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The Principles of Good Design
There is a general consensus over the principles of good design. The core factors
contributing to good urban design, which underpin best practice, include the following:

• Character: somewhere with a sense of place and local distinction
• Legibility: a place which is easy to understand and navigate utilising topography,

natural features and townscape elements
• Permeability: achieving a form of layout which makes for efficient pedestrian,

vehicular movement and public transport provision
• An articulated townscape: creating an interesting, contextually responsive

townscape utilising building height, scale and massing, all of which should be
related to human scale

• Human scale: the arrangement of building forms which are easy for the human eye
to read and provide a sense of scale and perspective

• Security, natural surveillance: creating places which are properly overlooked and
make for effective passive and active policing

• Quality within the public realm: promoting routes and spaces which are attractive,
safe and uncluttered

• Continuity and enclosure: promoting the continuity of the street frontage and the
definition of public and private space

• Adaptability, robustness and sustainability: from the design stage the layout of the
site and individual buildings should all contribute towards the minimising impact on
the environment.

Design Process
The masterplan layout has evolved through an extensive design process comprising
dialogue with key stakeholders, and;

• Continuous evolution of the design brief through dialogue with Weston Homes and
Columbia Threadneedle

• A comprehensive pre-app process involving site visits, design meetings and
discussions with Case Officers, Urban Design and Conservation Officers,
Highways Authorities

• A number of exhibitions and feedback sessions with local community and local
retail community

• Dialogue with Historic England
• Presentations to Design South East (D:SE)

The ‘Design Process Diagram’ shows how a strategy of informed analysis is translated
and then tested throughout the design process to achieve a proposal that responds to
the brief and site.

Initial Response
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The new development at Anglia Square will introduce up to 1100 new homes into the
Norwich community, In addition, these new homes will be served by two new public
squares. A new hub will provide a focal point for residents and this will be
complemented by new flexible commercial facilities for the benefit of local businesses.

The proposed scheme design and layout creates the following positive contributions to
the neighbourhood:

110,521 sqm
Of Total Residential Area Site Wide

8069 sqm
Of Commercial Spaces At Ground and First Floors

4.5 acres
Of Public Amenity Space

61sqm
Of Public Use WC & Changing Places

795 sqm
Community Hub

Use & Amount
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This project represents a unique opportunity to regenerate this important site within the
centre of Norwich. There is the potential to transform Anglia Square to create a new
place to live in Norwich with a variety of homes and tenures which will sustain and
enhance the existing retail uses, significantly improve the public realm and pedestrian
links to the wider neighbourhood, and create a new residential heart which will form an
integral part of the existing community.

Anglia Square affords the potential to deliver a significant and positive addition to the
City. The current retail centre is easily accessible and well located but the evening
economy is limited with few shops/services open after standard shopping hours limiting
natural surveillance and offering the potential for anti-social behaviour.

Potential exists to deliver a significant mixed use quarter.

A rejuvenated Anglia Square, will have;

• Enhanced place making: More variety of places & spaces to live
• Homes, offering an increased variety of dwelling typologies
• A responsive location & context: To be more of ‘Norwich’
• A focus on sustainability, health & well being
• An increase of Dual Aspect Homes
• Zero single aspect north facing dwellings
• Reduced residential corridor lengths
• Residential front doors in the street
• Reduced Car Parking
• Increased Cycle Parking
• A reduced total GIA
• Anglia Square: To be retained as the primary retail space
• A Commercial offer more appropriate for location and compliment neighbouring

uses
• A reduced Commercial NIA
• A distinctive identity reflecting its location in the heart of the historic northern city

centre.
• A clear relationship in built form with the surrounding area.
• A safe and attractive public environment, including an enhanced existing public

square, and an additional leisure focused square.
• A direct link to the new pedestrian and cycle crossing by NCC on St Crispins Road

which will improve walking and cycling connections into the core city centre, and an
enhanced public transport offer with more bus stopping places on Magdalen Street.

All this will be supported by new residential development to create additional footfall,
natural surveillance and activity that will enhance the vitality and viability of the Local
District Centre and help to meet the housing needs of Greater Norwich.

Aspiration & Vision
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Key Principles

Norwich Character

Sustainability

Community

The design process has been structured around the ten characteristics of well-
designed places from the National Design Guide.

• Understand and relate well to the site, its local and wider context

• Value heritage, local history and culture

• Respond to existing local character and identity

• Well-designed high quality and attractive places and buildings

• Create character and identity

• A connected network of routes for all modes of transport

• Careful selection of materials and construction techniques

• Support rich and varied biodiversity

• Create well-located, high quality and attractive public spaces

• Provide well-designed spaces that are safe

• Socially inclusive

• A mix of uses

• A mix of home tenures, types and sizes



Re-establish the two primary historic routes through the site;

The continuity of St George Street creating the north-south link.

