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CHAPTER 13: TOWNSCAPE AND VISUAL IMPACT ASSESSMENT  

INTRODUCTION 

Purpose 

 This Chapter has been produced by Iceni Heritage. Iceni Heritage is one of the teams within Iceni 

Projects, a planning led multi-disciplinary consultancy, an award-winning consultancy who have 

successfully dealt with projects in London and across the UK involving effects on the built 

environment. Specifically, it is authored by Ailish Killilea BA MSc, Senior Heritage Consultant, and 

Edwina Coward BA MSc, Heritage Consultant, with guidance and review by Laurie Handcock MA 

(Cantab) MSc IHBC, Director – Heritage. 

 This Chapter of the ES assesses the likely significant effects of the Proposed Development in terms 

of townscape and visual receptors and is supported by the Townscape and Visual Impact 

Assessment (TVIA) provided in Appendix 13.1. This Chapter should be read in close conjunction 

with the TVIA. 

 This Chapter sets out: the assessment methodology; the baseline conditions currently existing at the 

Site and in the surrounding area; the likely significant environmental effects; the mitigation measures 

required to prevent, reduce or offset any significant adverse effects; the likely residual effects after 

these measures have been employed; and the cumulative effects associated with the Proposed 

Development in combination with surrounding development activity. 

Characteristics  

 The Site is located to the northern edge of Norwich city centre and is bounded by St Crispins Road 

to the south, by Magdalen Street to the east, by Edward Street to the north and by Pitt Street and 

New Botolph Street to the west. It includes the existing development known as Anglia Square, a 

1960s-70s commercial development, which comprises four substantial buildings, above a ground 

floor shopping plaza (Anglia Square Shopping Centre). The area forming the western part of the Site, 

fronting New Botolph Street and Pitt Street, remains largely cleared of former buildings, but a group 

of older commercial buildings and a modern chapel are located at the corner of Pitt Street and St 

Crispins Road. Two separate parcels of land which are both cleared, comprise the other parts of the 

Site, being to the north of Edward Street and to the west side of New Botolph Street/Edward Street. 

 This is not considered to be a site of significant heritage interest or specific townscape quality; no 

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

hold local interest, number 43/45 Pitt Street. The Site is situated in the Norwich City Centre 

Conservation Area due to its position within the historic city walls. However, within the Conservation 
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Area Appraisal, the existing development is considered to be ‘of very poor townscape quality which 

visually severs the northern housing areas from the rest of the historic central area’. In addition to 

this, HE issued a Certificate of Immunity (COI) for Sovereign House on 2 May 2017, which will expire 

on 1 May 2022 (COI Ref: 1445241). This Certificate of Immunity identifies that the building does not 

meet the criteria for it to be identified as a statutorily listed building. The COI prevents any application 

for the building to be statutorily listed until its expiry, on 1 May 2022.  

 The Anglia Square Shopping Centre is specifically identified within the Norwich City Centre 

Conservation Area Appraisal as a negative feature, detracting from character and appearance, in 

heritage terms, and townscape quality, within the identified character area, with Sovereign House 

and Gildengate House highlighted as negative landmarks.  Other negative features are identified at 

the boundary of the Site, such as the southern service yard which is of a poor appearance, and the 

open car parks on the western boundary, which are out of character with their its surroundings, and 

result in a negative vista into the site from the west. Also, the appearance, poor quality materials and 

detailing of the development result in negative views of the site from the south, and east, in longer 

views and vistas. Overall, the Anglia Square Character Area is recognised to be of low significance 

by Iceni Heritage and NCC. 

Background  

 The Site forms part of the Anglo-Saxon settlement which was once known as ‘North Wic’, ‘wic’ 

referring to its role as an inland port during this period. The town’s positioning next to the Wensum 

and Yare rivers played a significant role in its development, which allowed trade to flourish and 

resulted in its establishment as a market town. Located within the medieval city walls that were 

constructed in the thirteenth century, the area has experienced ongoing development over the course 

of subsequent centuries. By the start of the twentieth century the Site comprised a dense urban 

townscape of both residential and industrial buildings and spaces. The area experienced extensive 

damage during the bomb strikes of World War II, with many of the buildings seeing irreparable 

destruction and prompting a full redevelopment of the area in the post-War period. 

 The present complex was designed by Alan Cooke and Partners during the 1960s-70s and was part 

of a wider scheme which was never completed, resulting in expansive areas of car parking to the 

north and west of the Site. The complex provides a retail and leisure space for the local community 

and comprises of four commercial buildings which shadow the ground floor shopping centre. In the 

late twentieth century, a steel and glass canopy was erected in the centre of the plaza, which provides 

cover for shoppers. 

 Despite its convenient location and the broad heritage significance of the wider area, over the past 

several decades the Site has experienced physical and economic decline, including closure of large 

scale offices at Sovereign House and Gildengate House, (now partly in temporary use), a decline in 
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retail and public realm quality, and the closure of the multi-storey car park. This has inevitably had 

an influence on the character of the wider area. To address this, NCC is seeking to encourage a 

viable and deliverable form of comprehensive redevelopment of the Site. However, the expiry of the 

Norwich Northern City Centre Action Area Plan in 2016 meant that there was no site-specific policy 

to steer such redevelopment, and consequently NCC has now adopted the Anglia Square Policy 

Guidance Note (2017), (PGN), prepared in consultation with Weston Homes, the intended developer 

and Columbia Threadneedle, the owner of the Site. Whilst this is a non-statutory document, it was 

subject to public consultation prior to adoption, and amended to reflect comments made. The PGN 

identifies the Council’s desire to stimulate the regeneration of the wider northern city area, which has 

guided the evolution of the design and principles of the Proposed Development. The intention is to 

achieve this through a comprehensive mixed-use scheme, which is well integrated into the 

surrounding historic streets, and outward-facing on all its boundaries. 

 Additionally, within this guidance note and also identified in Policy DM3, see 3.9, the Site is 

recognised for its gateway characteristics, being within 100m of identified main gateways to the city, 

and may be an appropriate location for new landmark buildings of exceptional quality which would 

promote a sense of place whilst also taking consideration of the surrounding sensitive townscape 

environments. 

Study Area 

 For the purposes of the baseline assessment a Study Area was identified based on an area within a 

250m radius of the Site boundary, with a wider 1km search radius, identified for more prominent 

sensitive receptors. This has been informed by a number of site visits between July 2016 and 

December 2017 made by the project team and NCC, and through the application of professional 

judgement. It was then possible to target identified receptors in a proportionate manner for detailed 

assessment, focusing on those that would potentially experience effects as a result of development 

at the Site.  This approach was agreed with NCC during pre-application discussions. An EIA scoping 

opinion was initially issued by NCC in May 2017, but due to enlargement of the area proposed for 

redevelopment, a revised scoping opinion was issued in January 2018, Scoping Response 

(17/00434/EIA2), dated 16 February 2018, found at Appendix 1.5. 

