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Introduction
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Purpose of Document

A hybrid planning application by Weston Homes and Columbia Threadneedle, to 
comprehensively redevelop Anglia Square, Norwich (LPA ref: 18/00330/F), was 
submitted to Norwich City Council on 2nd March 2018. The application comprised 
a full set of technical documents to assess the potential impacts of the proposals, 
including an EIA which covered a number of topics. Please refer to the original 
application documents for further details.

Following submission of the application, and the statutory consultation exercise, the 
applicant has worked closely with the Council to review the consultation responses 
received from the local community, statutory consultees and other key stakeholders, 
and to identify an appropriate response where considered necessary. As a result 
of ongoing discussions with Norwich City Council, a number of changes to the 
originally submitted scheme are now proposed, including the reduction in height of 
the proposed landmark building by 5 storeys; amendments to the elevation design of 
Block A; the inclusion of public conveniences in Block A, resultant amendments to 
the proposed dwelling mix between the outline and detailed phases; changes to the 
landscape strategy; additional highways improvements; and greater flexibility for B1 
use within the proposed commercial floorspace. The application continues to seek 
consent for up to 1,250 dwellings. These changes comprise the Amended Scheme 
submitted in August 2018.

This document sets out where necessary a response to the relevant comments 
received on the originally submitted application proposals, and describes and 
considers the implications of the changes to the scheme now proposed. It should 
be noted that where relevant, this document also refers to any updates to national 
planning policy as set out within the recently published revised National Planning 
Policy Framework (July 2018).

The DAS Adendum
This DAS Addendum has been prepared to provide a summary of the comments 
received on the hybrid planning application to comprehensively redevelop Anglia 
Square, Norwich (LPA ref: 18/00330/F), and sets out to explain and justify the 
changes to the scheme that are now made in a response to these comments where 
required. 

The consultation period for application 18/00330/F formally ended on 14th May 
2018 and the aforementioned application has received a number of responses from 
statutory consultees, other key stakeholders and members of the public. Comments 
were also collated from Design South East (DSE) following a formal presentation 
to their panel on 26 April 2018. Following a review of the comments provided and 
discussions with Norwich City Council, this submission accompanies amendments 
to the originally submitted planning application in order to address key design related 
comments raised during the consultation process

This response includes formal amendments to the submitted application, which are 
covered within the supporting documents forming this revision to the application, the 
Amended Scheme document covers the key architectural design changes adopted for 
this project.

Policy Context Update
The revision to the NPPF published in July 2018 brings forward and expands upon 
the guidance relating to design. Under the heading ‘Achieving well-designed places’ 
paragraphs 124 to 132 identify the design-related tests against which development 
proposals must be judged. Of particular relevance is paragraph 127 which states 
planning decisions should not prevent or discourage appropriate change (including 
densities) where proposals are sympathetic to local character and history. As such, 
the consideration of Anglia Square application in its specific context should reflect 
the support for higher densities, although it should be noted that the response to 
consultee comments has been to inter alia, reduce the height of the tower in order to 
lessen the impact on heritage assets.
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Consultation Process
Comments 

Design Issues Covered
In response to comments received, and having regard to subsequent discussions 
with Norwich City Council, relevant consultees, and further technical appraisal, the 
proposed design amendments to the original submission can be broadly summarised 
as follows:

Block E: Proposed marker building
• Reduction in height by 5 storeys

• Re-considered approach to the building form and elevation, in order to present 
a more slender profile with increased vertical emphasis. 

• Revisions to the internal layout to accommodate the above

• Updates to the proposed materials strategy

• Re-considered approach

Block A
• Amendments to the elevation design

• Provision of public toilets and facility for ‘Changing Places’

• Design amendments specific to the Magdalen Street Elevation

Block D
• Reduction from 5 to 4 storeys facing Edward Street to relate to existing 

building height at Dalymond Court

• Introduction of communal roof terrace over 4th floor element

Block E
• Updated proposed illustrative dwelling mix

Block J: Gildengate House
• Updated proposed illustrative dwelling mix

Parameter Plans
• Updated Parameter Plans and supporting sections

Concurrent to the design development listed, a comprehensive review has 
been conducted of the Landscape Strategy of the streets and squares 
forming the public domain both within and bounding the Anglia Square site. 
This is described and explained in detail within the Landscape Masterplan 
Addendum, also submitted in support of the Amended Scheme.
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NCC Comments Response

Tower design development should reduce adverse impact from views within the City Centre’s Conservation 
Area

Tower design development and reduced height reflected in section - Marker Building revised Design (see 
pg.6)

Block D - Provision for amenity space on the roof Amenity space provided as a result in the reduction of height on the north side. The single storey reduction 
is shown in the St George Street and Pitt Street illustrative proposed elevations (see pg.14-15)

Suggestion to reinstate public toilets and introduce a changing spaces facility Responded in section - Block A Revised Design (see pg.18-19)

Block A elevations: To materially respond to the context and effectively reflect the massing Further elevational design development reflected in section - Block A Revised Design Materials (see pg.20)

Magdalen Street - Improve elevational response to local context Further elevational design development reflected in section - Block A Revised Design Materials (see pg.24)

Inclusion of roof top plant/equipment scope required
Noted on Parameter Plans (see pg.32) and Illustrative Street Sections (see pg.34) - Any roof top projection 
should be limited to no more than 2m above roof level. This may include mechanical equipment, lift overruns, 
ventilation shaft/flues.