Botolph Street reinforcing the east-west link from Pitt Street to Magdalen Street.

Public Spaces added at key junctions
Anglia Square to be retained in it’s current location.
Square added at St Georges St.
The square that fronts Magdalen Street allows space for landscaping and a transport
interchange.

Introduce a finer urban grain
Secondary routes added throughout the site to increase permeability.

5959
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Secondary routes added

Anglia Square

Gateway buildingsPublic spaces added

Primary historic routes Amenity space added

Site boundary Block outlines added

*

Continuous Frontage to Streets
Blocks added to the masterplan - the block outlines align to the streets to create
sinuous frontages. The proposal seeks build along the boundary line to complete the
existing streets along Pitt St & Edward St.

Amenity Space Added
Yards and gardens added within the urban proposal.

Gateway Buildings
Two gateway buildings identified.
The location of these buildings capture the main entrance ways along the reinstated
Botolph st. There are long distance views from neighbouring streets which highlight the
need for architectural significance here.
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Sustainability Drivers

Affordable Homes

Buildings which optimise dual aspect
living

Natural light and ventilation into
residential corridor spaces

Large communal residents gardens

Ground floor activation with
residential front doors

Provision of around 4 acres of
Publicly Accessible external space.

A re-imagined Anglia Square

A new accessible “changing places”
facility

Increased natural surveillance

A ‘Community Hub’ with flexible
space for both residents and local
people

A safe place to live and enjoy

A car free public realm environment
Enhanced cycle and pedestrian
connectivity with the wider City

Electric vehicle charging points for all
residential car parking

No combustible materials used on the
facades

A residential scheme served by
sustainable heat sources

Cycle spaces for residents,
commercial employees and visitors

Biodiversity Net Gain of at least 10%

Amixture of brown, green and
biodiverse roofs

Improved sustainability drainage
solutions

Retaining a commercial offer of
approximately 40,000sqft

A variety of flexible
commercial units

New employment opportunities
created

A new place for people to live, work
and grow

Up to 1100 new quality homes

Environment Economic

Well-being

Social



© Broadway Malyan 62

Community Integration

Key

Commercial

Residential

Church

Industry

Analysis undertaken at St Augustines
Street on the retail units to understand the
scale of the sales area and shop
frontages.

The units are narrow. Allowing multiple
small independent shops to occupy them.

We will incorporate this scale study into
the retail frontages throughout the
proposal to reflect this character.

Of substantial importance to the social
sustainability of this project is intertwining
the existing and new community.

Currently Anglia Square stands as an
island site, due to it’s brutalist manner and
the severance of existing buildings of
local character.

The project seeks to re-create streets that
once stood. Building to the outer edges of
the application boundaries, recreates a
formal street.

Alongside the massing responding to it’s
context. The use looks to do this too.

A key desire line throughout the site is St
Augustines to Magdalen St throughAnglia
Square. Both these streets are house
shops at ground floor.

A sinuous route to connect St Augustines
to Magdalen St can expand the local
district centre and increase footfall to the
north of the city.



Grounded in Norwich

Norwich Character

Historic Street Patterns YardsIndustrial Architecture
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Party Walls Prevalent Detailing Celebrated Historical Landmarks



Historic Street Pattern

Key

Retained Route

Lost Primary Route - Botolph Street

Lost Secondary Roue - St Georges St & Calvert St

Key Historic Junction - Stump Cross

“Historic building lines must be
reinstated according to cartographic

and visual evidence”

Norwich City Council - Norwich City
Centre, Conservation Area Appraisal

Botolph Street, St Georges Street &
Calvert Street to be reinstated

1926 Map - Norwich over the WaterKey Historic Junction - Stump Cross

Aerial View - Anglia Square 2022

Grounded in Norwich

*

*
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Historic Street Pattern

■

27 to 35 Pitt Street view north

Key

Continuous Frontage

Yards

Passageway

Narrow Street

Continuous frontages to wrap routes.



In Norwich a typical old yard was located
behind an ancient building which fronted
the street. It was entered through a
narrow opening, often tunnel-like which
led to a cul-de-sac. Around its perimeter
were shoddy dwellings, often formed out
of larger houses.

Such accommodation was in high
demand by low paid workers looking for
cheap accommodation. The position
deteriorated in the latter decades of the
19th century when the City's population
increased threefold. Expansion was so
great that by 1900 there were around 650
yards within Norwich.

The quality of housing in the yards, was
poor. The council undertook an extensive
house building/ slum clearance
programme. From 1930 until the outbreak
of WWII slum clearance programmes
undertaken in Norwich affected around
3,300 houses and 10,000 people.