Proposals  

 The Proposed Development is a hybrid planning application which comprises an outline masterplan 

element for the overall Site and a detailed element for phase 1 of the redevelopment, (Block A) and 

also for the tower element of Block E. The proposed masterplan and detailed and illustrative parts of 

the design have been developed by the project team, led by Broadway Malyan, through close 

consultation with NCC and have been informed by the heritage, townscape and visual impact 

analysis developed by the specialist team. Further detail on the Proposed Development can be found 
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in the Design & Access Statement, produced by Broadway Malyan, noted in Chapter 5, and should 

be read in conjunction with this report. 

 The Proposed Development comprises the demolition of all existing buildings, with the exception of 

Gildengate House which would be retained, reclad and refurbished to convert it and improve its 

outward appearance. The highest element proposed for the Site is the residential tower (part of Block 

E), which would be 25 storeys and would reach up to 81.150m AOD. The remainder of Block E, 

(which together with Block F forms a large group of buildings around two central podia), is part of the 

outline element of the Hybrid application. 

 The ambition of the Proposed Development is to deliver improved public realm, streetscape and 

commercial/residential accommodation through a well-considered design and to establish high 

quality architecture and townscape, replacing the existing buildings and structures, which have been 

acknowledged to be negative contributors to the Site and the surrounding area. This would be 

achieved through an improved streetscape layout, which would enhance permeability through the 

Site and thereby also better connect the wider area to the north with Norwich city centre to the south, 

whilst also establishing a new view from the Site towards Norwich Anglican Cathedral and St 

Augustine’s Church. 

 The building heights would be varied, as would the building typologies, ensuring the large Site 

promotes a varied architectural treatment, contextualising with the varied approaches and edges of 

the Site.  

 

 

 

 

 

 

 

 

 



Environmental Statement | Anglia Square | Chapter 13 | Page 6 of 33 
 

POLICY CONTEXT 

 There is no specific legislation in relation to townscape and design. However, although the following 

assessment is carried out on the impact of the Proposed Development in relation to townscape and 

visual receptors, it is acknowledged that historic fabric has an intrinsic link with how an area develops 

over time, resulting in the character and townscape of an area. Accordingly, heritage assets are 

considered by this assessment to contribute to or form part of the identified townscape receptors for 

the purposes of this assessment, where they appear within the agreed viewpoints. The legislative 

framework associated with listed buildings and conservation areas therefore forms part of the Policy 

Context for this Chapter.   

 The Planning (Listed Buildings and Conservation Areas) Act 1990 sets out the legislative framework 

within which works and development affecting listed buildings and conservation areas must be 

considered. 

National Policy 

Planning (Listed Building and Conservation Areas) Act, 1990 

Section 66(1) “In considering whether to grant planning permission for development which affects a 
listed building or its setting, the local planning authority or, as the case may be, the Secretary of State 
shall have special regard to the desirability of preserving the building or its setting or any features of 
special architectural or historic interest which it possesses.” 

Section 72(1) “In the exercise, with respect to any buildings or other land in a conservation area… 
special attention shall be paid to the desirability of preserving or enhancing the character or 
appearance of that area.” 

 

 In March 2012, the government published the National Planning Policy Framework (“NPPF”), as 

adopted national planning policy. 

 This national policy framework encourages intelligent imaginative and   sustainable approaches to 

managing change. Historic England has defined this approach, which is reflected in the NPPF, as 

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

focuses on actively managing change... the aim is to recognise and reinforce the historic significance 

of places, while accommodating the changes necessary to ensure their continued use and 

enjoyment’ (Constructive Conservation in Practice, Historic England, 2009). 

 The NPPF promotes sustainable development as a fundamental theme in planning and sets out a 

series of ‘Core Planning Principles’ (Paragraph 17). These core principles highlight that planning 
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should be a creative exercise in finding ways to enhance and improve the places in which people 

live their lives; that it should secure high quality design and a good standard of amenity; and that 

heritage assets should be conserved in a manner appropriate to their significance, so that they can 

be enjoyed for their contribution to the quality of life of this and future generations.  
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National Planning Policy Framework (2012) 

Section 7, ‘Requiring Good Design’, reinforces the importance of good design in achieving 

sustainable development, by ensuring the creation of inclusive and high quality places. Paragraphs 

56-68, which are outlined in this section, set out the requirements for high quality design and how 

this should be considered by both the applicant and the decision maker.  

This section of the NPPF affirms, in paragraph 58, the need for new design to function well and add 

to the quality of the surrounding area, establish a strong sense of place, respond to local character 

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

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

is an important factor, urban design principles which go beyond this, such as creating new 

connections, connecting places and the integration of new development into natural, built and historic 

environments, should also be considered within the planning and decision making process. 

The guidance contained within Section 12, ‘Conserving and enhancing the historic environment’, 

relates to the historic environment, and developments which may have an effect upon it. Paragraphs 

126-141 are set out in this section regarding the importance of preservation and enjoyment of the 

historic environment, the desirability of new development making a positive contribution to local 

character and distinctiveness, and opportunities to draw on the contribution made by the historic 

environment to the character of a place. 

Paragraph 131 emphasises that local planning authorities should take account of: the desirability of 

new development making a positive contribution to local character and distinctiveness; the positive 

contribution that conservation of heritage assets can make to sustainable communities including their 

economic vitality; and the desirability of new development making a positive contribution to local 

character and distinctiveness. 

Paragraphs 133 and 134 address the balancing of harm against public benefits. If a balancing 

exercise is necessary (i.e. if there is any harm to the asset), considerable weight should be applied 

to the statutory duty where it arises. Proposals that would result in substantial harm or total loss of 

significance should be refused, unless it can be demonstrated that the substantial harm or loss is 

necessary to achieve substantial public benefits that outweigh that harm or loss (per Paragraph 133). 

Whereas, Paragraph 134 emphasises that where less than substantial harm will arise as a result of 

a proposed development, this harm should be weighed against the public benefits of a proposal, 

including securing its optimum viable use. 
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Local Policy 

Local Plan 

 The Norwich Local Plan (2014), comprises three documents. The Joint Core Strategy (JCS), for 

Broadland, Norwich and South Norfolk is the key planning policy document for the Greater Norwich 

area. It was adopted in March 2011 and amended by the Broadland Part of the Norwich Policy Area: 

Local Plan, adopted in January 2014. The JCS sets out the broad vision for the growth for the districts 

of Broadland, Norwich and South Norfolk and contains strategic policies for the period 2008-2026. 

