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The following statements were drafted by Michael Jordan, Chair of The Norwich Society’s 
Strategic Planning & Transport Committee and Anglia Square Working Group and have been 
endorsed by the Norwich Society’s Executive Committee. 
 
 
Background 
Councillors and officers at Norwich City Council will be aware of the role which the Norwich 
Society seeks to play in the planning of this fine City. The Society is not solely concerned with 
the preservation, conservation and improvement of the City’s existing heritage, but actively 
promotes the highest standards of innovation and design in the future planning and 
development of the city. 
 
The Society is acutely aware of the importance of the Anglia Square area, both to the 
immediate neighbourhood and to the city as a whole. Our opposition to the scheme which 
went to public inquiry in 2020 was not in any sense an attempt to frustrate much needed 
change. Instead, it arose from the belief that the development proposed was not remotely 
good enough for our city and would cause irreparable harm. We did not accept the assertion 
that it had to be “this or nothing” and indeed that has now been demonstrated. Our 
contention was that it should be possible to find different development solutions that would 
both enhance the neighbourhood and city and prove viable and deliverable. 
 
 
Our approach 
Following the Secretary of State’s refusal of permission for that scheme, and the 
abandonment of the developer’s initial application for judicial review, we have been 
heartened by the willingness of all parties to look afresh at the challenge and opportunity 
that Anglia Square offers. It is much to the credit of both the City Council and the developer 
that an extensive programme of public engagement is now under way. The Society is 
participating fully in this process. We have joined the Community Design Panel which is 
currently being facilitated by Design South East and to date have also had three productive 
meetings with the developer’s design team. 
 
We are committed to working constructively in this process in the search for a solution that 
could enhance the city and be brought to fruition. In our estimation it would be a collective 
failing on all our parts if history repeated itself here. 
 



 
 
 
 
 
 

 
 

Viability considerations 
So perhaps we should start with a reference to viability assessment. We are accustomed as a 
Society to the assertion that a development of a worryingly large scale needs to be that scale, 
not for sound urban design reasons, but to achieve overall viability. This assertion is rarely 
evidenced in public and therefore is widely disbelieved by scheme critics. In the first instance 
it is for the City Council to satisfy itself on this score, but we have been heartened by the 
stated willingness of Weston Homes to share viability evidence with us on a suitably 
confidential basis at an early stage. If this materializes, it would be very helpful in maintaining 
a constructive dialogue between us all. 
 
This viability issue is a fundamental one because Weston Homes have publicly expressed the 
view that something “in the order of” 1,100 homes will be required to achieve viability. The 
physical consequences of this statement will be examined a little later in our submission. 
 
 
Credit where it is due 
It is of course fair to say that, in comparison to the appeal scheme, there is much in the 
emerging designs which represents a substantial step in the right direction. In particular, it is 
with a profound sense of relief that we gladly acknowledge the following: 
 

• The deletion of the tower block and all of the substantial visual intrusions that would 
have resulted from it. 

• The abandonment of the concept of Anglia Square as a major new destination for 
retail and leisure uses. Post Covid, the emphasis will surely now shift back to 
restoring the health of the city centre which is the proper location for these 
important activities. 

• The abandonment of the notion that the scheme requires vast numbers of car 
parking spaces, both for visitors and residents. 

• The abandonment of extremely poor residential layouts, themselves necessitated by 
the need for massive car park footprints.   

 
However, it would be more appropriate to assess the latest proposals, not by comparison to 
the unlamented appeal scheme, but against the policies and standards that are now 
applicable and especially those emerging in the Greater Norwich Local Plan. As you will be 
aware, the Norwich Society has largely endorsed and supported the Plan and we would 
therefore hope to see the Council take its lead from the GNLP in the handling of the eventual 
application. With that in mind, we make the following comments: 
 
 
Type and volume of development 
As things currently stand, the emerging proposals accord with the GNLP’s policy requirement 
for a “residential-led, mixed-use development as the focus for an enhanced and improved 
large district centre”. The scheme is certainly residential-led and now contains a more 



 
 
 
 
 
 

 
 

realistic assessment of the retail and other uses that will be needed to serve the community 
in and around Anglia Square. It has been very evident in the discussions at the Community 
Design Panel that affordability will be a key requirement of the shops and services in the new 
development and this appears to be recognised in some of the emerging ideas for potential 
tenants. 
 
As to the volume of development, the GNLP policy for Anglia Square indicates “the site will 
deliver in the region of 800 homes”. However, Weston Homes currently aspire to reach 1,100 
homes on the site. The Norwich Society position on this critical issue is as follows.  
 