Circulation corridors between flats Responded in section - Other Design Responses (see pg.36)

Shop mobility hub to be considered within the scheme Responded in section - Other Design Responses (see pg.36)

Extraction and ventilation strategy Responded in section - Other Design Responses (see pg.37)

Future provision for car charging Responded in section - Other Design Responses (see pg.37)

Consultation Process
Comments 
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Marker Building
Revised Design

The Design and Access Statement sets out the design narrative for the development, 
setting out the rationale for the proposed marker building; essentially a marker for the 
identity of this new destination in the City and a way finder. 

The design team has carefully and sensitively considered the points raised within the 
consultation process and in particular the guidance and direction offered by Design 
South East in May 2018. This is covered in the following pages. 

The key guidance/direction provided by DSE included;

• An overview to form, height and scale

• Emphasis on the vertical to create a more elegant structure

• Material and textures 

• Detail of balconies

• Convenient cycle store access from square

• Clearer Narrative. Why this proposal is specific to Norwich

Working in collaboration with CGMS and Iceni in respect of a review of the 
consultation comments regarding the impact of the scheme on heritage assets and 
the City’s townscape respectively, in addition to the design-based comments noted 
above.

The design team have explored a number of iterations during this design review 
process including the suggestion made during the consultation process of  the 
integration of a public viewing level at the top of the tower. A facility comprising of a 
viewing gallery and ‘event rooms’ was considered. This would require as a minimum a 
separate lift and stair core accessed directly from St George’s Square, and space for 
food preparation and toilets to enable the space to be used for a range of purposes 
and potentially generate a commercial return to offset maintenance costs. The impact 
of this minimum provision would mean the loss of a residential floor, and a loss of 
residential space on each floor for the additional core. To consider the effect of 
this, it is stressed that the proposed changes to the massing of the marker building 
have been driven by the twin objectives of lessening its impact on heritage assets 
via a reduction in height, and secondly achieving a slender, elegant proportion with 
a vertical emphasis through reducing the footprint of the building, Achieving these 
objectives has resulted in a reduction of 35 units within this building, which, even 
with some compensatory changes to the mix in other buildings so as to limit the total 
reduction to 25 units, results in the scheme overall only just being viable. Accordingly  
the applicant determined that the further losses of dwellings necessary for a viewing 
floor would result in a quantum of loss of units that would render the scheme unviable. 
Therefore the concept could not be supported.

Accordingly, with the principle established that the building would remain in solely 
residential use, the exercise focused on reducing its impact on heritage assets where 
comments indicated that this was most sensitive and improving its contribution to the 
panoramic skyline of the city and local views, again in response to comments. This 
led to the decision to reduce the building by 5 storeys, and the design review then 
proceeded in the context of a 20 storey height.

Network of historic streets and spaces make up the City, connecting special places and spaces. Heart of the City Centre, significant spaces are signalled by marker buildings. Their presence is 
also visible from distant views, and contribute to the character of the City skyline 

A new heart for the ‘north of the water’.  Re-establishment of historic street pattern at Anglia 
Square and the creation of two new public spaces will contribute to its new identity

A marker building will reinforce this new identity within the City context. A pivotal landmark and 
way finder for Anglia Square from distant view points. 
The special building will also signal the gateway to the City from the north 
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Marker Building
Revised Design - Architectural Principles

Form Diagram 1
At the early stages of design development the 
tower was divided, vertically, into two elements: 
the main tower form, and a ‘lantern’ at the top 
which could be viewed from the surrounding 
neighbourhood.

Form Diagram 2
In order to help reduce the building’s perceived 
scale, vertically and horizontally, ‘see-through’ 
balconies were located at each corner. These 
afford good views from each apartment. The 
horizontal ‘banding’ effect were intentionally 
added to help reduce the perceived height.

Form Diagram 3
Further to a very positive Design Review process 
it was agreed to make the tower appear as a 
single vertical element and the ‘lantern’ at the 
top of the building. The triangular balconies at 
each corner were removed. The objective was to 
create a simpler and perceivably slimmer looking 
building.

Form Diagram 4
In order to enhance the improved vertical 
proportion of the building each of the four main 
facades were ‘folded’ along their vertical axes. By 
incorporating the folds the intention is to further 
enhance the improved vertical proportions and 
cleaner lines by allowing sunlight to play across 
the elevations. 

Form Diagram 5
Inset balconies were reintroduced at the corners 
of the building to capture and frame views looking 
out of the apartments and provide ‘texture’ and 
‘life’ to the building.