 The Development Management Policies Plan(DMPP), was adopted in December 2014, setting out 

those policies that must be considered in the determination of planning applications, to help manage 

and guide change in Norwich between now and 2026. Policies specifically considered relevant to 

this assessment process, and the Site, are: DM1 - Achieving and delivering sustainable 

development; DM3 - Delivering High Quality Design; and Policy DM9 - The historic environment and 

heritage assets. The third document is the Site Allocations and Site Specific Policies Plan, which was 

also adopted in December 2014. 

 The following panels set out those policies in the JCS and DMPP relevant to this assessment process 

and to the Site; 
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Joint Core Strategy (Broadland District Council, Norwich City Council and South Norfolk 

Council, (March 2011; amendments adopted January 2014) 

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: 

 major development areas providing over 500 dwellings or 50,000m2 of non-residential 
floorspace, and areas of particular complexity will be masterplanned using an inclusive, 
recognised process demonstrating how the whole scheme will be provided and ensuring that it 
is well related to adjacent development and infrastructure; 

 all residential development of 10 units or more will be evaluated against the Building for Life 
criteria published by CABE (or any successor to this standard), achieving at least 14 points (silver 
standard); and 

 Design and Access Statements for non-residential development will show how the development 
will meet similar high standards. 
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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 focused in identified 
areas; 

 enhancing its retail function, providing for a substantial expansion of comparison retail floorspace 
of varied types and size of unit to provide a range of premises. This will be achieved through 
intensification of uses in the primary retail area and if necessary through its expansion; other 
shopping areas within the centre will be strengthened to provide for retail diversity, with a 
particular focus on enhancing the character of specialist retailing areas and markets; and 

 expanding its function as an employment centre, including provision of high quality office 
premises and a diversity of uses across the area, including media, creative, financial, business 
and professional services and information communication industries Housing development 
densities will generally be high, but family housing will also be provided to achieve a social mix. 

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

To support these roles, improvements will be made to:  

 the public realm; 

 open spaces, green linkages and connections between open spaces, linking to the river corridor 
and the open countryside;  

 walking and cycling provision; and 

 sustainable transport access to and within the city centre in accordance with the Norwich Area 
Transportation Strategy, in particular to strengthen its role as a gateway and hub of an enhanced 
public transport system. 

Areas of the city centre will be comprehensively regenerated: 

 the Northern City Centre will be developed in accordance with its Area Action Plan to achieve 
physical and social regeneration, facilitate public transport corridor enhancements, and utilise 
significant redevelopment opportunities; 

 the St Stephens area will be developed for mixed uses in accordance with its masterplan, to 
promote retailing, offices and housing and to create an improved pedestrian environment; and 

 the Rose Lane area will be a major focus for commercial development. 



Environmental Statement | Anglia Square | Chapter 13 | Page 12 of 33 
 

 

Norwich Local Plan: Development Management Policies Plan (Adopted December 2014) 

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

appearance, and location) are expected to: 

‘...protect and enhance the physical, environmental and heritage assets of the city and to safeguard 

the special visual and environmental qualities of Norwich for all users;’ 

In consideration of new development, significant weight will be given to the design principles set out 

under DM3, specifically: 

A) Gateways  

Major development within 100m of the main gateways to the city, as defined on the Policies map, will 

only be permitted where its design is appropriate to and respects the location and context of the 

gateway. New landmark buildings of exceptional quality will be accepted where they help to define 

or emphasise the significance of the gateway. In these locations, particular emphasis will be given to 

design considerations over other factors. 

B) Long Views 

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

significant long views of the major landmarks identified in Appendix 8 and those identified in 

conservation area appraisals. 

C) Local Distinctiveness and Character  

Proposals should respect, enhance and respond to the character and local distinctiveness of the 

area. The design of all development must have regard to the character of the surrounding 

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

to the uses and activities around it, the historic context of the Site, historic street patterns, plot 

boundaries, block sizes, height and materials. 
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D) Layout and Siting  

(i) The layout of a development should make efficient use of land, making best use of its topography 

and should have a positive impact in terms of its appearance and the way it is used. Appropriate 

consideration should be given to orienting development in order to optimise energy efficiency and 

maximise solar gain; 

(ii) Proposals should be designed to provide a permeable and legible network of routes and spaces 

through the development, which takes account of public accessibility, links effectively with existing 

routes and spaces and minimises opportunities for crime, disorder and anti-social behaviour. The 

public realm should be designed so that it is attractive, overlooked, safe and secure; 

(iii) Well-designed and well-defined private, semi-private and public open space should be 

incorporated for all development, as appropriate to the area. This must include sufficient space for 

bin and cycle storage in accordance with policies DM2 and DM31. 

E) Density  

Development should achieve a density in keeping with the existing character and function of the area, 

although higher densities will be accepted within the city centre, district and local centres and other 

locations of high accessibility. The density of development must take account of the need to protect 

and enhance heritage assets and their settings, where these would be affected. The density of 

residential development should accord with policy DM12. 

F) Height, massing, scale and form  

Developers should demonstrate that appropriate attention has been given to the height, scale, 

massing and form of new development including the avoidance of dominant or incongruous 

extensions and alterations to existing buildings. 

G) Design of roads and streets  

Streets, routes and spaces should enhance the quality of the environment. The provision of car 

parking, servicing areas and accesses should not dominate. Roads, pedestrian footways and 

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

of the city (including the selection of appropriate street furniture and lighting) to complement the 

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

realm. 
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H) Materials and details  

Proposals for new development (including extensions and alterations to existing buildings) will be 

required to demonstrate that appropriate consideration has been given to the selection and choice 

of materials and decorative colour (including hard and soft landscape materials). In choosing 

materials developers should have regard to the prevailing materials of the area. Development will be 

encouraged to make the maximum practical use of sustainable and reused/recycled materials. 

Policy DM9 establishes that all development must have regard to the historic environment and take 

account of the contribution heritage assets make to the character of an area and its sense of place 

(defined by reference to the national and local evidence base relating to heritage, including relevant 

detailed advice in conservation area appraisals). 

In addition to this, development shall maximise opportunities to preserve, enhance, or better reveal 

the significance of designated heritage assets and that of any other heritage assets subsequently 

identified through the development process. It will also promote recognition of the importance of the 

historic environment through heritage interpretation measures. 

Supplementary Planning Guidance 

 The following planning guidance has been highly influential throughout the design development 

process and the selection of the study area during the EIA Scoping Opinion. These guidance 

documents are more specific towards the area of Anglia Square, in which the Site sits, and are 

therefore highly relevant for consideration as part of this ES. 

