
 
 
 
 

 
 

 
 

 

The Norwich Society, St Martin at Palace Church, 15 St Martin-at-Palace Plain, Norwich, NR3 1RW 
 

Tel: 07503 951195 | admin@thenorwichsociety.org.uk | www.thenorwichsociety.org.uk | Charitable Incorporated Organisation, 1189593 
 

 

THE ANGLIA SQUARE PLANNING APPLICATION 
RESPONSE OF THE NORWICH SOCIETY 
 
27th May 2022 
 
22/00434/F – Hybrid (Part Full/Part Outline) application for the comprehensive 
redevelopment of Anglia Square, and car parks fronting Pitt Street and Edward Street for: up 
to 1,100 dwellings and up to 8,000sqm (NIA) flexible retail, commercial and other non-
residential floorspace including Community Hub; up to 450 car parking spaces (at least 95% 
spaces for class C3 use; up to 5% for class E/F1/F2/Sui Generis uses), car club spaces and 
associated works to the highway and public realm areas | Anglia Square Including Land And 
Buildings To The North And West, Anglia Square Norwich. 
 

 
Summary 

o The Norwich Society formally objects to the planning application and believes that, if 
the application is determined in its present form, it should be refused permission, 
for the reasons which we set out later in this submission. 

 
o However, the Norwich Society also strongly believes that the best course of action 

would be for the City Council to defer a final decision on the application and to seek 
to negotiate specific amendments and improvements to the scheme in the light of 
the representations it is now receiving. 

 
o There is certainly the time to allow this to happen. Natural England’s recent 

intervention in pursuit of ‘nutrient neutrality’ presents challenges that need to be 
addressed and solved across the region in the coming months. Until then no housing 
developments can be approved. There is now no realistic prospect of this application 
being determined within the statutory timescale and some delay is inevitable. The 
City Council should take this opportunity to achieve marked improvements to the 
present scheme. 

 
o There is a second reason to consider deferral. There is now a live application for the 

listing of structures that are believed to be part of the original fabric of St. Olave’s 
Church. We know that this is being given urgent attention by Historic England. The 
outcome of this listing application is unknown at present but will surely need to be 
known to all parties before any planning decision can be sensibly taken, at least so 
far as the south-west corner of the site is concerned. 

 
 
 



 
 
 
 
 
 

 
 

Background  
 

The Norwich Society has twice commented publicly on the emerging new plans for Anglia 
Square.  
 
In November 2021 we welcomed the willingness of all parties to abandon the call-in scheme 
and to look afresh at the challenge and opportunity that Anglia Square offered. We 
welcomed the extensive programme of public engagement that was just getting under way. 
We saw potential in some of the emerging ideas and agreed with the more realistic vision 
for commercial uses in this district centre. We committed ourselves to working 
constructively in this design process in the search for a solution that could both enhance the 
city and be brought to fruition.  
 
That remains our commitment. We wish to see the early regeneration of this strategically 
important site and want to be in a position where we could actively support a set of 
development proposals for Anglia Square. 
 
In February 2022 we made a further public statement which welcomed the ongoing 
dialogue we had been having with the developer and with other stakeholders including the 
Community Design Panel, Historic England and SAVE Britain’s Heritage. This has been 
invaluable in developing and refining our own views.  
 
But in this second statement we also raised our continuing concern at the overall massing 
proposed and the volume of residential development that Weston Homes appeared intent 
on achieving at Anglia Square. We pointed to the potential harms that we believed would 
arise if Anglia Square was required to accommodate 1,100 homes ‘come what may’ and we 
said that the viability case for requiring this many homes would need to be fully 
demonstrated and not just asserted. 
 
We expressed particular concern at  

o the potential impacts of the proposed block massing on heritage assets and on the 
character of the conservation area as a whole, 

o the potential impact of the proposed residential densities and layouts on the quality 
of the residential accommodation that could be achieved. 

