
 

 

 

 

 

 

Town and Country Planning Act 1990 - Section 77 

Town and Country Planning (Inquiries Procedure) (England) Rules 
2000 

 

 

Summary Proof of Evidence – Design and Heritage 
 

 

Site: Anglia Square including land and buildings to the north and west 

Applicant: Weston Homes PLC and Columbia Threadneedle Investments 

Local Planning 
Authority: 

Norwich City Council 

Name of witness: Ben Webster (MRTPI) 

PINS reference: APP/G2625/V/19/3225505 

LPA reference: 18/00330/F 

Reference: NCC2/2 

 

Norwich City Council 

City Hall 

St Peter’s Street 

Norwich City Council NR2 1NH 

 



 
 

 



 

 EX1

1.

1.2

1.3

1.4

XECUTIVE

1 I am 

Mana

the c

enviro

years

conse

conse

for An

Civic 

enviro

capac

Trust

2 My e

addre

which

policie

evide

Comm

3 In ad

devel

in do

devel

any e

4 The r

 

 

 

 

E SUMMAR

Ben Webs

ager. The p

conservatio

onment for

s, which h

ervation p

ervation ar

nglia Squa

Trust, a c

onment an

city, I supp

.  

evidence t

esses main

h the prop

es for co

nce is ba

mittee Rep

ddressing 

opment ag

ing so tou

opment is 

emerging p

elevant leg

Planning

National 

National 

Historic E

setting of

RY 

ster, the Ci

purpose of

on and 

r the bene

as include

projects n

rea apprais

are. Earlier

charity that

nd high sta

ported civic

to this Inq

n issue (d

posed dev

onserving 

ased on th

port of Dece

main issu

gainst the 

uched on m

consistent

plan”. 

gislation an

 (Listed Bu

Planning P

Planning G

England do

f heritage a

ity Council

f my role is

enhancem

fit of its cit

ed shaping

near Ang

sals in the 

r in my car

t campaign

andards of 

c societies

quiry cove

) in the se

velopment 

and enha

he detailed

ember 201

ue (d) I h

relevant le

main issue

t with the d

nd policy th

uildings an

Policy Fram

Guidance

ocuments o

assets 

’s Design 

s to manag

ment of th

tizens. I ha

g public s

glia Squa

city and ne

reer, I wor

ned for the

design in 

 and wrote

ers design

ecretary o

is consis

ancing the

d content 

18(CD9.1).

have natur

egislation, 

e (e) “the e

developme

hat I have 

nd Conserv

mework 

offering ad

Conservat

ge a team 

he city’s 

ave perform

space, tran

re; comm

egotiating 

rked as a p

e conserva

the built e

e a tall bui

n and her

f state’s le

stent with 

e historic 

I provide

. 

rally asses

national a

extent to w

ent plan for

considered

vation Area

dvice on ta

tion and La

that is ded

built and

med this ro

nsport and

missioning 

the curren

policy offic

ation of th

environmen

ldings poli

ritage mat

etter: “the 

the Gove

environm

ed for the 

ssed the 

and local p

which the 

r the area, 

d are: 

as) Act 199

ll buildings

1

andscape 

dicated to 

d natural 

ole for 14 

d building 

all the 

nt scheme 

cer for the 

he historic 

nt. In that 

cy for the 

tters and 

extent to 

ernment’s 

ment.” My 

planning 

proposed 

policy and 

proposed 

including 

90 

s and the 



2 
 

 Joint Core Strategy 

 Norwich Development Management Policies Plan 

 Anglia Square Policy Guidance Note 

 City Centre Conservation Area Appraisal 

1.5 Historic England captured the importance and defining characteristics of 

Norwich’s built environment well in their response to the planning 

application (CD11.24): “Norwich is one of England’s – and Europe’s – great 

historic cities. Set in the valley of the River Wensum, the historic centre of 

Norwich can still be read as having been defined by the longest circuit of 

city walls in medieval England. Containing more medieval churches than 

any city north of Alps, large numbers of historic buildings, many of 

exceptional interest, and streets and spaces rich in character, the centre of 

Norwich is an extraordinary historic place. The heart of the city is 

articulated by its major landmarks. On the hills to the south of the river, 

stand the castle, City Hall, the Roman Catholic cathedral, and a number of 

the most prominent churches, including St Peter Mancroft and St Giles. 