Norwich City Centre Conservation Area Appraisal (Norwich City Council, September 2007) 

 The Norwich City Centre Conservation Area was established in October 1992 to cover the whole of 

the city within the medieval city walls. Previously separate Conservation Areas covered different 

parts of the area, the first being designated in 1970. 

 The Conservation Area covers 230 ha (570 acres), which consist of several distinct character areas 

with special characteristics. Anglia Square is one of these identified character areas. 

Anglia Square Policy Guidance Note (adopted March 2017) 

 The Anglia Square Policy Guidance Note was prepared following public consultation and input from 

stakeholders. It outlines NCC’s aspirations and expectations for the Site and wider area, with detailed 

sections relating to the historic environment and views. The guidance note is fully documented within 

the TVIA at Appendix 13.1. The most relevant guidance referred to within the TVIA being: 



Environmental Statement | Anglia Square | Chapter 13 | Page 15 of 33 
 

  Existing Building Height; 

 Constraints; 

 Vision & Objectives; and 

 Heritage & Views. 
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METHODOLOGY AND ASSESSMENT CRITERIA 

 A Study Area was drawn to include both the Site in its entirety and also the surrounding wider context. 

The extent of the study area is proportionate to the scale and nature of the proposal. It has also been 

determined to be proportionate recognising the high density of heritage assets within Norwich. It has 

been established manually through a combination of desk-based study and on-site fieldwork and 

formed part of pre-application discussions with NCC to ensure its acceptability (full details below). 

Fieldwork was undertaken by the project team; CgMs and Iceni Planning, during several site visits 

between July 2016 and December 2017 (detailed below) to review publicly accessible views of the 

Site, and heritage receptors. 

 The Study Area was drawn to include all identified sensitive receptors within a 250m radius of the 

Site boundary, with a wider 1km search radius identified for more prominent sensitive receptors. It 

was also informed by the site visits and through the application of professional judgement, With the 

Study Area identified, it was then possible to target receptors for detailed assessment within the 

TVIA, (Appendix 13.1), focusing on assets that would potentially experience effects as a result of 

the Proposed Development at the Site, by way of achieving a proportionate approach to the baseline 

data. 

Survey Methodologies  

 The TVIA, included as Appendix 13.1, was undertaken using a combination of desk-based research, 

assessment and fieldwork in order to identify and assess the relevant townscape and visual 

receptors. 

 Prior to this ES submission, Iceni Heritage were involved in the application for the Certificate of 

Immunity for Sovereign House, (located within the Site), to Historic England, and visited the Site in 

November 2016 and January 2017. A site visit was undertaken in December 2017 specific to this ES 

application in order to systematically assess the importance of the identified receptors and the 

contribution, if any, they make to the townscape and visual quality, including any contribution made 

by the Site. Fieldwork provided an understanding of the relationship between the Site and the 

Proposed Development to each townscape and visual receptor and formed the basis for establishing 

potential effects of development. The final selection of viewpoints were determined and agreed with 

NCC following this site visit.  

Desk Survey 

 Prior to the involvement of Iceni Heritage, previous site visits had been undertaken by the project 

team, in July 2016, November 2016, December 2016, February 2017 and March 2017 as the scheme 

developed. These visits took place prior to the point where it was necessary for Iceni Heritage to be 



Environmental Statement | Anglia Square | Chapter 13 | Page 17 of 33 
 

involved, as the principal issues were identified between the Project Team, in particular Iceni 

Planning and Broadway Malyan.; Data gained from this field work was reviewed by Iceni Heritage 

and also informs the townscape and visual assessment carried out. 

 Ahead of visiting the Site, desk-based analysis was carried out in order to gain a good understanding 

of the Site and the area in which it sits. Examples of these sources are as follows: 

 Historic England; National Heritage List for England. Available at: 
https://historicengland.org.uk/listing/the-list/; 

 Norwich City Council (2007) Norwich City Centre Conservation Area Appraisal; and 

 Google maps. Available 
at:https://www.google.co.uk/maps/place/Norwich/@52.6311702,1.3005505,14.83z/data=!4m5!
3m4!1s0x47d0aad55133f513:0x684ca5e00e12452f!8m2!3d52.6308859!4d1.297355.  

Consultation 

 The Proposed Development has been the subject of considerable and detailed consultation with 

NCC and also Historic England (HE) over a long period since July 2016. The following account of 

the consultation process is provided to allow an overview.  Although it included Iceni Project’s 

planning team, it mostly took place prior to the involvement of Iceni Heritage, who commenced 

involvement in order to assist with the application submission process, in November 2017.  

 An initial site walkover was undertaken with NCC and HE in July 2016. Comments on the 
emerging proposals were also received from the Design, Conservation and Landscape Manager 
at NCC further to a site visit and meeting (15 November 2016). 

 The emerging proposals were presented to Design: Southeast, acting as NCC’s appointed 
independent design review panel (14 December 2016). This included a site visit with the panel 
and subsequent presentation, with feedback provided by Design: Southeast and Stephen King 
from HE. 

 Public consultation events were arranged on 1 - 3 December 2016 and also 30 March - 1 April 
2017 to present the initial concept masterplan and then the emerging proposals to members of 
the public.  

 Proposals were presented to a second meeting with Design: Southeast for design review (29 
March 2017). 

 During the consultation process a Pre-Application Heritage Assessment, produced by CgMs, who 

have been responsible for the historic environment assessment work that sits alongside our 

Townscape and Visual Impact Assessment, was presented to NCC, and the same information 

circulated to HE. The advice and comments received were used to refine the design of the Proposed 

Development and the scope of the assessment. 

 Initial EIA scoping opinion issued by NCC in March 2017. 

 A formal Pre-Application meeting was undertaken with HE (24 May 2017). 

https://historicengland.org.uk/listing/the-list/
https://www.google.co.uk/maps/place/Norwich/@52.6311702,1.3005505,14.83z/data=!4m5!3m4!1s0x47d0aad55133f513:0x684ca5e00e12452f!8m2!3d52.6308859!4d1.297355
https://www.google.co.uk/maps/place/Norwich/@52.6311702,1.3005505,14.83z/data=!4m5!3m4!1s0x47d0aad55133f513:0x684ca5e00e12452f!8m2!3d52.6308859!4d1.297355
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 A combined Pre-Application meeting was held with NCC and HE (13 June 2017), further to which 
HE provided a formal Pre-Application response (20 July 2017). 

 Revised EIA Scoping was issued by NCC in February 2018 due to the increased area of the Site 
to reflect the potential wider influence of the Proposed Development.  