There are still numerous examples of the
old yards around the City. These mainly
fall into two categories: either ancient
yards that have been renovated and
refurbished; or a yard that has been
cleared of its original housing which is
reached through a narrow entrance which
bears its name.

Yards

Grounded in Norwich

Key

Factory

1926 Map - Norwich over the WaterRose Yard

6767

Amenity added to all buildings - Scale
determined by local yards and squares.



Key features:
• Narrow Entrance way
• Cul-de-sac
• Hard landscape
• Cobbled floor
• Residential front doors

These features can be used within the
proposal to provide amenity space and
replicate Norwich character.

Recently, Norwich has highlighted the
historic reference to yards by adding
wayfinding signs into the landscaping. A
change in tiles direct people to the
existing yards. We will replicate this within
our proposal.
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Yard Wayfinding

Illustrative View

Existing Yards



In the 1950s light industry flourished in
Norwich with around 35% of the City’s
workforce employed in manufacturing
and construction.

The main factories were based in the
City. By far the biggest sector was the
shoe trade with a national reputation for
high-quality footwear for ladies and
children, employing more than 9000
people in approximately 20 factories
based in and around the City centre.

Some of these factories remain in the city
that showcase Norwich's Victorian
industrial heritage.

Grounded in Norwich

Factories

1926 Map - Norwich over the Water96-100 Magdalen St Chamberlins Factory - 1967

Key

Factory

Described as "the most interesting
factory building in Norwich" built in 1903
as a clothing factory for Chamberlins.

The Chamberlins factory was situated on
Botolph Street.

The prospective project will benefit from
industrial style architecture to nod to the
historic factories that once occupied the
site.
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Throughout the years, Norwich has been
built up by independent landowners,
because of this each plot differs in
architectural material, fenestration &
form.

From this the terraces of Norwich are
broken up distinctively by party walls.

This characteristic is one in which we
would like to bring to Anglia Square.
The rhythm of the street can replicate
party walls by varying:

• Roof Form
• Height & Scale
• Fenestration
• Material Colour
• Detailing

Distinctive architectural difference
Tombland

Party Walls
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Grounded in Norwich

Norwich hosts a wealth of architectural details. The
following details underpin the character of the local
facades:

Architectural Detailing

Eave alignment 1 Level banding / HorizontalityVariation of brick pattern Banding / GroupingFull bay window
(industrial character)
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Celebrated Historical Landmarks

N
or
w
ic
h
C
on
te
xt

A
ng
lia
Sq
ua
re
Pr
op
os
al

Highlight vista towards St.Augustines church. Visual link to the
historic landmark.

Heritage sensitivity towards the cathedral spire. Protect
viewing corridors across the site from neighbouring vantage
points. Proposed massing will respond to this.

Doughty’s Hospital is a Grade II listed building with aspect
onto Anglia Square. The backdrop from the central courtyard
looking North shows Gildengate House - our proposal seeks
to achieve a more contextually appropriate view.

St.Augustines Church Norwich Cathedral Doughty’s Hospital



Height & Massing

Existing Heights

Sovereign House is the tallest building on the existing site, with its highest point at
34.1m above ground level.

This is equivalent to approximately 11 residential storeys using the proposed typical
residential floor to floor height of 3000mm.

No Taller Than

The proposed massing strategy sets the maximum height of Sovereign House as the
ceiling level for height on the site.

View Analysis

View analysis from the viewpoint set will influence the massing strategy in line with the
heritage led approach
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Daylight & Sunlight

The massing strategy sets out that predominantly north-south oriented building will be
taller and the predominantly east-west oriented buildings with be lower.

This approach optimises daylight and sunlight into spaces and routes between buildings

Height Distribution

The proposed strategy sets out a maximum storey height of 8 Storeys with height
located predominantly in the centre and south to south west portions of the site.

Along the north western, northern and eastern portions of the main site and sites B & C
heights are reduced to respond contextually to the neighbouring streets
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A N G L I A  S Q U A R E  N O R W I C H

ZTV of Inquiry scheme (Version ‘A’)

ZVI study was produced without trees 
taken into consideration

Preliminary, model-based work is only 
as accurate as the 3D information 
provided and so we recommend 
all decisions based on massing 
are checked using Accurate Visual 
Representations.

Inquir y scheme

Version A Viewshed

A N G L I A  S Q U A R E  N O R W I C H

ZTV of the new proposals (Version ‘B’)

ZVI study was produced without trees 
taken into consideration

Preliminary, model-based work is only 
as accurate as the 3D information 
provided and so we recommend 
all decisions based on massing 
are checked using Accurate Visual 
Representations.