The appropriate level of housing for this site will only be satisfactorily resolved through the 
design process, when the massing, the townscape and heritage implications and the quality of 
the residential environments can all be fully assessed. At this stage what we can certainly say 
is that there is no evidence as yet to suggest that a volume of housing at or above the region 
of 800 homes will prove necessary for reasons of viability. And we can also say that there is 
no evidence to suggest that the City Council’s current assessment of the site’s capacity is 
insufficient or that it risks the overall soundness of the GNLP at the forthcoming examination 
in public. There are therefore no grounds for accepting 1,100 homes as the starting point for 
negotiations. 
 
 
Massing and its internal and external impacts 
The Norwich Society has studied the emerging plans and the recent model closely. If the 
model is an accurate representation of the massing required to accommodate 1,100 homes, 
then we would have a number of concerns at this stage.  
 
Whilst the suggestion that no building block will be higher than 8 storeys is welcome, at 
present the blocks would be predominantly of this scale. This is still a considerable scale when 
viewed against the surrounding, predominantly 2-3 storey, historic context.  The model 
demonstrates this very graphically. Whilst isolated blocks of this height would potentially be 
manageable, there appears to be an almost continuous run of 8-storey blocks along both 
sides of the new St George’s Street, and part of St George’s Square. This will give potentially 
cavernous effects within parts of the development, and we feel this will need to be 
moderated.  
 
The potential external impacts of this scale of development are also of concern. Clause 7 of 
policy GNLP0506 rightly stresses the need to “conserve and enhance the significance of the 
City Centre Conservation Area and nearby listed buildings at Magdalen Street, Doughtys 
Hospital, Doughtys Cottages, St Augustine’s Street (including (the) grade I listed Church of St 
Augustine) (and) Gildencroft….”. These impact assessments are yet to be demonstrated to us 
and they will obviously be crucial in judging the Norwich Society’s overall response to the 
scheme.   
 
 



 
 
 
 
 
 

 
 

Layout 
We applaud the efforts which are now being made to reverse the introversion which 
characterises the current Anglia Square. We welcome the enhanced levels of permeability 
that are proposed through the site and the effort to create more routes which echo some of 
those which were previously lost.  The scheme has the potential to integrate well with 
pedestrian and cycle ways beyond the site. 
 
What we can also say at this stage is that we very much welcome the opportunity which the 
content and layout now provides to bring many residential entrances down to ground level 
and the attempt which is being made to recreate intimate residential courts, accessible 
through gateways or archways, which are a traditional form of local development.  
 
In due course, we will also be looking to see a variety of elevational treatment, roof shapes 
and set-backs in plan and corners that would reduce the bulk and mass of the blocks and 
further help blend them into the characteristics of Norwich. 
 
 
Housing provision – quality and mix 
The Society’s ambitions for the housing element of this development are undoubtedly the 
same as the Council’s. They can be summarised as: 
 

• A range of accommodation types suited to the housing needs of a variety of 
households. 

• Full compliance with all the Council’s design standards and the avoidance of the 
single aspect units that dominated the last scheme. 

• The maximum level of affordable and social rented accommodation, consistent with 
available funding and viability. 

• The distribution of this affordable element equitably throughout all phases and areas 
of the development.  

 
We are understandably concerned at the prospect, yet again, of large numbers of small units 
with minimal space standards and have been urging the developer to address the likelihood 
that a significant percentage of future occupiers will be called upon to work from home. 
Beyond that, we remain of the view that an element of bespoke live-work units would add to 
the vitality of the development and find a ready market in a part of the city in which arts and 
tech-based start-ups are thriving. 
 
 
Sustainability 
We are very pleased to see that events have moved on so rapidly from the days when gas 
powered heating was being seriously advanced for the new Anglia Square and the car would 
continue to rule. These are early days, but there is no reason to doubt that this site could 



 
 
 
 
 
 

 
 

become a model for the sustainable regeneration of an important inner-city site. The 
knowhow is available. It only requires the will and determination.      
 
 
In summary 
The Norwich Society welcomes this opportunity to work collaboratively with the City Council, 
the developer and the wider community to solve the longstanding issue of Anglia Square’s 
regeneration. We believe that the present consultative process offers the best chance of a 
successful outcome. 
 
As we have indicated, there are continuing concerns about some aspects of the emerging 
plans and these will need to be worked though with further analysis and discussion between 
all of the various interested parties. It is however now possible to conceive of a potentially 
successful outcome to this process, something which was invisible two years back.  The 
Norwich Society will continue to assist in any way it can to develop a scheme that is locally 
distinctive and a credit to all those concerned. 
 
 

- - - 
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