Rectangular sound 

holes. Pyramidal roof. 3-bay nave. 2-storey porch. Single bay transepts 

with diagonal buttresses. 4-light Perpendicular windows throughout nave 

and transepts with 4-centre arches. 2 bay chancel re-built in 1602 re-using 

north and south windows. Hammerbeam roof. At the crossing the trusses 

are set diagonally so as to intersect. 

 

Church of Saint George, Tombland 

List entry Number: 1051809 

Grade: I 

Date first listed: 26-Feb-1954 

UID: 229666 

List entry Description 

Details 

TG 2308 NW TOMBLAND (west side) 16/886 26.2.54. Church Of St 

George GV I Parish church. C15 and C16. Flint with stone and brick 
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niches in the reveals. Square sound holes with clockface in the south. 2-

light belfry windows. 2-step battlements with corner pinnacles and spirelet 

ending to stair-turret. 5-bay aisles with extra half bay to chancel. Plinth 

course with shields and flushwork. 2-storey porch against south aisle. 4-

light perpendicular aisle windows, the 2 eastern windows having more 

elaborate cusping and flushwork below cill. 11 tall 3-light clerestory 

windows. Late C19 perpendicular east window. East and west windows to 

south aisle. 2-storey north porch with tracery on outer doors. Central statue 

niche with flanking windows at first floor. Blocked east and west windows. 

Lierne vault inside. Octagonal arcade piers with concave sides and 2-

centre arches. The chancel aisle piers have 4 shafts with shallow hollow in 

the diagonals. The aisle windows are set into wall arches. Hammerbeam 

roof with long wall-posts supported on angel corbels. 

 

St Margaret’s Church, St Benedict’s Street  

List entry Number: 1051898 

Grade: I 

Date first listed: 25-Feb-1954 

UID: 229494 

List entry Description 

Details 

TG 2208 NE ST. BENEDICT'S STREET (north side) 15/722 25.2.54 St. 

Margaret's Church GV I Former parish church, now redundant and used as 

gymnasium. C14 and C15. Flint with stone and brick dressings. Slate roof. 

West tower. Nave and chancel with south aisle. North and south porches. 

Rood-stair turret on north side. C19 vestry north of chancel. 4-stage tower 

with diagonal buttresses to first three stages. C20 west door and window. 

Square sound holes and 2-light belfry windows with decorated tracery. 

Crenellated parapet. 2-storey south porch at west end of aisle with 

attached shafts and 2-centre arch with carved spandrels to outer door. 

Central statue niche with flanking square-headed windows at first floor. 

Simple tierceron-vault inside. 2 4-light perpendicular windows with 4-centre 

arches to aisle. 2-bay chancel with 3-light windows having cusped 

intersecting tracery and 4-centre arches. 3-light C19 east window. 

Octagonal arcade piers having concave sides and 4-centre arches. Tower 

and chancel arches. Shallow pitch single butt-purlin roof with curved braces 

springing from wall-posts supported on corbels. The south aisle roof has 

wheel tracery spandrels. 

 

 

the angle. Fireplace on first floor of north range having fluted stone jambs 

and a 4-centre opening with painted shields, one bearing the initials of 

Joseph Paine. Remade and incomplete fireplace on the second floor with 

similar detail. Block south-west of hall:- Late C15, rebuilt early. C16. Flint 

with brick dressings. Pantile roof. 2 storeys built over C15 cellar. 3 bays 

with single-storey left-side extension with one mullion and transom window. 

Tall ground floor sash windows with glazing bars and brick surrounds. C20 

mullion and transom windows with leaded lights at first floor. Large blocked 

C16 windows on east wall. The ground floor room has 1748 panelling and 

fireplace with ornate overmantel containing painting. Simple cornice and 

plaster ceiling below fine C16 timber ceiling with roll-moulded beams and 

joists. The first floor has partly re-used C17 panelling. Jacobean fireplace 

with tapering fluted pilasters and a 4-centre stone opening with 2 painted 

overmantel panels. The date of 1659 is on one of the Spandrel shields. In 

the angle with the open hall is a stair turret extended north by one bay in 

the C17. These two blocks were incorporated into the hall range in the Cl7. 

Parish boundary plate 1829 on street range. Centre rear of street range:- 

Later C16 Flint with brick dressings ground floor. Timber frame first floor. 