However the use of inset balconies enables the 
slimmer profile of the building to be maintained, 
and reduces the horizontal impact.
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Marker Building
Revised Design - Architectural Principles

Elevation Diagram 1: Subdivision and termination
With reference to Elevation Diagram 1 at the early stages of design development 
prior to submission of the hybrid application, the tower was divided, vertically, into 
two elements: the main tower form, and a ‘lantern’ at the top which could be viewed 
from the surrounding neighbourhood. Horizontal banding intentionally grouped floors 
together to help reduce the perceived scale and height of the building.

Elevation Diagram 2: Slenderness and Pattern
As a result of the post-submission Design Review process two primary objectives 
were identified to help refocus the design. 

Firstly the layout and three dimensional form have been developed to create a more 
homogenous and interesting shape. The building may be read as simpler slimmer 
form. 

Secondly members of the Design Review Panel suggested that the building should 
have a closer relationship with the aesthetic character of Norwich. This would avoid 
the generic form of the initial designs, where the building did not necessarily have a 
quality and character that would make it unique to Norwich. 
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Marker Building 
Revised Design - Layout

Proposed Ground Floor Plan
The form extends to the ground level, where this is expressed by brick piers forming 
a colonnade of two storey height with St George’s Square. The grand scale entrance 
is set back in line with the retail frontage, leading to a dedicated residents lobby. 
Ancillary support spaces are integrated to the rear of the circulation core including 
cycle stores which can be accessed via its own entrance directly from the square. 
This addresses the Design South East desire that residents be encouraged to use this 
facility rather that store bicycles on balconies.

Typical Upper Floor Plan
The footprint of the marker building has been reduced. Essentially the 4 corners are 
removed thereby reducing the diagonal, the balconies are inset whilst maintaining 
4 x 2 bedroom apartments around the core. The arrangement provides dual aspect 
apartments with excellent orientation and views over the City.

N
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The architectural design team have explored ways of enhancing the character of the 
building to create something that is special and appropriate to the City. There is a rich 
cultural and aesthetic history of patterns and textures that can be found in Norwich, 
particularly evident in Norwich Cathedral where the facades of the cathedral are 
highly ornate and patterned, but using a single material.

Internally, the Cathedral contains richly patterned spiral columns. The Cathedral organ 
is particularly expressive in terms of its brass colours, and ornately arranged wind 
pipes. The cathedral itself is adorned with calm pale coloured stonework whilst other 
buildings in The Close contain textured and patterned brickwork, flint and brick walls 
as well patterned chimneys. These elements were particularly inspiring and have 
influenced how the proposed tower’s elevations have been developed further. 

The key enhancements are as follows: 

Brick has been chosen as the main building material primarily as a direct link to the 
local use of brick in Norwich. It is proposed that pale bricks are used, influenced by 
the colours of the Cathedral and Norwich Castle. At higher levels, a series of brick 
patterns are proposed. These patterns are complimented with columns of projecting 
glazing bar features creating a finer grain to the metal window frames at the upper five 
floors. These are a ‘nod’ to the vertical wind pipes of the Cathedral’s organ and might, 
together with the glazing delicately catch the sunlight at sunrise and sunset.

The aim is to create a subtle textured point of interest which can be viewed from the 
surrounding streets. The aim is not to create a highly expressive building, rather it 
is to create a building that ‘converses quietly’ with those who view it. In this way it is 
different to the Cathedral and the Castle which are both highly ornate. The aim is not 
to compete with Norwich’s architectural history, but to compliment it instead. 

The materials and patterns of the proposed tower aim to create a special and unique 
character which form a link to Norwich’s traditional and rich vernacular.

Marker Building
Revised Design - Materials

Patterned Brickwork
Brick is most frequently used and became particularly popular from the C16 after 
extensive fires prompted the use of less combustible materials than timber-framing.

White and Gault Brick
White brick buildings were particularly popular in Norwich from the early to mid-C19.

Flint
This was the key building material from as early as the 13C and was extracted locally. 
Whilst most churches employ the use of flint with stone, one of the finer examples is 
Guildhall which comprises square ‘knapped’ flint.

Stone
Norwich Cathedral was completed in mid 13C and uses stone imported from Caen 
in France. Later churches and special buildings utilised stone locally sourced in 
Northamptonshire and Lincolnshire.
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Marker Building 
Revised Design - Materials

Organ: Norwich Cathedral Textured Columns: Norwich Cathedral

Choir: Norwich Cathedral Hand Drafted Stonework: Norwich Cathedral

Patterned Glass Windows: Norwich

Patterned Brickwork in Chimneys: Norwich
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Marker Building
Revised Design - Proposed Elevation

Pale brick piers and window proportion 
reinforce the verticality and elegant feature 
of the composition 

Intricate brick pattern - provides 
articulation and reinforces ‘crown’ as an 
integral part of tower