 
By then we were in a good position to assess the impact of the proposed massing from the 
plans and models that were helpfully supplied to us and other public consultees. However, 
no detailed residential layouts were ever made available to us during the consultation 
meetings and the concerns we expressed in February were therefore necessarily based on 
what we considered to be the predictable effects of the densities and block layouts chosen. 
 
The planning application has now been submitted with full details of the residential layouts 
in the early phases of the scheme and these details fully justify the concerns that we 
anticipated in February.  
 



 
 
 
 
 
 

 
 

Looking back over the length of the pre-application process, we must commend the 
applicants on their willingness to engage with the community and at the resources and 
efforts they have dedicated to the task. There are numerous instances where the architects 
have picked up on specific community ideas and made detailed amendments to their plans.  
 
However, the essence of the development proposals before us is the same as that which 
was first publicly aired last autumn. The Norwich Society and the community in general is 
being asked to endorse strategic decisions, especially about the overall master plan and the 
scale and content of this development, which were taken before public engagement began. 
 
 
The Society’s objections 
 

The Society has the following objections to the application in its present form: 
 
 

o Heritage Impact 
 

The Society believes that the proposed development pays insufficient regard to the 
character and appearance of the Norwich City Centre Conservation Area and to the 
important heritage assets in the vicinity. As things stand, the development will cause 
significant harm to heritage interests because of its heights, massing and layout.  
 
We are therefore in agreement with the views that are being expressed by Historic England 
and SAVE Britain’s Heritage in their own consultation responses.  
 
The Weston Homes’ submission makes continual reference to the efforts which the 
architects have made to try to ‘ground the design’ in Norwich. For example, specific 
reference is made to the recreation of some previous street alignments, to the attempt at a 
modern re-interpretation of the traditional Norwich “yard” and to the use of facades which 
echo aspects of the area’s past industrial architecture.  
 
This effort is acknowledged and indeed welcomed, but the intended effect is lost when it is 
set against the sheer scale and mass of the buildings that are being created.  
 
The reality is a development proposal of a kind which will be familiar to many communities 
across the country who have witnessed attempts at the regeneration of their inner cities 
over the last two decades. Tall, high density, flatted developments of this kind are to be 
seen virtually everywhere and are now recognisably a national type, not a distinctively local 
phenomenon. They can work perfectly well in city centre settings where comprehensive 
redevelopment is indeed required. They are far less suited in a conservation setting and 
especially so when placed amidst one of the most precious heritage areas in the country. 
 
 



 
 
 
 
 
 

 
 

It cannot reasonably be said that this development has drawn its primary inspiration from 
the historic buildings that once occupied this site, or from the site’s current neighbours, 
which are typically 2-3 storeys in height. Instead, it has taken its lead from the height and 
bulk of Sovereign House and the other blocks which were unfortunately dropped onto 
Norwich in the 1960s.   
 
The harm that Sovereign House and the other blocks are currently causing to the character 
of the conservation area, to the setting of listed buildings, and to strategic viewpoints, is 
readily acknowledged in this application. But the application then goes on to press these 
blocks into service as important precedents and as justification for the scale of development 
now proposed. The maximum height of Sovereign House has been taken as the ceiling 
height and has set the standard for blocks of up to 8 storeys at various points across Anglia 
Square.  
 
These larger blocks would create an abrupt change in character, dominate neighbours and 
transform the street scene. We strongly dispute the application’s assertions that these 
impacts are generally either negligible or positively beneficial.   
 
Verified view images are included in this application, but the images are unrendered and the 
development is shown simply in outline or with the lightest of grey fill which serves to 
camouflage the structures against the background sky. The visual effect of these buildings, 
predominantly red bricked, would be substantially greater than these representations 
suggest. 
 