Pantile roof. At right-angles to street range. 2 storeys. Jetty at first floor. 2 

mullion and transom windows at first floor. One 9-light frieze window on 

ground floor in brick opening. Bressumer with billet moulding and timber 

framing above restored in C20. Ground floor ceiling with heavily moulded 

beams and joists. Large stack with carved timber bressumer. This range 

was incorporated into the north range of the hall in the C20. Beyond the 

extreme left of the street range is a block running back from and away from 

the street line:- C15 with later alterations. Flint and brick dressings. Pantile 

roof. 2 storeys. 3 widely spaced first-floor windows. Right-hand C20 door. 

Pair of partly glazed doors to left. Central casement window. 3 mullion and 

transom windows with side hung lights at first floor. In the later C15 part of 

this range was incorporated into the hall block as the service rooms: 

Beyond these to the south, in the early C17, the range was widened 

westwards:- The C17 facade being:- Brick with 6-light mullion and transom 

windows at ground and first floor, the left-hand light blocked by 1627 stair 

turret. Pantile roof with dormer. Partly remade C17 panelling at first floor. 

The building was scheduled as county number NF9 in 1923 but was de-

scheduled in 1997. R. Smith and A. Carter, "Function and Site: Aspects of 

Norwich Buildings" Vernacular Architecture, Vol. 14, 1983. 

 

Cinema City, St Andrew’s Street 

List entry Number: 1220477 

Grade: I 

Date first listed: 26-May-1954 

Strangers Hall Museum, St Andrew’s Street 

List entry Number: 1372755 

Grade: I 

Date first listed: 26-Feb-1954 

UID: 228900 

List entry Description 

Details 

TG 2208 NE CHARING CROSS 15/154 (south side) 26.2.54 No 6 

(Strangers Hall Museum) GV I Former houses and shops now museum. 

C14 onwards. Street range:- Early C16 flint rubble ground floor, rendered 

timber frame first floor. Brick rear extension. Pantile roofs. 2 storeys, first 

floor jettied. 7 first floor windows. C20 display windows at ground floor with 

2 sash windows and carriage entry to right. Passage entry to left with 

timber doorway having roll-moulded jambs, pierced fanlight and hood 

supported on carved consoles. Inner door dated 1621. Strapwork carving 

on fascia covering jetty with the date 1621. 3 C18 sash windows with 

glazing bars and 4 C17 mullion and transom windows at first floor. Simple 

box cornice. Undercroft beneath right hand half of building:- Brick. Pointed 

barrel-vault profile parallel to street line with side chamber away from 

street. Original entry to right of chamber with 4 stone steps, now blocked. 

Blocked doorway in east wall. Hall range:- C14 C15 and C16 alterations. 

Flint rubble with stone and brick dressings. Rendered timber-frame to top 

floor, north wall of north arm. Pantile roofs. L-shape plan away from street 

line. 2-bay open hall and 2-storey service end with cellars parallel to street. 

C16 full height oriel window with moulded stone tracery on south side. Brick 

built stair turret to the right of the oriel having mullion and transom windows 

and a carved timber fascia with the date 1627. Central door with stone 

jambs, flat arch and hood. Later C15 north door at east end approached by 

steps. Pointed stone arch with moulded jambs. Additional mouldings 

applied when the vaulted porch was added. 2 later C15 service doors with 

stone jambs and 4-centre moulded arches. Opposite the north door in the 

south wall is an earlier C15 doorway with 4-centre moulded arch. Part of a 

re-used C16 timber screen with linen-fold and heraldic carving inside north 

door. 2-bay crown-post roof plastered at collar and brace level. Brattishing 

on wall-plate. Carved spandrels with Nicholas Sotherton's merchant mark 

(1530). 3-storey north arm built over a C14 3 bay undercroft that extends 

beneath the hall. The undercroft has stone diagonal and cross ribs 

springing from wall piers. The original entry was from the east wall of the 

centre bay. C16 north doorway leading to a passage-way created in the 

C20 and using a partly re-made C16 frieze window. To the east of the 

window is a 4-centre arch with hollow chamfered bricks and hood mould. 2 

mullion and transom windows on each floor with leaded lights. Stair turret in 
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UID: 229473 

List entry Description 

Details 

TG 2308 NW ST. ANDREW'S STREET (south side) 16/701 26.5.54 

Cinema City (formerly listed as Suckling House and Stuart Hall) GV I 

Former hall house now cinema and associated rooms and offices. C15 

onwards with major addition and alterations of 1925, by Boardman. Flint 

with brick and stone dressings. Red brick and black pantiles. Single-storey 

hall with single-storey theatre to the east and a 2-storey wing to the west. 