Below them, near the river, is the medieval cathedral, one of the great 

churches of Europe, whose spire rises to form the central landmark of the 

city. Norwich north of the river has its own character, the streets within the 

circuit of the walls still rich in historic incident, but without the landmarks of 

the south.” 

1.6 The Anglia Square site is a wound in the city. Much of the development site 

is a wasteland. Several of the largest and ugliest buildings on the site are 

empty. The layout is introverted and inhibits movement through the city on 

foot and by bicycle. The condition of Anglia Square has been deteriorating 

for years due to its inherent design failings. These features mean that the 

Anglia Square character area has the lowest possible rating of significance 

in the City Centre Conservation Area Appraisal (CD2.10) and the greatest 

scope for improvement. 

1.7 My assessment of the development proposals concludes that the design 

strengths of the scheme are: 
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(a) The provision of new and improved movement connections between 

St Augustine’s Street and Magdalen Street and between St George’s 

Street and Edward Street on the general alignment of historic routes 

in the area. 

(b) It is well served by local facilities and offers better facilities so that 

residents would have excellent access to the goods and services 

they need. 

(c) Residents and shoppers would enjoy excellent access to public 

transport and high-density development in this location would help to 

reduce dependency on using cars. 

(d) The size of the new homes is appropriate to the identified need. 

(e) A sense of place would be created that is distinctive, interesting and 

vibrant. 

(f) Mature trees would be retained and more trees planted. 

(g) Wildlife habitat would be created on a site that is ecologically barren. 

(h) Well-defined and interesting streets and open spaces would be 

created with good natural surveillance. 

(i) There would be a clear distinction between public, semi-private and 

private space helping with management of spaces and combatting 

anti-social behaviour. 

(j) Clear building entrances would be provided on street frontages. 

(k) Plentiful and well located cycle parking would be provided. 

(l) Residents would have access to generous shared podium gardens. 

1.8 The design weaknesses of the scheme are: 

(a) The scale of the development fails to harmonise with its 

surroundings in terms of the height of some buildings and the size of 

block footprints. 
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(b) Fewer affordable homes are provided than the policy target. 

(c) Locally listed buildings on Pitt Street would need to be demolished to 

facilitate the development. 

(d) There are long internal routes from the residential lobby entrances to 

many flats though windowless corridors. 

(e) The public car park cannot be accessed directly from Magdalen 

Street. 

1.9 The development has not been found to inflict substantial harm on any 

designated heritage assets, although substantial harm through total 

demolition would be caused to a locally listed heritage asset - 43-45 Pitt 

Street. It was found to have a less than substantial impact of differing 

degrees on twenty-nine designated heritage assets, some of the highest 

importance. 

1.10 This cumulative harm identified is to some extent offset by other beneficial 

aspects of the development for the historic environment, the serve to 

enhance the Anglia Square character area as part of the City Centre 

Conservation Area: 

(a) The removal of areas of undeveloped wasteland off Pitt Street. 

(b) The removal of buildings identified as negative in the city centre 

conservation area appraisal. 

(c) The reinstatement of streets on an alignment close to those that 

previously existed on the site resulting in clear relationships between 

surrounding streets and the development. 

(d) New streets and squares with a high quality landscape treatment 

that, combined with the new accommodation, will attract people to 

the area and resulting more people appreciating the surrounding 

parts of the conservation area. 

(e) Framed views of St Augustine’s Church and the Anglican Cathedral 

from within the development. 
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(f) Higher quality replacement buildings on Magdalen Street 

1.11 The elements of the scheme that enhance the Anglia Square character 

area are outweighed by the more diluted and dispersed but nevertheless 

significant cumulative harm to the wider conservation area and numerous 

important heritage assets within it. On balance, therefore, in heritage terms, 

the harm caused by the scheme is considered to be greater than the 

benefit to be derived from it. I conclude that this harm is greater than 

claimed by the applicant but lower than claimed by Historic England, the 

Norwich Society and especially SAVE.  