Light bronze / gold colour spandrel panel 
and window frames

Further articulation with projecting glazing 
bar feature helps to create finer grain 
within crown element as well as providing 
sun shade

Inset balcony feature creates a vertical 
rhythm and  expresses the ‘veil’ quality of 
the main elevations

Piers extend  into the square forming a 
colonnade , grounding the tower within the 
public space

Piers extend above the roof line to form 
a ‘parapet’ screen to the proposed plant 
space on the roof

Grand scale residential lobby

Podium gardens frame building
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Marker Building - view within St George’s Square
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Marker Building
Revised Design - Illustrative Bay Study

Intricate brick pattern - provides 
articulation and reinforces ‘crown’ as an 
integral part of tower

Further articulation with projecting glazing 
bar feature helps to create finer grain 
within crown element as well as providing 
sun shade.  The bars would be of metallic 
finish, providing subtle reflection, that might 
delicately catch the sunlight and sunrise.

Piers extend above the roof line to form 
a ‘parapet’ screen to the proposed plant 
space on the roof
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Marker Building
Revised Design - Illustrative Bay Study
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Marker Building
Revised Design - Proposed St George Street Elevation

The proposed street elevations are provided as illustrative material and demonstrate 
the integration of the proposed ‘marker building’ within the potential streetscape along 
Pitt Street and St George Street. 

Despite the reduction in height, the new design for the tower achieves an elegant 
proportion within the streetscape Adjoining buildings are set back, which affords the 
marker building greater presence within this composition.

Illustrative Elevation - St George Street (Tower element detail)
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Illustrative Elevation - Pitt Street

Marker Building
Revised Design - Proposed Pitt Street Elevation
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Block A - Public Facilities and Elevation Design
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Block A
Revised Design - Public Toilets

 
‘Changing Places’ Facility

Changing Places WC’s are designed for people with enhanced accessibility 
requirements, with or without carers. They are best co-located with other public WC’s.

Consultation responses to the hybrid application by community groups, Norwich 
City Council and members of the public have stressed the importance of retaining 
and enhancing the public toilets currently available at Anglia Square. Accordingly, 
the applicants have now decided to incorporate better WC facilities, available to the 
public, in addition to those that will be provided for customers within the food and 
drink, cinema and hotel establishments. The public facilities will comprise:

• New public toilets to replace the existing facilities

• New Accessible WC 

• A special ‘Changing Places’ facility forming part of a network within the City

The strategy and their location has been guided by Norwich City Council and further 
expert advice obtained from Norwich Access Group.

Access to the facilities will be via the proposed public car park entrance located on 
the west side of Block A, fronting St. George’s Street. This will ensure that they adjoin 
the lift closest to the disabled persons parking spaces within the public car park, as 
well as the taxi drop off laybys, the crossing points of the two pedestrian / cycle routes 
through Anglia Square, and the leisure-orientated St. George’s Square.
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Block A
Revised Design - Public Toilets

‘Changing Places’ Facility

Disabled WC

Public Toilets (Male and Female)

 
‘Changing Places’ Facility

Public access from
St. George’s Street

Lift access to 
public car park
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Architectural Principles - Materials

Pages 94 - 99 of the Design and Access Statement, explains the rationale for the 
materials strategy. Essentially this is based on analysis of the City’s fabric and the 
effect of materials on the composition of the massing, and the sense of architectural 
legibility and place making, experienced both within the development and from afar. 

Norwich’s historic fabric comprises rich and varied character. Existing building 
materials are explored within the Design and Access Statement, core to this richness 
is the use of stone, brick, flint and timber. Roof finishes vary although predominantly 
terracotta clay tiles. 

The following pages helps to evolve the detail for the materials for the Tower and 
Block A.  Brick is traditional, and a robust material and is used for all buildings. 
Colours have been selected are a reference to the existing context of Norwich, 
combination of red, dark and pale brick. 

Block A

Block A defines the edges, of the 4 key movement routes, Botolph Street to the south 
and St George to the West, Magdalen Street and Edward Street to the east and north 
respectively The characters of these movement routes are varied. Our materials 
approach for Block A comprises:

• Red brick along Magdalen Street responds to the existing charachter. 

• Along Botolph Street and St George Street, the pale brick highlights vertical 
bay elements of the architectural design, grey cladding on the upper floor 
residential wings. A dark brick provides the base material for the building

• Along Edward Street, the car park elevation comprises a perforated folded 
panel, subdivisions are expressed in grey feature bands. The projecting 
residential bays are in pale brick as along Botolph Street. 

Features 
Brick banding helps to articulate the horizontal subdivisions and parapet features. 
Recesses in the brick provides the vertical subdivision to accentuate the rhythm of the 
apartments, a reference to the traditional narrow burgage plots. 

Balconies provide private amenity. Along Magdalen Street juliet balconies, is a more 
contextual response, with railing balustrade set into the window opening. Elsewhere  
projecting balconies are designed to comprise balustrades of either glass, perforated 
panel, or railings. This typology can be varied in colour to provide the variety in the 
character.  