C20 door to the left-side of hall with moulded 2-centre surround. Large 

brick and flint porch built against two mediaeval buttresses with moulded-

timber outer archway re-using some C16 timbers. Mediaeval doorway at 

extreme right with double-order 2-centre stone arch with dripmould. Central 

casement window in enlarged mediaeval opening. Window above right-side 

door with brick arched- surround. 1925 extension:- built partly over 

mediaeval wall. Irregular facade with projecting centre having lower single-

storey front. Door at extreme left with moulded surround and segmental 

pediment. 4 circular windows with keystones. Horizontal rustication and 

quoins. Moulded brick cornice beneath parapet. 2-bay wing to the west of 

the hall with sash windows at ground floor with glazing bars and rubbed 

brick flat arches with keystone. Oval plaque at first floor. Rusticated brick 

quoins and moulded brick cornice beneath parapet with central stack. St. 

Andrew's Hill elevation:- 2 storeys. 5 bays to brick-built left-hand section 

and four first-floor windows in the flint built right-hand section. Left side: 

door with simply moulded surround and pediment supported on consoles. 

Sash windows with rubbed brick flat arches with keystone. 4-centre arched 

window at ground-floor right with intersecting glazing bars. Rusticated 

pilasters and moulded brick cornice beneath parapet. Right side: door at 

extreme left with rusticated pilasters and flat hood. Door to the right with 

rusticated arch. Sash windows at ground floor with moulded surrounds and 

small hoods. Mullion and transom and casement windows in brick reveal at 

first-floor. Overhanging eaves. Interior:- 3 bays of brick-built chamber with 

double-order diagonal ribs. These probably pre-date the hall and are 

connected to it by two doors, one with an C18 surround attached. The hall 

has an oriel window on the south side, externally re-built in the early C20. 

Scissor-brace roof with the middle truss having a crown-post and arch 

braces. Scheduled as an Ancient Monument. F.R. Beecheno "The 

Sucklings House at Norwich" Norfolk Archaeology Vol. XIX pp.197 to 220 

and Vol.XX pp.158 to 178. 

 

 

 

shield frieze above. 4-light west window with 2-centre arch. large 3-light 

belfry windows with intersecting tracery. 2-storey porches built against the 

tower and in line with the aisles. 5 bays to nave and chancel with an un-

aisled half-bay at the east end. Large 4-light perpendicular windows with 2-

centre arches. Eleven clerestory windows with triangular pilasters between. 

The east end has cusped flushwork below plinth with stone shield frieze 

above. Three statue niches and 2 armorial shields below large 5-light 

perpendicular east window with 4-centre arch. Small diagonal corner 

buttresses with run-out concave hollows. Post-medieval re-build of vestry 

above plinth at the end of the south aisle. The aisle piers have 4 shafts with 

a concave moulding on the diagonal face. Blind cusped tracery below 

clerestory windows. Low-pitched roof with heavy ridge-piece and single butt

-purlins. Arch-bracing forming a 4-centre profile and springing from wall-

shafts supported on angel corbels. The Suckling Chapel in the north aisle is 

enclosed by an open traceried screen. Good monuments to Robert 

Suckling (1589). Francis Rugge (1607). Robert Garsett (1613) and Sir John 

Sucking (1613). Many 018 monuments. Victorian font and pulpit. 

 

Church of Saint Michael at Plea, Redwell Street 

List entry Number: 1051880 

Grade: I 

Date first listed: 26-Feb-1954 

UID: 229450 

List entry Description 

Details 

TG 2308 NW REDWELL STREET (east side) 16/679 26.2.54. Church of 

St. Michael- at-Plea I Former parish church now redundant. C15 flint with 

stone and brick dressings. Lead roofs. West tower, nave and chancel. 

North and south transepts, south chancel chapel. South porch. 3 stage 

tower with diagonal buttresses. 3-light C19 Perpendicular west window with 

pointed arch. 2- light belfry window. Square sound hole on east face. 1827 

clockface on south. Crenellated parapet with corner pinnacles. 4 bay nave. 

Stone quatrefoil plinth band. 4 3-light Perpendicular windows with 2-centre 

arches. 2 storeyed south porch:- outer doorway with attached shafts and 2-

centre arch with dripmould. Badly worn spandrels, the left-hand one 

showing St. Michael with the dragon. Statue niches each side of the door 

with ogee heads and finial. Flushwork band above doorway. 3 first-floor 

openings with square heads beneath continuous dripmould. The 2 outer 

windows with cusped ogee tracery and the central statue niche with a C19 

statue. C20 parapet. Good carved timber door to church with an outer 

border of quatrefoils and 4 inner panels with complex blind tracery. South 

Premises Arts Centre (former Church of St Swithin), St 

Benedict’s Street  

List entry Number: 1220682 

Grade: I 

Date first listed: 26-Feb-1954 

UID: 229497 

List entry Description 

Details 

TG 2208 NE ST. BENEDICT'S STREET (north side) 15/725 26.2.54 

Premises Arts Centre (Formerly listed as Former Church of St. Swithin) GV 

I Former parish church, now redundant and used as Arts Centre. C14 and 

C15. Flint with stone and brick dressings. Lead roof. West tower pulled 

down in 1881. Nave and chancel in one. North and south aisles. Rood 

turret against north aisle. Large Edwardian vestry and hall to the east of 

south of the church. Small bell-turret on the west gable and 4-light window. 