Several viewpoints are worthy of particular mention. The views from St George’s Street and 
the St. Crispin’s roundabout (views 33 and 35) show the stark changes that can be 
anticipated here. The setting of the grade 1 listed St. Augustine’s Church and the grade 2 
listed almshouses at 2-12 Gildencroft (views 23 and 24) would again be adversely affected. 
The opportunity to remedy the past harms caused to the setting of Doughty’s Hospital (view 
32) are lost due to the positioning of two of the taller blocks. 
 
One viewpoint which has not been assessed is the view of the development across Pitt 
Street from within the open space at Gildencroft and this should be added to the analysis. 
 
The Norwich Society believes that these adverse effects can be and should be avoided in a 
formal revision to the application. The harms would be substantially reduced, and in places 
eliminated, if building heights were capped at 6 storeys rather than the 8 storeys proposed. 
There is also some scope to improve matters by exploiting the basement areas that exist on 
parts of the site.  
  



 
 
 
 
 
 

 
 

o St. Olave’s Church  
 
The Norwich Society believes that urgent reconsideration needs to be given to the specific 
plans for the south-west corner of the site in the light of the current investigations under 
way into the siting of St. Olave’s Church.  
 
The development proposals involve the demolition of a group of locally-listed buildings and 
all other structures at the south-west corner of the site, one of which is now believed to 
include the surviving elements of St. Olave’s, a medieval church which survived intact until 
the mid 16th century.  
 
If this proves to be the case, and the structures are listed, the development plans cannot 
proceed in the manner currently envisaged. The church remnants would undoubtedly need 
to be preserved in a suitable setting and steps would have to be taken to allow public access 
and interpretation on a permanent basis.  
 
There has always been a sound case for retaining the other, locally listed, buildings in this 
corner of the site, which are immediately adjacent to St. Olave’s.  They include a former 
public house and a Georgian property and are the last surviving elements of the 
neighbourhood that existed here before Anglia Square. In addition to their historic 
associations, they contribute positively to the character and appearance of the conservation 
area in its present state. 
 
The argument for demolishing them has always rested not on their own merits, but on their 
supposed denial of the opportunity for a taller, higher value, landmark building at this 
corner that could signal one’s arrival at the new Anglia Square development. If St. Olave’s is 
indeed listed, this opportunity will not exist. A comprehensive redesign would be needed 
that respected, and indeed celebrated, the existence of these important features of the 
area’s heritage. 
 

o Residential Standards  
 

The Norwich Society believes that the development would not provide the standard of 
residential environment that should be expected of such an important site, due to its high 
density and the layout and orientation of the units proposed. 
 
There is no escaping the conclusion that this a very high-density residential development 
and one with a preponderance of small, one-bedroom units. These are features that one  
more readily associates with the developments that are emerging in London and the centre 
of other major conurbations. Three of the applicant’s own statistics serve to illustrate this 
well. 
 
On average this proposed development contains only 2.56 habitable rooms per residential 
unit and it is squeezing 229.2 of these units into every hectare of land. This places the 



 
 
 
 
 
 

 
 

development right at the upper end of the range of densities that are currently acceptable 
even in areas of central London.  
 
The applicant is projecting that a population of 3,242 could occupy this development, and if 
they did so they would be living at a density of 697 persons per hectare. This would be 
nearly 16 times the current average population density across Mancroft Ward as a whole 
(44 p/Ha). 
 
As we have said, the development would create 229.2 dwelling units in each hectare of 
land. The Council’s acclaimed and award-winning Goldsmith Street development succeeded 
partly by designing just 83 dwellings in the same hectare of space. So we do not need to 
travel very far to see good lessons and a development which is truly grounded in Norwich as 
it still is today. 
 
The Norwich Society’s concern extends beyond the overall density of this residential 
development and goes to the issues of layout, orientation, and amenities that arise from it. 
 