Balcony typologies and their location have been considered carefully and guided 
by the wind report prepared by Elliot Wood . More solid balustrade helps to mitigate 
discomfort induced by wind, railing balconies are avoided in locations of higher 
velocity wind conditions. 

Magdalen Street - Bay Study

Grey lightweight cladding 

Windows:
Gold / Light Bronze window 
frames with patterned frit on lower 
panels which provides privacy and 
maintains good level day lighting 

Juliet Balcony set in to the window 
reveal comprising gold / light bronze 
railing balustrade. 

Shopfronts are ‘illustrative’ only. 

Balcony on upper terrace comprising 
gold / light bronze railing balustrade. 

Red Brick Sample
(Illustrative Only)
Possible type:
Vandersanden ref: 099-2-1024
or vds528vb-3
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Architectural Principles - Materials

Botolph Street - Bay Study

Grey lightweight cladding 

Windows: Gold / Light Bronze 
window frames with perforated 
ventilation panel

Shopfronts are ‘illustrative’ only. 

Balcony on principle bay feature  
comprising gold / light bronze 
perforated panel balustrade. 

Pale Brick Sample
(Illustrative Only)
Possible type:
Vandersanden ref: 125-perla-1024

Dark Brick Sample
(Illustrative Only)
Possible type:
Vandersanden ref: 533-4

Pale Brick and feature banding on 
principle bay feature

Balcony comprising glazed panel 
balustrade. 

Dark Brick and feature banding on 
secondary elevations

‘Juliet’ balcony at first floor 
comprising glazed panel balustrade. 
Approach retains hierarchy of 
extended ground floor portal feature

Terrace balcony comprising glass 
panel balustrade. 

Ventilation - For illustrative purposes 
the proposed bay study shows 
the location of proposed boiler 
ventilation and mechanical extract for 
dwellings. Mechanical extract from 
bathrooms are located discretely in 
the overpanel on the balcony doors. 
Boiler flue outlets from each lobby is 
also shown.
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Block A
Revised Design - Materials

The overarching architectural principles are set out on pages 94 – 119 of the Design 
and Access Statement (DAS). 

Within the proposed masterplan, Block A satisfies a very complex brief, with 
the provision of not only a large number of commercial spaces and ancillary 
accommodation, but also a car park comprising 750 spaces, of which 600 spaces are 
dedicated for public use. The flats are positioned on the outer faces of the building 
in order to screen the car park, except on parts of the Edward Street elevation, and 
importantly to create interest and activity above the commercial ground floor on all 
sides of the building. All public spaces ate therefore provided with natural surveillance. 

The following pages show the proposed changes to the architectural treatment of 
Block A which responds to the issues raised within the consultation, i.e.

• Achieve further differentiation between typologies

• Add visual richness and variety

• Replace the dark coloured cladding to tops of blocks

• Revise design and material on Magdalen Street block to complement its 
setting

The treatment of each elevation is considered separately, although as a whole this will 
contribute to the vibrancy and richness of the architectural character. 

Shopfront Design Guide
The proposed elevations currently show, for illustrative purposes only, shopfronts to 
the proposed commercial uses. The shopfronts to the commercial units will be a key 
element of the scheme’s impact on the streetscape. To ensure that future tenants’ 
shopfronts are of a high quality and contribute towards creating a cohesive scheme, 
Weston Homes and Columbia Threadneedle have commissioned Broadway Malyan to 
produce a Shopfront Design Guide.

This document lays out a set of guidelines with which tenants will have to comply, 
when designing their shopfronts. The guidelines have been set up to include fixed 
requirements, such as the shopfront framing system and signage locations and 
sizes, to provide continuity. However there is a built in flexibility to allow tenants to 
personalise their shopfront in line with their specific requirements and branding, to 
create variation and interest. The scope of the shopfront Design Guide document will 
include:

• Shopfront framing system, finish and colour.

• Dimensions for glazing sizes and doors.

• Signage style, size and location.

• Integration of awnings where appropriate

Key

Mansion Block

Alternative Mansion Block

Connector

Magdalen Street Townhouses

Multi-storey Car Park

Block A - Key Elevations amended
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Block A
Revised Design - Edward Street Elevation

Key Amends:
1. Brick type changed to a calm pale brick, with corner sections in contrasting darker 

brick.

2. Outer framing with inset balconies added to recessed upper floors, to reinforce the 
projecting bays and break down the bulk of the upper stories. 

3. Articulation and sub-division of the perforated cladding to reinforce the banding 
included on the projecting bays. 

4. A ‘green wall’ is included on the ground floor - to boost biodiversity and improve air 
quality. Subject to further detailed design.