 Further consultation was undertaken through the EIA screening process, with written responses 

provided by NCC (February 2018) and Historic England (21 April 2017, revised 22 January 2018). 

These comments and summaries provided by the project team were taken into account in preparing 

the final baseline (Appendix 13.1) and scope of the ES Chapter. Of particular relevance are the 

comments received from Neil Cooke within the Scoping Response (February 2018) regarding the 

impact of the Proposed Development on the historic views of Norwich. The likely potential impact of 

the Proposed Development has been assessed regarding both of these views, found at: View 1, 

where the impact is judged as no change; and View 8, where the impact is judged as moderate-

beneficial. 

Impact Assessment Methodology 

 4.22 The following section sets out the methodology developed by Iceni Heritage to assess the likely 

effects of the Proposed Development on the townscape and visual amenity at the location of the Site. 

This has been informed by best practice guidance set out in ‘Guidelines for Landscape and Visual 

Impact Assessment’ (GLVIA), Third Edition (2013), ‘Landscape and Seascape Character 

Assessments’ by Natural England (2014), the relevant National Character Areas, as well as 

Environmental Impact Assessment (EIA) regulations and national and regional guidance which can 

be found detailed at Section 3.0 of the TVIA Technical Appendix 13.1. The purpose of the 

Townscape and Visual Impact Assessment (TVIA) is to describe the baseline condition of the Site 

and its surrounding area and assess the likely impact of the Proposed Development on townscape 

and the visual amenity. 

Identification of Effects 

 Although townscape character areas are not a statutory designation, where relevant, they are 

identified and assessed, whether identified by another organisation or the authors of this TVIA. This 

follows best practice guidance set out by the GLVIA and is recognised to arise out of the historical 

development and patterns in the particular areas. The value of the townscape receptors was 

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

qualities and associations. 

Construction effects 

 Construction effects include permanent effects on the existing built environment through the 

construction of the Proposed Development. These effects relate to the change incurred through the 

construction phase and reflect what built fabric will be removed and what it will be replaced by. There 
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are temporary effects associated with this, such as the construction machinery that will be present 

on the Site during construction phases, construction dust, noise, and hoardings which will be present 

for a short term. These temporary effects will change as the Proposed Development progresses and 

will not be present on the completion of the project. 

Operational Effects 

 Operational effects refer to the effects following the completion of the Proposed Development and 

consider the buildings, services and public spaces proposed as they would be used and navigated, 

on full completion of the construction phase.  

Prediction of Effect Magnitude 

 As set out in the GLVIA (2013), the magnitude of change should be determined on considering a 

combined judgement regarding size and scale of change, the extent of area over which this change 

would occur, and the reversibility of the change proposed. The magnitude of change is largely a 

quantitative judgement of impact determined through use of AVR material. 

 In regards both townscape and visual receptors, the magnitude of change experienced by the 

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

Prediction of the Effect of Sensitivity  

 The Accurate Visual Representations (AVRs) produced and accompanying each of the selected 47 

views, are utilised to assess the effects of the Proposed Development on people experiencing this 

environment and their visual amenity. The sensitivity of the visual receptor has been considered 

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

susceptibility to change in the view. It is recognised that receptors may hold a differing opinion on 

how the view is experienced, with differing experience by those working in the area or passing 

through as tourists, for example, and therefore a wide selection of views is assessed in order to 

provide a well balanced overall assessment of effect. 

 In regards both townscape and visual receptors, the sensitivity of the receptors is described as ‘high’, 

‘medium’’ or ‘low’. This rating of sensitivity involves a balanced judgement based on the quality of 

townscape and the significance of heritage receptors, which follows the hierarchy set out within the 

Design Manual for Roads and Bridges (DMRB; HA208/07, Volume 11, Section 3 Part 2). 

Assessment of Effect Significance 

 Arriving at a judgement on the Significance of effect under each assessment of views is achieved by 

combining the determined level of sensitivity of the receptor and the magnitude of change, in order 

to identify the potential effect. 
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 In regards both townscape and visual receptors, the significance of effect is described on a scale of 

‘major’, ‘moderate’, ‘minor’, ‘negligible’ or ‘no change’, and are detailed as follows: 

 Major effect - on townscape and visual receptors is determined by a combination of either: a 
high receptor sensitivity and a high magnitude of change; or a medium receptor sensitivity and 
a high magnitude of change; or a high receptor sensitivity and a medium magnitude of change. 
This is considered to be a significant effect and a material change in planning terms. 

 Moderate effect - on townscape and visual receptors is determined by a combination of either: 
a high receptor sensitivity and a low magnitude of change; or a medium receptor sensitivity and 
a medium magnitude of change; or a low receptor sensitivity and a high magnitude of change. 
This is considered to be a significant effect and a material change in planning terms. 

 Minor effect - on townscape and visual receptors is determined by a combination of either: a 
medium receptor sensitivity and a low magnitude of change; or a low receptor sensitivity and a 
medium magnitude of change. This is not considered to be a significant effect. 

 Negligible effect - on townscape and visual receptors is generally determined by a combination 
of a low receptor sensitivity and a low magnitude of change. If the effects of the proposed 
development are found to be negligible, it would not be possible to identify this to be a ‘beneficial’, 
‘neutral’ or ‘adverse’. 

 No change - on townscape and visual receptors occurs when receptors are located at a 
substantial distance away from the Site, so much so that it does not have any effect on their 
setting or is completely omitted from the view due full occlusion by other elements. 

 This judgement process in determining the significance of effect is summarised in the following table: 

 

 On determining the significance of effect, the level of mitigation and enhancement achieved by the 

design and the qualitative nature of the residual effect must be considered. This effect is determined 

as either ‘beneficial’, ‘neutral’ or ‘adverse’. 

 Beneficial effect - is determined when the proposed development would result in an 
improvement in townscape or view quality and visual amenity of the receptor, when the change 
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is considered to be an enhancement of the townscape quality, an enhancement or strengthening 
of the existing townscape character, and/or the introduction of features or elements of high 
quality design which would be considered an enhancement to the existing townscape and the 
visual enjoyment of the receptors. 

 Neutral effect - is determined when the beneficial and adverse effect of the proposed 
development is weighted evenly or the qualitative appearance of the proposed development 
would not be discernible due to the distance from the Site. 

 Adverse effect - is determined when the proposed development would result in the depreciation 
of the existing townscape or view quality and visual amenity, when the change is considered to 
harm the townscape quality, harm key features of the townscape character or to introduce 
features or elements of low/poor design quality which would detract from the existing townscape 
and the visual enjoyment of the receptors. 

