
Norwich Society Planning Appraisal Committee 
DETAILED RESPONSES TO BARRACK STREET AND BARN ROAD PLANNING APPLICATIONS 
 
18/01287/L 18/ 01286/F Barrack Street Development Site  Barrack Street  Norwich 
Demolition of existing buildings and structures; erection of 218 dwellings; reinstatement of two Grade II 
Listed Cottages, erection of 447sqm of commercial floorspace (Class A1-A5 use) with associated works. 
 
The Norwich Society welcomes the planning which is now underway to develop this long derelict, but 
important site at the edge of the city centre. It also recognises that distinct improvements have been 
made to the massing and design of the project since the pre-application discussions which appear to have 
taken place with planning officers in 2015. The plans show a ready appreciation of the character and 
appearance of the immediate area and its heritage assets which contrasts very favourably with, for 
example, the plans currently before the Council at Anglia Square.  That said, there are two aspects of the 
current plans which are very disappointing and render the overall scheme unacceptable in its present 
form. Both have been referred to in other consultation responses the Council has received, which we fully 
endorse.   
 
Firstly, the proposals pay scant regard to the importance of retaining and safeguarding the Printing 
Museum which, as others have emphasised, is an outstanding heritage and cultural asset for the City. We 
fully accept that its present home is a utilitarian structure which does not positively enhance the 
conservation area. And we understand the desire to make fuller us e of this valuable riverside location in 
the manner now planned. However, in a development site of this scale there is simply no excuse for 
failing to make proper provision for a viable museum in an alternative lo cation, especially when one 
considers the relatively poor residential environment that can be achieved towards the Barrack Street 
frontage of this site.    
 
Secondly, we share the concerns of others about the level of affordable housing contained in the present 
proposals and it's probable placement within the scheme. We would expect the Council to challenge the 
assertions made in the applicant's viability statements and seek independent advice a s necessary 
 
 

18/01315/F  Car Park Barn Road Norwich 
Construction of 302 student bedroom courtyard development above a car park of 128 spaces and 
associated landscaping 
 
The Committee supports the principle of development on this site, and with such a variety of buildings and 
landscapes surrounding it, we feel that a contemporary design like this is an appropriate design solution. We 
like the stepped approach from the traffic lights at the bottom of Grapes Hill and the large open courtyard 
concept. 
 
1. Heritage 
This proposal significantly affects the setting of the city wall at Barn Road. Whilst this development will lead to 
overshadowing of the city wall, the presence of this development would not significantly detract from its 
setting. However the proposal would also affect views of the Roman Catholic cathedral from Barn Road. 
Analysis should be undertaken to determine the extent of this, and whether this significantly detracts from the 
setting of the conservation area. The County Historic Environment team argues that proper archaeological 
studies have not been undertaken because of a false assumption that wartime bombing would have destroyed 
most of what might remain on the site below ground. Whilst the car park proposal will return the ground to its 
current state, the process of construction will involve considerable disruption of any remains below the site. 
This is therefore the opportunity for much closer examination of what might remain below ground and 
requires proper archaeological study of any areas of the site which are shown to have potential for important 
remains to be studied. This is an important matter for the Planning Authority to require further study and 
possible archaeological investigation to be required before development commences. 
 



2. Built form and design 
This proposal adds a significant new mass which will significantly change the character of this area, create 
shadows and disrupt the skyline. The proposed building is uncharacteristically tall for this part of the city, and 
will tend to create a canyoning effect along the roads which surround it. It will affect the conservation area 
and the listed buildings in the vicinity, of which there are a number of Grade I listed churches. Ideally, a lower 
form of development would be preferred on this site, more in keeping with the current building scales along St 
Benedict’s Street and St Swithins Road. It is acknowledged that Caro Court has already set a precedent for 
taller forms of building in this area, however it does not have the same mass as this development and steps 
down to meet the buildings at the end of St Benedict's. Where taller buildings are accepted within Norwich, 
they should have exceptional character through their detailing and form as not to detract from the character 
of the city, and we feel that this development achieves this. We would also raise concerns about the Northern 
elevation to the proposal. Historic England’s comments include a statement that both East and Northern 
frontages are bland and flat frontages of considerable height, and this is one of their reasons for objecting to 
the application as detrimental to the City Centre Conservation Area. This proposal will significantly restrict the 
design opportunities for future development of the adjacent site, which is potentially imminent if ToysRUs is 
not replaced by a new tenant quickly. The prospect of a canyon between two tall buildings of some length and 
height would be severely detrimental to this part of the site and to the amenity of occupants in the student 
apartments overlooking this boundary. We would ask for more considered design proposals for the treatment 
of that facade. Historic England is also seeking a reduction in height of the West elevation facing onto the City 
Wall, however we feel the latest proposals adequately address this. 
 

3. The public environment 
The addition of the trees and soft landscaping is welcome and necessary to soften and break up what could be 
very imposing façades. Access into and out of the cycle park at the loading bay needs to be considered to 
ensure that cyclists do not come into conflict with pedestrians (particularly those with disabilities), especially 
when the loading bay is in use. We also have concerns about the lack of any active frontage around the car 
park wall, but with the requirement to retain the ground level car park, this is probably unavoidable. There is a 
‘desire-line’ across the current site from south-east to north-west, which is well used to access properties to 
the west (off Heigham Street in particular) from the St Benedict Street direction. The proposals make very 
little provision for such movement, except that the car park layout does allow for pedestrian access to/from 
the north-west corner. We suggest that the layout incorporates a footpath along the northern boundary; this 
will mean the loss of some parking spaces on that side, but may also mitigate the canyon effect raised above. 
Both the Tree Officer and the Landscape team comment that there are several mature trees on the site at 
present, which are proposed to be removed and that the replacement trees do not amount to an adequate 
replacement. There is also a comment that the sites for proposed trees within the development scheme are 
undeliverable, because of the impact of root spread on the proposed development. We support those 
comments and seek improved tree planting proposals within the scheme. 
 
4. Impact on character of Norwich 
Whilst the design does not particularly reflect typical Norwich features, it is no more out of character than 
other development within this part of the city, and is a well-designed contemporary design solution. 
 
5. Public benefits or lost opportunities 
It has still not been demonstrated whether Norwich will have an ongoing demand for purpose built student 
housing like this, and with several other student housing blocks being built within  the city centre, a thorough 
analysis of student demand needs to be conducted and a policy  developed for purpose-built student housing 
to provide a policy footing for planning decisions  such as this. 