4 4

1
1

3 3
1

2 2 2

2 2
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Block A - Street Elevations
Revised Design - Botolph Street / Anglia Square Elevation

Key Amends:
1. Bay elements introduced to breakdown the mass of the building

2. A calm pale brick with subtle banding, coupled with light bronze/gold colour 
window panels and perforated balcony features articulates and softens the overall 
feel, contrasting with intervening alternative elevations of darker brick, grey colour 
window panels and glazed / railing balcony balustrade

3. At street level further detail is added to shop fronts in the form of coloured awnings 
(shown illustratively on the elevations)

1

3

2

1

2 2
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Block A - Street Elevations
Revised Design - St George Street Elevation

Key Amends:
1. Pale coloured brick feature bays between the darker brick bays, as introduced on 

the south elevation are repeated on this elevation; to reinforce the rhythm and add 
variety to the elevation

2. Contrasting colour is introduced over the ‘pale brick bay’ to provide complete 
vertical articulation and interest on the upper level cladding  

3. Light bronze/gold colour window panels and perforated balcony features included 
to complement the pale brick with grey tones retained with the  darker brick, as a 
contrast

4. Taller full height glazing is introduced to the corner commercial unit on both the 
south and west elevation, to create a special corner feature. Signage and logos 
would also help articulate this corner at street level, in accordance with the 
Shopfront Design Guide

4

1

3

2

1

3

2

1

3

2
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Block A - Street Elevations
Revised Design - Magdalen Street Elevation

Key Amends:
1. A dark red brick provides the contrast here to the rest of the development, and 

responds to the materials synonymous to Magdalen Street.

2. Vertical recess feature in the brick extends to the upper floor cladding to express 
the rhythm of the ‘plot’ widths 

3. Windows are narrower to reflect traditional vertical proportions on Magdalen 
Street; living rooms enjoy the benefit of light bronze/gold railings, screening lower 
window sections

4. Shopfronts are shown as ‘illustrative only’, but include a fascia panel for future 
signage 

5. A subtle texture is introduced on the corner of Sovereign Way and Magdalen 
Street, and an additional projecting balcony feature looks onto the arrival space

6. A light grey cladding for the upper floor reflects the presence of state roofs on 
Magdalen Street, whilst a light bronze/gold colour metal railing provides a subtle 
articulation at this level set against the grey backdrop

1
3

2

4

5

6
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Block A - Street Elevations
Revised Design - Sovereign Way Elevation

Key Amends:
1. The Magdalen Street elevation treatment returns onto Sovereign Way, to give 

depth to the elevation, distinguishing it from the design approach within Anglia 
Square

2. The corner, with its textured brick and projecting balconies, reinforces this special 
corner and entrance to the development 

1

2



30 



 © Broadway Malyan      31

Revised Parameter Plans and Supporting Sections
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Parameter Plans
The following pages are updated to reflect the Amended Scheme. They set out 
the following principles governing the amended illustrative masterplan for the 
redevelopment of Anglia Square:

• • Building Heights 

• • Land Use

• • Access 

• • Development Parcels

• • Public Realm

The Parameter Plans provide essential guiding principles for these aspects, on the 
basis that the development proposals have evolved to a substantial level of detail, first 
as part of the pre-application process with all Stakeholders including Norwich City 
Council, and second, to address the responses to the statutory consultation on the 
hybrid application, following its submission in March 2018.

Building Heights
The plans illustrate the maximum storey heights from the pavement level. Whilst the 
volume meets the requirements of the applicants brief, the approach to scale has 
been carefully guided by the extensive townscape view analysis and importantly 
the Sensitivity Heat Map prepared by CGMS. The latter guided the approach to the 
massing of the proposed development in the context of the existing heritage assets. 
Subsequently the design / scale / height of the detailed and outline elements have 
been amended in response to the statutory consultation responses. This has resulted 
in changes to the Parameter Plans as follows:

• Tower reduction (Heritage / Townscape Impact)

• Block D height reduction (sunlight / daylight impact)

• B1 office use added to commercial uses on St. George’s Street.

Parameter Plan - Building Heights
Revised Details

N
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Parameter Plan - Land Use

A comprehensive Retail Strategy Report, supported by an illustrative Retail Strategy 
Plan was prepared by Cushman Wakefield to support the hybrid application. Revision 
1 to that report has been prepared to support the Amended Scheme. The only change 
to land use has been made in response to comments that Anglia Square should offer 
more opportunity for floorspace to be occupied by creating industry / tech businesses 
in need of office accommodation in a lively, vibrant location close to amenities such as 
food and drink establishments. Accordingly the Description of Development has been 
amended to include B1 offices within the outline element of the hybrid application, 
and Revision 1 to Retail Strategy Report, specifies that this will apply to the ‘lifestyle’ 
retailing area on the section of St. George’s Street to the south of St George’s Square. 
Thus the revised land use parameter plan shown here proposed the following:

• Anglia Square itself will comprise food store and flexible retail offer such as 
pharmacy, clothing, shoes, etc

• a range of food and drink outlets within the new St George’s Square to 
complement the new Cinema

• a series of ‘lifestyle’ or ‘homeware’ shops and services to the south of 
the square, to provide a destination for quality home furnishings together 
with flexibility to provide office accommodation, to encourage the creative 
industries / tech business

• a large new hotel, of circa 200 bedrooms, will add a further dimension to the 
character of Anglia Square and reinforce this as a destination

• commercial uses and residential entrances along Pitt Street and Edward 
Street will generate activity   

There is no change to the following aspects of the land use parameters: within the 
retail space, residential entrances and stair cores are integrated. The strategy ensures 
sufficient flexibility is achieved in the design and layout to meet the future challenges 
of the retail uses, whilst creating pedestrian activity throughout the day and evening.