4 bays to nave and chancel with 2-light decorated windows. 2-light 

clerestory windows with flat arches and decorated tracery. 5-light east 

window with a 4-centre arch and decorated tracery. Interior:- Hollow 

chamfered octagonal brick piers to north aisle. South aisle piers remade in 

classical cruciform section with semi-circular arches. Fine queen-post roof 

with arch braces springing from wall-posts supported on angel-corbels. 

Carved bosses at purlin and ridge levels. 

 

Church of Saint Andrew, St Andrew’s Street  

List entry Number: 1051891 

Grade: I 

Date first listed: 26-Feb-1954 

UID: 229472 

List entry Description 

Details 

TG 2308 NW ST. ANDREW'S STREET (south side) 16/700 26.2.54 

CHURCH OF ST ANDREW GV I Parish Church. Tower 1467 to 1498. 

South porch C1469. North Porch C.1474 Church 1499 to 1518. Flint with 

stone and brick dressings. Ashlar facing on nave and chancel. Lead roof. 

West tower. Nave and chancel in one. North and south aisles and porches. 

Rood turret against south aisle. 4-stage tower with panelled diagonal 

buttresses and stair turret on south side. West door with badly weathered 
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transept and chancel chapel continuous with 3 and 4-light Perpendicular 

windows. The south and east walls of the chapel are rendered. East wall of 

chancel rendered with 3-light Perpendicular window. Arch-braced roof to 

nave with longitudinal braces and angels at ridge-level. Corner wall monu- 

ment with an inscription to Jaques de Hern on the left panel and incised 

family group on right panel. 

 

St Gregory’s Church, St Gregory’s Alley 

List entry Number: 1210298 

Grade: I 

Date first listed: 26-Feb-1954 

UID: 229563 

List entry Description 

Details 

TG 2208 NE ST. GREGORY'S ALLEY (east side) 15/789 26.2.54 St. 

Gregory's Church GV I Former parish church, now redundant. C14 and 

C15. Flint with stone and brick dressings. Lead roofs. West tower. Nave 

and chancel. North and south aisles. North, south and west porches. 3-

stage unbuttressed tower with cusped Y-tracery west window, 3-light 

perpendicular 2nd stage window and 2-light belfry windows with decorated 

tracery. 2-storey north and south porches against tower. South porch:- 2-

centre arch to outer door- way with attached shafts. Central statue niche 

above doorway with crocketed finial. Clockface with pedimented surround 

beneath apex of shallow gable. 2-bays of quadrapartite vaulting inside with 

ridge-ribs and bosses. North porch:- similar doorway to south porch with 2 

lancet windows above. Traceried panels and statue niche on the east 

buttress of porch. 4-bay nave with 3- light perpendicular windows to aisles 

C1425. Eight 2-light decorated clerestory windows. Single bay chancel 

rebuilt C1394 with brick barrel-vault beneath east end. 4-light perpendicular 

windows on the north and south sides with 2-centre arches and raised brick 

cills. Large 5-light perpendicular east window with brick vaulting scars 

below. The arcade piers have 4 shafts with small shafts between. 

Crenellated capitals and 2-centre arches. Tall tower arch. Tierceron vault at 

the first and second stage of the tower with stone gallery also vaulted on 

underside. Fine roof with alternating tie-beams and arched-braces. 

 

Church of Saint Mary the Less, Queen Street 

List entry Number: 1051918 

Grade: I 

undercroft. 5 bays. Central panelled door with Doric surround having open 

pediment. Sash windows throughout with glazing bars and brick segmental 

arches. West wall of former hall range:- C18 brick facing. 2 storeys plus 

undercroft. 4 bays. Sash windows throughout with glazing bars and brick 

segmental arches. Pair of service doors at north end of former hall with 

chamfered stone jambs and moulded 2-centre arches and remains of 

dripmould. 2 brick barrel-vaults on ground floor at east end of north range. 

Extensive series of brick built undercrofts:- heavily built double-order 

diagonal and cross-ribs with wall arches beneath north range. 3 piers 

support 10 compartments of quadrapartite vaulting with complex rib 

patterns beneath former hall. Scheduled as an Ancient Monument. R. 