 Following both quantitative and qualitative judgements being made, by combining the significance of 

the effect and the judged qualitative rating, the residual (or overall) significance ratings for townscape 

and visual effects that result are as follows: Major and beneficial; Moderate and beneficial; Minor and 

beneficial; Major and neutral; Moderate and neutral; Minor and neutral; Major and adverse; Moderate 

and adverse; Minor and adverse; Negligible; or No change. 

 In all viewpoint assessments the residual significance rating should always be read alongside the 

qualitative written assessment of each effect to ensure an accurate reading is obtained during the 

determination process. 
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EXISTING BASELINE CONDITIONS  

Introduction 

 The townscape and visual baseline assessment was undertaken with the aid of desk-based 

assessment, including review of analysis carried out by consultants and fieldwork in order to identify 

and assess the most relevant townscape and visual receptors. A full detailed account of this can be 

found at section 4.0 of the Appendix 13.1. 

 Within the Study Area, the following character areas have been identified to be relevant townscape 

receptors to the Site and are assessed in the following section. Character area numbers 2-8 have 

been outlined within the City Centre Conservation Area Appraisal by NCC, with the additional low 

density residential character area, located to the north, identified by Iceni Projects and added in order 

to consider all relevant surrounding character context to the Site. 

 The 8 identified Character Areas are listed as follows: 

 Area 1: Low Density Residential to the north 

 Area 2: Northern City 

 Area 3: Anglia Square 

 Area 4: Colegate 

 Area 5: Northern Riverside 

 Area 6: Elm Hill and Maddermarket 

 Area 7: Civic 

 Area 8: Cathedral Close 

 For a full and detailed outline on the determined sensitivity, magnitude of change and significance of 

each townscape receptor, please refer to Appendix 13.1 of this ES or to the tabulated summary at 

6.7 of this chapter. 

Features of Proposed Development Relevant to the Assessment 

 The replacement of the poor quality area of townscape and ‘negative’ landmark buildings that 

currently occupy the Site, (considered to be of low contribution to the character and appearance of 

the area), with a high quality mixed use scheme, offers various enhancements to the character, in 

townscape and visual terms, of the immediate and wider vicinity. 
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 There are some significant public benefits that the Proposed Development is expected to deliver in 

relation to townscape. The design has been carefully considered to better reveal long distance views 

of the Cathedral spire, particularly in views along St Augustine Street where views have been heavily 

restricted by buildings within Anglia Square. This view is described within the Anglia Square Planning 

Guidance Note as a ‘strategic’ view. This is a particularly positive feature of the Proposed 

Development, improving long distance views of the Cathedral that contribute positively to the 

character and appearance of the City Centre Conservation Area. This improvement to views through 

and past the Site towards the Cathedral, the pre-eminent building within the Conservation Area, will 

clearly generate improvements to the character and appearance of the Conservation Area overall, 

and introduce greater interest and legibility to the wider townscape. This is a very considerable 

benefit of the scheme, in our assessment, which can be best observed and read at View 15.  

Furthermore, the ambition of the Proposed Development is to deliver improved public realm, 

streetscape and commercial/residential accommodation through a well-considered design, and to 

establish high quality architecture and townscape, replacing the existing buildings and structures, 

which have been acknowledged to be negative contributors to the Site and the surrounding area. 

This would be achieved through an improved streetscape layout, which would improve permeability 

through the Site and thereby also better connect the wider area to the north with Norwich City Centre 

 The 25 storey element of the Proposed Development is of a larger scale than the existing buildings 

on the Site, which would introduce some degree of change to the immediate and wider townscape. 

This taller element, with its distinctive and lightweight lantern top design, should be considered a 

landmark feature and will establish itself as an indicator of north Norwich and the Proposed 

Development itself, which is of a significant, regenerative scale within the wider environment and 

resulting in indirect benefits to the wider area of Norwich. This will aid in the navigation of the city 

and therefore improve legibility of the wider area. 
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ASSESSMENT OF POTENTIAL EFFECTS  

 The following provides an overview of the townscape and visual assessment which has been carried 

out and is detailed at Appendix 13.1. This assessment is undertaken with the aid of Accurate Visual 

Representations (AVRs), which show the Proposed Development as it will appear within views from 

each of the selected viewpoints, (produced by visualisation specialists Cityscape).  The assessment 

is also based on an understanding of the immediate and wider townscape obtained through survey 

of the Site and surrounding area during site visits. 

Construction Effects 

 The Proposed Development would involve the demolition of all buildings, except for Gildengate 

House, and the building upon the cleared areas and the surface car parking, with the establishment 

of 6 new urban blocks. During this period of development there would be temporary effects 

experienced, such as closure of access routes through the Site and substantial construction 

machinery, having a moderate-adverse effect. However, this will be experienced only for a short 

period and owing to the nature of the phased construction, this adverse effect will be offset by the 

benefits of the incremental completion of the Proposed Development and the improvements this will 

deliver. This will result in a direct and permanent moderate-beneficial effect through the 

establishment of a higher quality townscape. 

 Indirect or secondary effects may be experienced, these would only be felt for a short period as any 

issues arising from the Proposed Development that would have an adverse effect on other areas of 

Norwich would be rectified to ensure services would support the Site and the surrounding area 

adequately. This will be minimised and mitigated through the establishment of a thoroughly 

considered Construction Environmental Management Plan. 

Operational Effects 

 Overall, the Proposed Development is expected to result in a direct moderate-beneficial operational 

effect, primarily experienced within the navigation of the streetscape of the Site and how it would 

connect to the wider townscape, vi the introduction of two new pedestrian routes through the Site 

and two public spaces, one existing and improved, and one newly introduced. 

 Indirect effects will mostly be experienced in the visual contribution the Proposed Development would 

establish, altering views of the Site and the urban landscape of Norwich, largely experienced in long 

distance views. This is expected to result in a major-beneficial effect. 

 The establishment of a tall building at this location will operate as a landmark feature, indicating the 

northern part of Norwich city centre and aiding in the navigation of Norwich with the awareness of 
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the northern orientation. This is a beneficial urban tool in wayfinding through the wider city, judged 

to be experienced as a moderate-beneficial effect. 

 The summary of residual effects is provided in the following section, which should be viewed 

alongside the written assessment provided for each identified townscape and visual receptor. 