In the effort to accommodate 1,100 homes on this site, the architects have been necessarily 
drawn to tall and lengthy blocks with “back-to-back” flat layouts that are routinely accessed 
off central, artificially-lit, corridors, some over 40 metres long. In the early phases of the 
development 45.5% of the units would be single aspect and there is no reason to suppose 
that this will not be replicated in the blocks which are currently only shown in outline. Some 
will face north, or eastwards into an enclosed courtyard, and will see little or no direct 
sunlight. Others would enjoy southern or western outlooks where the occupants would 
need to screen their only habitable rooms from full sunlight at times. Eventually, something 
of the order of 500 households at Anglia Square would find themselves not being able to 
move between the warmer and cooler sides of their home during the passage of the day or 
enjoy the benefit of cross ventilation.  
 
Those flats which back onto parking podiums would potentially have additional noise and air 
pollution issues to encounter. 
 
For the great majority of future residents, personal outdoor amenity space would be 
restricted to a single, small balcony. 
 
Many of these criticisms were levelled at the previous, called-in scheme and were endorsed 
by the Secretary of State in his refusal of planning permission. It is truly disappointing to see 
them being repeated in the latest application, especially when one considers that this 
design has not had to accommodate multi-storey car parks, a cinema and a much larger 
commercial element.  
 
It is difficult to avoid the conclusion that it is the supposed imperative of achieving 1,100 
housing units at Anglia Square that is forcing such compromises on residential quality. 
 
 



 
 
 
 
 
 

 
 

A final Norwich Society comment 
 

The Norwich Society has one further comment to make on the application at this stage. 
 

o Affordable Housing 
 
This application proposes to provide 106 affordable homes which is virtually 10% of the 
potential total.  
 
It is very much to be welcomed that the majority of this provision is currently scheduled for 
the earlier phases of the development, though this does unfortunately require much of it to 
be located outside the main body of the development and in a relatively busy road-side 
environment.   
 
Less welcome is the intention to provide only 32 further units among the 733 homes that 
will follow. It is not easy to see how this small element would be successfully integrated into 
the later phases and in due course the Council may possibly be invited to take the benefit 
off-site as a cash contribution. If this does arise, the Society believes this should be strongly 
resisted in the interests of achieving a sustainable, mixed-tenure community within Anglia 
Square. 
 
The Norwich Society fully understands that the achievement of any new affordable housing 
rests on the securing of overall viability. We also note that the applicant is committing to an 
‘upwards only’ review of affordable housing levels when future market conditions can be 
better judged. This would be an appropriate device to build into any legal agreement, but it 
is perhaps not as reassuring as it sounds. Unfortunately, we live in a planning world where 
developers can ultimately extricate themselves from their past affordable housing 
undertakings through the planning appeal process. The Society is unaware of any such 
vehicle by which the Council could be assured of receiving the additional affordable housing 
that might have been previously agreed through an upwards only review.  
 
 
Taking Matters Forward 
 

The Norwich Society shares the City Council’s desire to see a final and successful resolution 
to the Anglia Square issue. Our aim is not to oppose for opposition’s sake or to seek 
repeated call-ins and public inquiries. 
 
We are putting forward our honest concerns at some aspects of this development proposal. 
We understand that these views need to be weighed against all other representations and 
ultimately the City Council must reach a conclusion. It is very much to be hoped that a 
decision which is so important to Norwich is taken here in Norwich, rather than elsewhere. 
 
 



 
 
 
 
 
 

 
 

In our judgement, significant amendments will be needed before planning permission can 
be granted. Some are easier to make than others. The single aspect problem we have 
identified goes to the heart of the master plan approach which has been chosen.  
 
Nevertheless, the Norwich Society remains keen to work with the City Council, the 
developer and the Anglia Square community to help solve the challenges that remain.  
 
 
 
ENDS 
 
For more details, please contact  
Laura Davey, The Norwich Society Coordinator  
admin@thenorwichsociety.org.uk | 07503 951195 
 
The Norwich Society is a Charitable Incorporated Organisation (CIO), registration number 
1189593. 
 