Smith and A. Carter, "function and Site: Aspects of Norwich Buildings" 

Vernacular Architecture, Vol.14, 1983 

 

The Great Hospital Buildings complex (including Church of 

Saint Helen, former Chaplain’s House, former Master’s House, 

Refectory and Cloisters) 

List entry Number: 1051367 

Grade: I 

Date first listed: 26-Feb-1954 

UID: 228809 

List entry Description 

Details 

TG 2309 SE 12/71 

BISHOPGATE (north side) Church of St. Helen 

26.2.54  

 

GV I Medieval hospital and parish church. C13, C14, C15 with major C16 

and later alterations. Flint and brick rubble; stone dressings; slate roof 

replacing lead roofs stripped in 1809-10; 3 red brick chimneys. Aisled 

infirmary hall, nave, chancel, south transept, south porch and south-west 

tower with additions, including first floor in chancel and infirmary hall and 

stair towers on the south side. South porch of 3 bays with no vault is all that 

remains of the C13 building. Upper floor repaired 1754. Chancel rebuilt by 

Bishop Despenser c1380, has four 3-light and one 2-light early 

perpendicular windows on north side, those on the south side replaced by 

smaller C18 windows with wooden intersecting tracery. East window of 7 

lights is partly blocked by C16 inserted chimney stack and is flanked by 

diagonal buttresses. Interior has inserted C16 floor on massive re-used 

Date first listed: 26-Feb-1954 

UID: 229442 

List entry Description 

Details 

TG 2308 NW QUEEN STREET (north side) 16/671 26.2.54. Church of Sto 

Mary the Less. - I Former parish church now store. C13, C14 and C15. Flint 

with stone and brick dressings. Roof not visible. West tower, nave and 

chancel. South porch. The church has been built up against on the east, 

south and west sides. 3 stage tower with diagonal buttresses on west face. 

Remade straight buttress on north-east corner. Blocked. 2-centre window 

openings in top stage. Flat parapet. 3 bay nave with 2 re-faced late C13 

windows with Y-tracery in north wall. 2-light square window and door with 

fanlight to west, 2 bay chancel with one C19 2-light square headed window. 

Doorway with semi-circular arch. 1637 carved on door. 2 storeyed south 

porch with attached shafts and a 2-centre arch. Weathered statue niche 

above door. 1637 refers to the date when the church was taken over by the 

French Protestants. 

 

Bridewell Museum, Bridewell Alley (including gate of Bridewell, 

part of No 6 St Andrew’s Hill SAM ref: 1003151 SM) 

List entry Number: 1280532 

Grade: I 

Date first listed: 26-Feb-1954 

UID: 228858 

List entry Description 

Details 

TG 2308 NW BRIDEWELL ALLEY (east side) 16/117 26.2.54 Bridewell 

Museum GV I Former house, now museum. C15 with C18 and C19 

alterations. Flint rubble. Knapped flint with stone dressings to north facade. 

Brick including north wall plinth. Pantile roofs. L-shape plan. North facade:- 

2 storeys above plinth and undercrofts. 5 widely spaced first floor windows. 

5 paired, 2-centre arch lights with dripstone and chamfered jambs in stone. 

C18 entry at extreme left with 2-centre brick arch and dripcourse. Re-used 

mediaeval brick jambs. C20 part glazed doors. First floor windows each 

with 2 moulded stone ogee arches with mouchette spandrels within square 

frame. The dripcourse extends down to the tracery springing and continues 

into stringcourse. Simple C19 box cornice with brick kneelers. The facade 

was built in 2 phases with the building break between the 2nd and 3rd 

windows from the right. South facade:- C18 brick facing. 2 storeys plus 
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moulded beams. Pump ward on ground floor has north range of cubicles, 

those on the south side removed. Stair cut through south wall and partly 

contained within an extension adjacent to the south transept has moulded 

handrail and acorn finials to newel posts. Eagle Ward on first-floor has 

original ribbed chancel waggon roof with bosses and 252 painted spread 

eagles. Full set of panelled cubicles with fluted pilasters. Fireplaces at east 

and west ends. Church comprises nave and aisles of 3 bays and a south 

transept, all rebuilt c1480 by Bishop Goldwell. North aisle has 3 flat-headed 

3-light windows, another with 2-centred head, and a 3-light east window. 