Residual Effects 

 The residual effect is a combined judgement of both quantitative and qualitative assessment and 

should be read alongside the descriptive assessment accompanying each viewpoint at Section 7.0 

of Appendix 13.1. The following is the conclusion in respect of the residual effects in tabulated form: 

Viewpoint 
Number 

Viewpoint 
Name 

 
 

Imagery 
Presented 

Sensitivi
ty of 
View 

Magnitud
e of 
Change 

Residual 
Effect 

Cumulative 

Effect 

1 View from 

Catton 

Park 

Verified 

Wireline 

High No change No change No effect 

2 Constituti
on  Hill  
(Sewell 
Park 
College 
entrance 
opposite 
Ash 
Grove) 

Verified 

Wireline 

Medium Low Minor- 

neutral 

No effect 

3 Junc  

Constituti

on  Hill  / 

Denmark
Road / St 
Clement's 
Hill 

Non – 

verified 

Wireline 

Low Medium Minor- 

neutral 

No effect 

4 Angel 

Road 

(next to 

school 

entrances

) 

Verified 

Wireline 

Low High Moderate- 

beneficial 

No effect 

5 Junc 

Heath 

Road / 

Shipstone 

Road 

Verified 

 Wireline 

Low Medium Minor- 

neutral 

No effect 
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6 Junc   

Magdalen   

Road   / 

Sprowston 
Road 

Verified 

Wireline 

Low Medium Minor- 

beneficial 

No effect 

7 Mousehold

Avenue 

(north   

east   

corner   of 

allotments) 

Verified 

Wireline 

Low Medium Minor- 

neutral 

No effect 

7A Mousehold  

Avenue 

(north east 

corner of 

allotments) 

- 

panorama 

view 

Verified 

Wireline 

Medium Medium Moderate- 

adverse 

No effect 

8 Motram   

Monument,   

St 

James' Hill 

(wider 

angle) 

Verified 

Render 

Medium Medium Moderate- 

beneficial 

Moderate-

beneficial 

9 Ketts   

Heights   

(Armada 

beacon) 

(wider 

angle) 

Verified 

Wireline 

Medium Medium Moderate- 

beneficial 

No effect 

10 Ketts Hill 

(east 

pavement 

Opposite 

entrance to 

Ketts 

Heights) 

Non- verified 

Render 

Low Medium Minor- 

neutral 

No effect 

11 View   from   

outside   

the Forum 

Verified 

Render 

High Medium Major- 

neutral 

No effect 

12 Castle 

Rampart 

Verified 

Render 

High Medium Major-

beneficial 

Moderate-

beneficial 

13 Junc 

Gentleman

s Walk / 

Davey 

Place 

Verified 

Wireline 

High Low Moderate- 

neutral 

No effect 

14 Aylsham 

Road 

(outside no 

22 on 

footpath 

Verified 

Render 

Medium Medium Moderate- 

beneficial 

No effect 
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near bus 

stop) 

15 Junc St 

Augustine'

s Street / 

Magpie 

Road 

(position 

immediatel

y south of 

traffic 

signal   on   

west  

footpath) 

Verified 

Render 

Medium Medium Moderate- 

beneficial 

No effect 

16 Junc St 

Augustine'

s Street  

/ Sussex 

Street 

Verified 

Render 

Medium Medium Moderate- 

beneficial 

No effect 

17 Magpie 

Road 

(short 

distance 

east of St 

Augustine 

St junction) 

looking 

south with 

City Wall  

section  in 

foreground 

- see 

Google 

Street view 

image 

Verified 

Render 

Medium- 
high 

High Major- 

neutral 

No effect 

18 Junc 

Edward 

Street / 

Magpie  

Road  

(east  side 

Edward 

Street) 

Verified 

Render 

Low High Moderate- 

beneficial 

No effect 

19 Outside St 

James 

Church 

(Puppet 

Theatre), 

Barrack 

Street 

Verified 

Render 

Low- 
medium 

Medium Moderate- 

beneficial 

Moderate-

beneficial 
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20 Upper 

Close 

(south 

west 

corner of 

no. 67b) 

Verified 

Render 

High Medium Major- 

neutral 

No effect 

21 Upper 

Close 

(seat at 

Northern 

extremity 

of east 

range) 

Verified 

Wireline 

High No change No change No effect 

22 Junction 

Elm Hill / 

Princes 

Street 

Verified 

Render 

High Low Moderate- 

neutral 

No effect 

23 Tombland 

(in front of 

no 22) 

Verified 

Wireline 

Medium- 
high 

Low Minor- 

beneficial 

No effect 

24 Tombland   

(in   front   

of Edith 

Cavell 

statue) 

Verified 

Wireline 

High No change No change No effect 

25 Junc  

Wensum   

Street/ Elm 

Hill (east 

side 

Wensum 

St) 

Verified 

Render 

Medium Medium Moderate- 

beneficial 

No effect 

26 Fye Bridge Verified 

Wireline 

High Low Moderate- 

neutral 

No effect 

27 Riverside   

Walk   next   

to tourist 

boat 

pontoon 

Non- verified 

Render 

Medium Low Minor- 

neutral 

No effect 

28 St   

George's   

Bridge,   St 

George's 

Street 

Verified 

Wireline 

Low Low Negligible No effect 

29 Junction  

Oak  

Street /  St 

Martin's 

Lane 

Verified 

Render 

Medium Medium Moderate- 

beneficial 

Moderate-

beneficial 

30 Junc  St  

Crispin's  

Road  / 

Oak Street 

Non- 

verified 

Wireline 

Low High Moderate- 

beneficial 

No effect 
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31 Entrance 

to Quaker 

Burial 

Ground, 

Chatham 

Street 

Non- 

verified 

Render 

Low Low Negligible No effect 

32 In front of 

St 

Augustine'

s Church 

porch 

Verified 

Render 

High High Major- 

neutral 

No effect 

33 Seating 

area in 

north west 

corner  of  

St  

Augustine'

s 

Churchyar

d 

Verified 

Render 

Low- 
medium 

High Moderate- 

beneficial 

No effect 

34 Outside   

107   

Magdalen 

Street 

Verified 

Render 

Low Medium Minor-

beneficial 

No effect 

35 Junc 

Cowgate / 

Bull Close 

Non- verified 

Wireline 

Low Medium Moderate- 

beneficial 

No effect 

36 Muspole 

Street (in 

front of 

Woolpack 

Yard Inn) 

Non- verified 

Render 

Low- 
medium 

Medium Moderate- 

beneficial 

Major-

beneficial 

37 Junc  

Calvert  

Street  /  St 

George's 

Street 

Verified 

Render 

High Medium Major- 

beneficial 

Major-

beneficial 

38 Junc 

Calvert 

Street/ 

Colegate 

Verified 

Render 

Medium Medium Minor- 

beneficial 

No effect 

39 Entrance 

to Octagon 

Chapel, 

Colegate 

Verified 

Wireline 

High No change No change No effect 

40 View north 

along 

meeting 

House 

Alley (N 

side of 

Colgate) 

towards 

the Old 

Verified 

Wireline 

High Low Moderate- 

neutral 

No effect 



Environmental Statement | Anglia Square | Chapter 13 | Page 30 of 33 
 

Meeting 

House. 