Site B provides family housing and flats.  The upper levels of the development on the 
Main Site are residential integrating a variety of 1 and 2 bedroom flats, along with the 
hotel in Block F.  Site C is allocated for a place of worship. 

N
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Parameter Plan - Access

Access at Site Boundaries
The plan illustrates a general location for each type of access to the main site and 
sites B and C. 

These arrangements have not altered in the Amended Scheme, but they are now 
indicated on the updated site layout, (Maker Building footprint, Edward Street Layout)

N
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Parameter Plan - Development Parcels

Development Parcels. The DAS previously stated:
The parcels reflected on the plans are outline footprints, based on the current scheme 
design for Block B - J.  The footprint is in detail for Block A and the Marker Building, 
which is located within Block E. Earlier sections within this document set out the 
illustrative layouts for the various buildings which inform the parcel footprints shown, 
although a tolerance of +/- 1.0m has been allowed, for future flexibility. 

The Design and Access Statement makes provision for the approach to architectural 
treatment which integrates special features such as ‘Juliet’ balconies and projecting 
balconies. The development parcel footprints shown exclude these features.

The parcels are now indicated on the Amended Scheme layout.

N
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Parameter Plan - Public Realm

Public Realm. The DAS previously stated:
The movement strategy reinforces the historic permeability and connectivity, the 
approach integrates a variety of spaces and streets which will guide the minimum 
separation between buildings. For future reserved matters applications, this will inform 
the architectural design response illustrated in this document and the maximum limits 
of the development parcels. Further detailed guidance is provided in the Landscape 
Report prepared by Planit IE.

The public realm are now indicated on the Amended Scheme layout.

N
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Illustrative Street Sections

The street / public realm sections on the following pages are based on the proposed 
illustrative masterplan except for the Marker Building in Block E/F which forms part of 
the detailed element of the Planning Application. The purpose of these sections is to 
further illustrate and support the parameters set out in the following Parameter Plans:

• Storey Heights

• Access

• Development Parcels

• Public Realm

It is intended that these will inform and guide the future reserved matters applications 
in regards to the above parameters. Further guidance in relation to character and 
architectural treatment is provided in the Architecture and Materials Section of this 
Design and Access Statement. 

These sections now indicate the Amended Scheme, with reduced Marker Building 
height and roof plant height.

Development zone, exclude balconies 
and canopies zones Footprints shown 
based on +/- 1m

Any roof top projections should be 
limited to no more than 2m above roof 
level. This may include mechanical 
equipment, lift overruns, ventilation 
shaft/flues

SECTION 1 SECTION 2 SECTION 3
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Development zone, exclude balconies 
and canopies zones Footprints shown 
based on +/- 1m

Any roof top projections should be 
limited to no more than 2m above roof 
level. This may include mechanical 
equipment, lift overruns, ventilation 
shaft/flues

Section 4

Section 6 Section 7

Section 5

Illustrative Street Sections

These sections now indicate the Amended Scheme, with reduced roof plant height.
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Development zone, exclude balconies 
and canopies zones Footprints shown 
based on +/- 1m

Any roof top projections should be 
limited to no more than 2m above roof 
level. This may include mechanical 
equipment, lift overruns, ventilation 
shaft/flues

Section C Section D

Section A Section B

Illustrative Street Sections

These sections now indicate the Amended Scheme, with reduced roof plant height.
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Block A
Concerns have been expressed about the layout of the residential floors, in respect of 
the length of corridors resulting in residents not having a neighbourly atmosphere. 

The corridor layout in Block A derives directly from the need to ‘wrap’ the multi-storey 
car park with residential units.

At this stage further detailed work is being progressed in relation to the fire strategy. 
Consideration has been given to additional doors in these corridors to reduce the 
perceived length of these circulation spaces. The preferred access strategy is being 
considered in detail although at this stage the approach will comprise;

• A single lift stair core will be designated to a specific number of apartments 
based on a maximum travel distance. 

• Each apartment / occupant will enjoy access from the identified core via the 
means of a electronic card / fob access system, which will not operate at the 
other cores. This will group nearby neighbours on each floor to a specific core.

Other Design Responses

Block A - Fourth Floor Plan

Mobility Scooter Hub
Consultation responses identified that it would be desirable to include space suitable for a mobility scheme scooter hub. These are 
electric scooters for the disabled that are available to hire in town centres / shopping centres.

Consideration has been given for siting the mobility scooter hub, at this stage three potential locations have been shown on the plan 
below for illustrative purposes. Its final location will be formalised once further detailed analysis has been carried out.