Three 3-light clerestory windows. A 4-light window in the south transept is 

flanked by diagonal buttresses. Interior has quatrefoil piers; blocked 

chancel arch; small C15 window in west wall of south aisle; arch-braced 

roofs on corbels and lierne vault in south transept. Poppyhead bench ends; 

box pews and raised pulpit at east end and Ivory family pew in south 

transept, dated 1780 and inscribed with names of William Ivory, son of 

famous architect, and his wife. Infirmary Hall. late C14. Four bays; south 

aisle demolished. 3-light window with 2-centred head at west end of north 

aisle. C16 stair tower on south side has C18 three-light window with 

intersecting tracery. Similar smaller clerestory windows. Blocked west 

window of infirmary hall has C16 brickwork (with some repairs) and 4-tier 

moulded wooden mullioned and transomed windows with leaded lights. 

Interior has inserted floor with C19 cubicles in Parker Ward on ground floor 

and in Fawcett Ward on the first floor, reached by stairs with moulded 

handrail and acorn finials to newel posts. Arch-braced roof; large fire-place 

at east end concealed by tongue and groove boarding. South-West Tower. 

Legacy for construction in 1375. Four stages with diagonal buttresses. 2-

centred window; string course; 2-light traceried belfry windows and brick 

parapet. Weather vane. Part of the Great Hospital founded in 1249 by 

Bishop Walter de Suffield. After C16 alterations men were accommodated 

in the west wards; women in the former chancel. 

CLOISTERS INCLUDING WEST WALL OF FORMER CHAPTER HOUSE 

(?) AT THE GREAT HOSPITAL 

List entry Number: 1280660 

Grade: I 

Date first listed: 26-Feb-1954 

Date of most recent amendment: 08-Apr-1986 

UID: 228810 

List entry Description 

Details 

TG 2309 SE BISHOPGATE (north side) 12/72 26.2.54 Cloisters Including 

west wall of former Chapter House (?) at The Great Hospital. (Formerly 

TG 2309 SE BISHOPGATE (north side) 12/77 26.2.54 Former Chaplain's 

House at The Great Hospital. (Nos. 1 - 10) (Formerly listed as The 

Chaplains House at The Great Hospital) GV I Two houses, now 10 flats. 

C15 with later additions and remodelling. Flint with brick dressings; 

rendered dormers; pantile roof; 3 C19 brick ridge chimneys, 2 storeys and 

attic; 10 first floor windows. Left part (Nos. 1-5): 6-panelled door with plain 

overlight in simple moulded doorcase with hood on consoles is flanked by 

pairs of sash windows in flush-fronted wooden frames. 2 gabled dormers 

have sashes with glazing bars and horns. Right part (Nos. 6-10): 6-

panelled door and overlight with glazing bars in simple moulded doorcase 

with small hood is flanked by 16-pane windows set in C19 brickwork. 2 

wide first-floor blocked window openings have smaller sashes with glazing 

bars. Another small blocked window to left. 2 gabled dormers have sashes 

with glazing bars and horns. Carriage arch to right has one first-floor 

casement and C15/C16 brick dressings at rear. Steel bressummer at front. 

One non-framed casement at rear has pale green glass. Massive 2-storey 

C20 red brick extension at rear. The right end of the Chaplain's House 

adjoins the entrance to Brikbeck Hall (q.v.) Interior not inspected during the 

re-survey. 

REFECTORY AND PART OF FORMER MASTER'S HOUSE AT THE 

GREAT HOSPITAL 

List entry Number: 1372739 

Grade: I 

Date first listed: 26-Feb-1954 

Date of most recent amendment: 08-Apr-1986 

UID: 228811 

List entry Description 

Details 

TG 2309 SE BISHOPGATE (north side) 12/73 26.2.54 Refectory and part 

of former Master's House at The Great Hospital. (Formerly listed as The 

Refectory and The Master's Lodging at The Great Hospital) GV I Refectory, 

cross passage and former service wing with Master's accommodation 

above, now offices. C15 and later flint with brick dressings; pantile roof; red 

brick end chimney (rebuilt)to right. Hall to right has three 2-light windows 

with transome and Y tracery. Brickwork and spacing of windows probably 

indicates position of former side chimney. Projecting C16 porch to cross-

passage on left, refronted in C19 brick with diagonal buttresses, has one 

first-floor window with Y tracery. Small wooden Tudor arch in right side has 

decorated spandrels; blocked window above. Gable-fronted cross-wing, 

also refronted in C19 brick and rendered above, has 2-light ground-floor 

window and a 3-light first-floor window with intersecting tracery, both with 

listed as The Cloisters at the Great Hospital) GV I Cloisters. Circa 1450. 