41 Outside 25 

Magdalen 

Street 

(Looses 

Emporium) 

Verified 

Render 

Low- 
medium 

Low Minor- 

beneficial 

No effect 

42 Outside 39 

Magdalen  

Street 

Verified 

Render 

Low Low Negligible No effect 

43 Corner  of  

59 

Magdalen 

Street 

Verified 

Render 

Low High Moderate- 

beneficial 

No effect 

44 Doughty's

Hospital 

courtyard 

(south 

end) 

Verified 

Render 

Medium Medium Moderate- 

beneficial 

No effect 

45 Junc St 

George's 

Street / 

St Crispins 

Verified 

Render 

Low High Moderate- 

neutral 

No effect 

46 Junc St 

Mary's 

Plain / 

Duke 

Street (on 

Duke 

Street  

footway,  

south side 

of St 

Mary's 

Plain) 

Verified 

Wireline 

Medium Low Minor- 

beneficial 

Major-

beneficial 

47 South  

east  

corner  

Duke 

Street / St 

Crispin's  / 

Pitt 

Street 

roundabou

t 

Verified 

Render 

Low High Moderate- 

beneficial 

Minor-

beneficial 

 

 

 



Environmental Statement | Anglia Square | Chapter 13 | Page 31 of 33 
 

Character 

Area 

Number 

Character 

Area Title 

Sensitivity Magnitude 
of Change 

Residual 

Effect 

Cumulative 

Effect 

1 Low Density 

Residential 

Medium Low Minor- neutral No effect 

2 Northern City Medium Medium Moderate- 

beneficial 

No effect 

3 Anglia 

Square 

Low High Moderate- 

beneficial 

Moderate-

beneficial 

4 Colegate High Medium Moderate- 

neutral  

Moderate- 

beneficial  

5 Northern 

Riverside 

Medium Medium Moderate- 

neutral  

No effect  

6 Elm Hill & 

Maddermark

et 

High Low Moderate- 

neutral  

No effect  

7 Civic  High Low Moderate-

neutral  

Minor-neutral  

8 Cathedral 

Close 

High Low Moderate- 

neutral  

No effect  

 

Mitigation Measures  

 Of all townscape and visual assessment carried out, one adverse rating was concluded, View 7A – 

Mousehold Avenue (north-east corner of allotments) Panorama. However, when looking directly 

towards the Site, within normal viewing parameters of a visual receptor, the sensitivity of the view is 

reduced and results in a neutral significance of effect. Therefore, the viewer will not, under normal 

circumstances, experience the Proposed Development as such and through a sweeping glanced 

view will only experience the Proposed Development when looking due west from this location, 

judged to be a minor-neutral effect. 

 Measures to mitigate effects on the townscape and visual receptors have been considered 

throughout the design process and have been incorporated into the final design of the Proposed 

Development. No further mitigation measures are therefore required in terms of townscape and 

visual receptors. 
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Cumulative Effects  

 The following cumulative developments, some being committed development at the time of this 

planning application, have been agreed for consideration with NCC and are particularly relevant in a 

number of views in determining the impact of the Proposed Development within the context of 

cumulative development, or the emerging baseline. The views where cumulative development may 

have an effect are: 8; 12; 19; 29; 36; 37; 46; and 47. 

 LPA ref: 17/00016/F – Construction of 125 bedroom hotel with associated parking, landscaping and 

highways works. Approved 06 December 2017. 

- Scale: 4 storeys in height/46.25m AOD 

 LPA ref: 17/00357/F – Redevelopment of St Stephens Tower for student accommodation with vertical 

extensions, demolition of ancillary structures to facilitate a new link building and landscaping. 

Validated 27 February 2017 and approved 08 September 2017. 

- Scale: 9 storeys in height/56.38m AOD 

 LPA ref: 17/01078/F – Redevelopment of car park site to the rear of Premier Inn, Duke Street to 

provide student accommodation. Validated 21 July 2017; Refused 14 March 2018, so not now 

forming part of the cumulative impact. 

- Scale: 7 storeys in height/28.6m AOD 

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

demolition of office workshop buildings; part demolition, part retention, conversion and extension of 

St Mary’s Works and redevelopment of the Site to provide circa 168 residential units (C3) including 

live-work (Sui Generis); circa 4500sqm of office space (B1a); circa 2,600 sqm hotel and ancillary 

restaurant facility (C1); circa 400sqm retail (A1&A3); circa 40sqm gallery (A1&D1); 137 parking 

spaces and associated parking. Validated 01 August 2017; Committee resolution to grant consent, 

subject to s.106 Agreement, January 2018. 

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

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

associated access and landscaping. Validated 14 August 2017; Refused 15 December 2017. 

- Scale: 8 storeys stepping down to 3 storeys in height/52.23– 37.60m AOD. 
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 LPA ref: 17/01391/F – St Crispin’s House, Duke Street - Change of Use application in respect of the 

conversion and extension of an existing 3, 4 and 5 storey office building (B1 use class) to student 

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

accommodation at ground floor level, to include common room facilities and a gymnasium. 

Associated external works. Validated 14 September 2017; Approved 1 March 2018. 

- Scale: 8 storeys in height/32.225m AOD. 

 Following assessment on site visit and testing within the 3D model, which is owned and managed by 

Cityscape, the cumulative schemes found most relevant to the Proposed Development are: St Mary’s 

Works, and St Crispin’s House, both at the junction of St Crispin’s roundabout with Duke Street, and 

thus facing the Development. These schemes have been assessed in conjunction with the Proposed 

Development and it has been judged that when seen with these developments in the foreground, the 

visibility of the Proposed Development would be reduced in some views, and therefore this would 

reduce the magnitude of change of the Development in some cases, altering the significance of the 

effect somewhat, but retaining the qualitative quality of the effect. 

 In conclusion and based on the detailed assessment provided within the TVIA technical appendix 

(Appendix 13.1), which forms part of the Environmental Statement, and in consideration of the Built 

Heritage Assessment, the Proposed Development is viewed as a comprehensive development of 

high quality architecture which will introduce much desired and needed regeneration of the Site, 

which will likewise have an enhancing effect on the surrounding and wider area. In respect of 

townscape and visual assessment, it is considered to adhere to and be compliant with all planning 

legislation, policy and guidance, including the Environmental Impact Assessment process. During 

the determination process the Proposed Development should be considered on balance with the 

benefits it would deliver. It is the view of Iceni Projects that this scheme should be viewed positively 

and found wholly acceptable by the decision maker. 

 