All three locations are convenient to the public car pedestrian access on St. George’s Street, which serves the Accessible and 
‘Changing Places’ toilets and the disabled person’s parking spaces above.
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Other Design Responses

Mechanical Extract Ventilation from A1 - A3 uses
The installation of mechanical extract ventilation will be the responsibility of the 
commercial tenants. However, suitable riser routes will be provided to allow ventilation 
at roof level through extract shafts, located within the plant enclosures.

• Grille / louvre located above the shopfront for supply air.

• Infrastructure within the stair core to enable ventilation ducts to be routed to 
roof level, for extract air.

Mechanical Extract Ventilation for residential uses
For the outline planning application ventilation for residential whole house ventilation 
systems, bathrooms, kitchens and boilers will be included in discrete locations on the 
external envelope. Please note that although the detail hasn’t been resolved measures 
will be taken to minimise the impact on the elevation design and will be addressed as 
part of the condition sign off process.

Car Parking Generally for all phases
Norwich City Council has requested that 5% of parking spaces for flats within the 
development have direct access to a charging point for electric vehicles, with the 
ability to retrofit a further 5% by 2030. The 9 house would each have a charging 
facility.

Plant provision will accommodate electric charging requirements for 51 spaces for 
flats on construction of each block, and 102 spaces in total by 2030 together with 9 
spaces for the 9 houses.

This will comprise :

On construction 2030

Block A 20 spaces 40 spaces

Block C Houses 9 spaces 9 spaces

Block C Flats 1 spaces 2 spaces

Block E / F and G / H 30 spaces 60 spaces

Total 60 111

Gildengate House

Mix amended to introduce 1 bedroom units in response to loss of 1 units in 
Marker Building. A
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Note:
The footprint and layout of each building in the
outline application, (outside the red line on
drawing A02-P2-101) is illustrative only.
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Other Design Responses
Secure by Design

The development proposals forming part of this hybrid application have been evolved 
in line with the guidance offered by Secured by Design Homes 2016. The design 
process has been informed throughout by the need to create a safe environment for 
all existing neighbouring residents, alongside future users of the development. 

The approach also recognises the Communities and Local Government (CLG) 
document ‘Guidance on information requirements and validation’ states “that a key 
objective for new developments should be that they create safe and accessible 
environments where crime and disorder or fear of crime does not undermine quality 
of life or community cohesion.” Further guidance is being sought by the Developers 
with key representatives within the Council and Crime Prevention Officers in Norwich, 
together with other representatives guiding the requirements of Anti Terrorism within 
the CIty. 

In summary, the scheme adheres to and incorporates SBD principles as follows:

Integrated Approach
The approach from the outset has been to integrate the public realm with its 
surroundings, while providing a safe environment for local residents and visitors to 
the development. So, alongside matters of scale and layout, the design process has 
considered how the buildings will operate, where entrances are located, how buildings 
relate to each other and overlook the spaces between and beyond the site.

Environmental Quality and Sense of Ownership
The design seeks to meet all relevant design and environmental standards. It will have 
a distinctive design that establishes the Site’s overall identity, while subtly referencing 
the context of the wider area. In this way the Site will have a clear sense of ownership 
that will allow for the development of a safe and coherent community, reinforced by 
the site’s active management policies.

Natural Surveillance
The scheme provides natural surveillance of all streets and public squares. Where 
passive surveillance is not achievable, such as service areas and car parks 
appropriate provision, e.g. CCTV installation together and site management strategy 
will act as a deterrent to anti-social behaviour. 

Open Space Provision and Management
Through careful design of spaces with differing functions, alongside active 
management and maintenance, the public and private open spaces will be actively 
used and provide safe and pleasant environments and informal recreation. Detailed 
design can be reviewed in the Public Realm section of this document. The public 
realm within the site is pedestrianised, and appropriate bollards and landscape 
features will ensure that only emergency and service vehicles have access to these 
spaces.

Lighting
Lighting of the pedestrian areas and buildings will form part of a detailed design 
stage post-planning. Generally public lighting controls should incorporate timed and 
photocell operation allowing the automation of the lighting controls. Lighting levels 
will be designed to allow safe access around the development in accordance with the 
relevant quality standards.

Residential Access 
An effective and realistic level of physical security, commensurate with the risk, will 
be incorporated into building construction. The physical security standards of the 
proposal have been considered from the shared communal access in to the apartment 
block through to the construction and layout of each apartment. These include: 

• Attractive and legible residential entrance at street level

• Secure lobbies at ground floor residential entrances

• Audio/visual entry systems in each residential block

• Compliant internal/external doors

• Compliant window specification

• Compliant party wall construction

• Remotely read residential metering

SBD Award
The Developer will consider to seek a high standard of construction and design. They 
seek to achieve the standards set out in the Secure by Design Homes 2016 document. 
Further details of this will be evolved as part of the detailed design stage. 




