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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 
In November 2021 The Norwich Society made interim comments on the emerging plans for 
Anglia Square and shared these with the City Council, Weston Homes and the local media. 
 
We indicated at that time that we had been heartened by the willingness of all parties to look 
afresh at the challenges and opportunities that Anglia Square offers and by the extensive 
programme of public engagement that was now beginning to get under way.  
 
Our statement welcomed the deletion of the previous tower block and other unacceptable 
features in the scheme which had been refused by the Secretary of State. But it went on to 
stress that the emerging new design would need to be assessed on its own merits and not 
just in comparison to its unlamented predecessor.  
 
We publicly welcomed several aspects of the new design ideas put to us, but we also flagged 
up our concerns, especially about the volume of development that was still being proposed 
and the potential adverse impacts that this would have, both to heritage interests and to 
residential amenity, if this was not properly addressed.   
 
Our continuing approach 
We remain committed to working constructively in this process in the search for a solution 
that could both enhance the city and be brought to fruition. With that in mind, we have in the 
last two months met repeatedly with Weston Homes and their agents and also with local 
community representatives and with national heritage bodies including Historic England and 
SAVE. These contacts have helped us to develop and refine our own thinking.  
 
We now set out the key issues which need to be urgently addressed if a satisfactory outcome 
is to be achieved.  
 
The volume of development  
Our principal concern remains the volume of residential development which Weston Homes 
appears intent on achieving within the site, ostensibly for reasons of viability. 



 
 
 
 
 
 

 
 

As we said in November, we are accustomed as a Society to the assertion that a development 
of a worryingly large scale needs to be of that scale, not for sound urban design reasons, but 
to achieve overall viability. But if this argument is to be given any weight at all in 
development negotiations it must be proved, not just asserted. 
 
Weston Homes are currently contending that something in the order of 1,100 homes will be 
necessary for the scheme to be viable but have so far provided absolutely no evidence to 
substantiate this.  
 
The Norwich Society is not aware of any evidence that the development of Anglia Square 
would involve truly exceptional site clearance or construction costs or that it would generate 
unusually low sales income. So, if there truly is a risk to the viability of development here 
then it is most likely to arise from an unrealistically high assessment of the value of the land 
by the landowners, Columbia Threadneedle. It would not be the first time that excessive 
‘hope’ value, generated by previously over-ambitious plans, has served to frustrate progress 
on a much-needed regeneration project. To suggest that the development massing at Anglia 
Square should be dictated ultimately by a landowner’s ambitions to maximise their capital 
receipts is to suggest that the tail should be allowed to wag the dog. 
 
The Society firmly believes that the economics of this project needs to be exposed to fuller 
public scrutiny now, given the harms that would arise from excessive bulk. Public scrutiny is 
particularly necessary when one considers that the developer is anticipating the use of 
extensive public funds, both through Homes England grant subsidy and the waiving of normal 
community infrastructure levies. 
 
The harm to heritage assets 
The Society believes that the master planning work which Weston Homes has undertaken to 
date has well illustrated the harms which will arise if Anglia Square is required to 
accommodate 1,100 homes “come what may”. The architect’s modelling work shows blocks 
which are not reflective of the current scale and character of buildings within this 
conservation area and the wider area in this part of the city.  
 
We are yet to see the developer’s own assessment of the impact of these plans on both long 
and neighbouring viewpoints, but the Society, together with Historic England and SAVE, do 
anticipate that there will be adverse effects on the setting of several heritage assets around 
the site which could and should be avoided.  
 
The Greater Norwich Local Plan currently envisages that Anglia Square will accommodate in 
the region of 800 homes, not 1,100. There are no grounds for believing that this a flawed  
assessment of the site’s capabilities, nor that it places the soundness of the Local Plan at any 
risk. The Society believes that the Council’s own target of around 800 homes offers a much 
better prospect of a satisfactory outcome.  

 
 
 



 
 
 
 
 
 

 
 

The residential environment created 
Excessive density will also impact on the quality of the residential environment that can be 
created at Anglia Square and will require close attention as the designs progress further. 
 
In our November statement we raised a series of potential concerns about the form that the 
residential content will take, with questions about unit sizes, outlook and orientation, 
affordability and adaptability. There have been no further details supplied to us to date and 
so at this stage we can only repeat the fears we expressed then.  
 
There should not be preponderance of smaller units which are unsuited to either family 
growth or indeed to the home working that is increasingly the norm. 
 
There should not be a preponderance of single aspect accommodation and the 
overshadowing of accommodation and external amenity spaces. 
 
A significant proportion of the homes must be affordable, including socially rented homes, 
and these elements should be distributed throughout all parts and phases of the scheme.  
 
Conclusion  
The Norwich Society continues to welcome 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 still offers the best 
chance of a successful outcome. 
 
However, the concerns that we clearly expressed in November remain and have not been 
satisfactorily addressed in the various detailed iterations of the design seen to date. We 
understand that these concerns are widely shared, both in the local community and among 
national heritage organisations.   
 
Nevertheless, The Norwich Society will continue to assist in any way it can to help bring about 
a scheme that is sensitive to its historic setting, is locally distinctive and can be positively 
recommended to the City Council. 
 

_  _  _ 
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