Flint and brick rubble with ashlar dressings; lead roof. Quadrangle adjoining 

the Church of St. Helen (q.v. 12/71) refectory (q.v.12/73) and former 

Master's House (q.v.12/74). On the east side, the west wall of the former 

Chapter House (?) adjoins a C20 single-storey range (not of special 

architectural interest). Lean-to roof on an arcade of four 3-light flat-headed 

windows each side, linked by a continuous hood mould. Stone benches. 

Blocked door at north-east corner; C15 moulded arch on east side blocked 

in brick, with devices of Prior Molet (1453 - 71) and Bishop Lyhart (1446-

70) in spandrels, another door to right and a C20 opening at the south-east 

corner. Cloister roof has roll - moulded wall plate, spine beam and principal 

rafters. Scheduled as an Ancient Monument. 

PART OF THE FORMER MASTER'S HOUSE AT THE GREAT HOSPITAL 

List entry Number: 1205544 

National Park: Not applicable to this List entry. 

Grade: I 

Date first listed: 26-Feb-1954 

UID: 228812 

List entry Description 

Details 

TG 2309 SE BISHOPGATE (north side) 12/74 26.2.54. Part of former 

Master's House at The Great Hospital. (Formerly listed as The Master's 

Lodging at The Great Hospital) GV I Former Master's House on north side 

of cloister, now flats. C15 and later. Pointed flint and brick rubble; pantile 

roof, 2 storeys; scattered fenestration including one first floor wooden 

casement with leaded lights. 5 and 6-light ground floor windows have 

moulded mullions and transoms under chamfered and stopped lintels. 

Small Tudor-arched plank door with decorated spandrels to left; 6-panelled 

door to right. 2-bay no-vaulted chamber to right forming a through-passage 

to cloister. C15 door blocked with red brick in cloister. Interior not inspected 

during the re-survey. 

FORMER CHAPLAIN'S HOUSE AT THE GREAT HOSPITAL 

List entry Number: 1205562 

Grade: I 

Date first listed: 26-Feb-1954 

UID: 228815 

List entry Description 

Details 
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leaded lights. Rear elevation facing cloister (q.v.) has two 3-light 

perpendicular windows flanked by small C19 windows with Y tracery. 

Interior of refectory has large chimney-breast adjoining north aisle of 

infirmary hall; gallery over cross-passage, crown-post roof with dragons in 

spandrels of arch braces under tie beam, porch has roll-moulded ceiling 

beams and cross passage has three 4-centred arches (one blocked) with 

drip moulds to former services. Moulded and stopped door-cask to Master's 

office. 

PART OF THE FORMER MASTER'S HOUSE AT THE GREAT HOSPITAL 

List entry Number: 1051368 

Grade: I 

Date first listed: 26-Feb-1954 

UID: 228813 

List entry Description 

Details 

TG 2309 SE BISHOPGATE (north side) 12/75 26.2.54 Part of former 

Master's House at The Great Hospital. (Formerly listed as The Master's 

Lodging at The Great Hospital) GV I Part of former Master's House, now 

offices. C17 and later, probably with an earlier core. Flint rubble with brick 

dressings on ground floor, roughcast above; plain tile roof; 2 brick end 

chimneys. 2-span range linking the cross-wing on the refectory (q.v.) to 

Birkbeck Hall (q.v.) Hall - glazed door to left flanked by side lights and 

casement window to right with brick dressings. First-floor jetty and sash 

window with glazing bars in flush fronted wooden frame. Stepped gable 

with kneelers to right. Interior has 2 niches in ground-floor passage and 2-

centred arch to Birkbeck Hall on site of former brewhouse. 

 

The Deanery, Priors Hall and adjoining boundary wall to south 

west, The Close 

List entry Number: 1206422 

Grade: I 

Date first listed: 26-Feb-1954 

Date of most recent amendment: 08-Apr-1986 

UID: 228966 

List entry Description 

Details 

bay nave and chancel. Three 3-light perpendicular windows to the south 

aisle. 2 storeyed south porch with damaged vault inside incorporated into 

the west end of the aisle. Priests door at east end of aisle. 8 tall 3-light 

clerestory windows. Large C15 5-light decorated east window. North aisle 

east window with cusped intersecting tracery. 2-storeyed north porch now 

used as chapel with outer doorway having shield band in outer order and 

attached shafts. Central statue niche with 3-light square-head window 

above. 

 

St Ethelbert’s Gate, The Close (including Scheduled Ancient 

Monument ref: 1004028) 

List entry Number: 1206324 

Grade: I 

Date first listed: 26-Feb-1954 

UID: 228922 

List entry Description 

Details 

TG 2308 NW THE CLOSE 16/174 26.2.54 St. Ethelbert's Gate GV I 

Gateway with former Chapel above, now used as classroom. Circa 1316, 

with early C19 restorations by W. Wilkins and C20. Flint and ashlar. 2 

storeys. Small door on left-side to clockwise spiral stair. 2-centre moulded 

arch on attached columns with C20 George and Dragon spandrels. Blind 

niches to the left and right of the arch with foliated triangular over-arches. 

Quatrefoil first floor string-band. Restored statue and window niches at first 

floor with foliated pointed over-arches. Decorated cornice. Parapet with 

circular flushwork and central pediment. 2 bays of Lierne-vaulting inside 

springing from tripartite shafts. Scheduled as an Ancient Monument. 

roofs are arch-braced with carved spandrels. Brick-built under-croft  

 

 

 

 

 

 

 

TG 2308 NE THE CLOSE 17/217 26.2.54 The Deanery, Priors Hall and 

adjoining boundary wall to south-west (formerly listed as The Deanery. GV 

I Former Deanery, originally the Prior's Lodging, now sub-divided. C13 with 

C16, C17 and later remodelling and additions. Flint and brick rubble with 

stone and some brick dressings; pantile roof. South facade in 3 parts: Left 

Part 2 storeys and attic; scattered fenestration includes blocked C13 

lancets, mullioned and transomed window with leaded lights and a 2-light 

window with cusped head. Plain brick stringcourse. 2 stepped gables each 

with a 3-light attic window. Centre Part: Hipped gable-fronted projecting 

wing has chequer- work with brick dressings. 2 flat-headed sashes with 

glazing bars under earlier cambered, brick arches. Right Part: Hipped gable 

- front extension to cross-wing with stepped gable. Red brick facade with 

rubble side walls. Ground floor arcade of 3 round-headed arches with 

linked imposts has sash window with glazing bars in centre, 2 large first-

floor sashes under cambered gauged brick arches. Entered from the left 

side through a door with glazing bars. Another door, a Venetian window 

and stepped gable to right. Left side elevation including rear wing and 

boundary wall to south-west, formed the east wall of the west claustral 

range of the Cathedral Priory. Blocked arches, brick dressings and 2 

mullioned and transomed windows attest numerous building periods. Rear 

elevation has two 2-light Late C15 windows on ground floor and 4 first-floor 

sashes. Interior (not inspected during the re-survey) is noted as having a 

doorway with 4-centred head and moulded spandrels, and a fine mid C16 

Renaissance carved over-mantel in the library. 

 

Church of Saint John the Baptist, St John’s Maddermarket 

List entry Number: 1372509 

Grade: I 

Date first listed: 26-Feb-1954 

UID: 229568 

List entry Description 

Details 

TG 2208 NE ST. JOHN MADDERMARKET 15/794 26.2.54 Church of St. 

John the Baptist GV I Parish Church. C14 and C15. Flint with stone and 

brick dressings, ashlar faced clerestory. Slate roof and lead roof on aisles. 

West tower, nave and chancel in one. North and south aisles and porches. 

C19 vestry. 4-stage tower with diagonal buttresses. North to south passage 

beneath tower with 3-order 2 centre arches and tierceron vaulting. Large 

blocked brick west arch with 3-light perpendicular window above. C20 

belfry windows. Crenellated parapet having corner pinnacles with statues. 4 
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The Guildhall, Guildhall Hill 

List entry Number: 1187384 

Grade: I 

Date first listed: 26-Feb-1954 

Date of most recent amendment: 08-Apr-1986 

UID: 229121 

List entry Description 

Details 

TG 2208 NE GUILDHALL HILL (south side) 15/367 (formerly listed under 

Market Place) 26.2.5 The Guildhall. - I Former Guildhall, now Magistrates 

Court. C15 onwards with major additions in 1861 by Thomas Barry. Flint 

with stone and brick dressings. Low-pitch lead covered roofs. Island site. 

South facade: 2 and 3 storeys. 6 bays with the right-hand two bays 

recessed and dropped. C19 2-storied additions across 4½ bays with central 

entrance having 2-centre arch on attached columns in buttressed tower. 3 

bays each side of tower with fortified ground-floor windows and traceried 

triangular arch windows at first floor. Re-used C16 doorway at extreme left-

side. 2-and 3- light windows in mediaeval wall with traceried heads, 

Crenellated parapet with C19 turret at east end. Fine moulded timber 

ceiling at first floor east with pendants. Decorated linenfold panelling and 

carved bench-ends in same room. Remains of mediaeval staircase 

arrangement immediately west of panelled room. 3-bay twin-aisled brick-

built undercroft beneath the east end of the building. 3 large barrel-vaulted 

side chambers beneath the western half of the building. Scheduled as an 

Ancient Monument. 
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