New Proposed Scheme

Version B Viewshed

Tested Viewpoints Plan Initial Zone of Theoretical View Analysis

Call in Scheme ZTV

June 2021 Massing of revised propsal ZTV

Heritage Led Approach
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Zone of Theoretical View Study 02 - October 2021

A N G L I A  S Q U A R E  N O R W I C H

ZTV of Proposed scheme 

ZVI study was produced without trees 
taken into consideration

Preliminary, model-based work is only 
as accurate as the 3D information 
provided and so we recommend 
all decisions based on massing 
are checked using Accurate Visual 
Representations.

Proposed scheme

Proposed Scheme Viewshed
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Candidate Views Study - October 2021

Key Viewpoints
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View Point Testing (unverified view analysis) - Massing Test 01View Point Testing Process

17. Magpie Rd 32. St Augustine’s Church Yard 38. Calvert Street

18. Magpie Rd & Edward Street 35. Cowgate 44. Doughty’s 12. Castle Ramparts

08. St James’ Hill 07. Mousehold Avenue

14. Aylsham Road © Broadway Malyan      82

Anglia Square // Norwich

Key Plan
Illustrative Massing Views 
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07. Mousehold Avenue

08. St James’ Hill

12. Castle Ramparts

14. Aylsham Road

16. St Augustines St

17. Magpie Road

18. Magpie Road & Edward St

25. Wensum St & Elm Hill

32. St Augustines Churchyard

35. Cowgate

38. Calvert St & Colgate

44. Dougherty’s Hospital
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Anglia Square // Norwich

Key Plan
Illustrative Massing Views 
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07. Mousehold Avenue

08. St James’ Hill

12. Castle Ramparts

14. Aylsham Road

16. St Augustines St

17. Magpie Road

18. Magpie Road & Edward St

25. Wensum St & Elm Hill

32. St Augustines Churchyard

35. Cowgate

38. Calvert St & Colgate

44. Dougherty’s Hospital

12 key views were selected from the full
set of viewpoints to be continually tested
within the design team to inform massing
evolution and were shared with
stakeholders such as Norwich County
Council, Historic England, SAVE and
Design South East.

This process was repeated internally by
Broadway Malyan six times at key points
in the design development to ensure a
heritage led approach was carried
constantly through to inform the next
iteration of the design.

Expertise was sought from Cityscape to
prepare verified views at key milestone
points in the design process and analysis
provided by Iceni and the wider design
consultant team.

The following pages record a selection of
design testing and analysis carried out
through this process.

Massing Testing
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View Point Testing (unverified view analysis) - Massing Test 02

17. Magpie Rd 32. St Augustine’s Church Yard 38. Calvert Street

18. Magpie Rd & Edward Street 35. Cowgate 44. Doughty’s 12. Castle Ramparts

08. St James’ Hill 07. Mousehold Avenue

14. Aylsham Road © Broadway Malyan      82

Anglia Square // Norwich

Key Plan
Illustrative Massing Views 
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32. St Augustines Churchyard

35. Cowgate

38. Calvert St & Colgate

44. Dougherty’s Hospital
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Anglia Square // Norwich
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Massing TestingMassing Testing
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View Point Testing (unverified view analysis) - Massing Test 04

17. Magpie Rd 32. St Augustine’s Church Yard 38. Calvert Street

18. Magpie Rd & Edward Street 35. Cowgate 44. Doughty’s 12. Castle Ramparts

08. St James’ Hill 07. Mousehold Avenue

14. Aylsham Road © Broadway Malyan      82

Anglia Square // Norwich
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Anglia Square // Norwich
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Massing Testing
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View Point Testing (unverified view analysis) - Massing Test 05

17. Magpie Rd 32. St Augustine’s Church Yard 38. Calvert Street

18. Magpie Rd & Edward Street 35. Cowgate 44. Doughty’s 12. Castle Ramparts

08. St James’ Hill 07. Mousehold Avenue

14. Aylsham Road
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Anglia Square // Norwich
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Anglia Square // Norwich
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View Point Testing (unverified view analysis) - Massing Test 06

17. Magpie Rd 32. St Augustine’s Church Yard 38. Calvert Street

18. Magpie Rd & Edward Street 35. Cowgate 44. Doughty’s 12. Castle Ramparts
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14. Aylsham Road © Broadway Malyan      82

Anglia Square // Norwich
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Anglia Square // Norwich
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View Point Testing - AVR1 Verified Wireline View Analysis

Please see the reports produced by
Cityscpape and Iceni that accompany this
application for more information and for
AVR2 Views and final rendered AVR3
Views.

Massing Testing
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Norwich Materiality

8585

This section illustrates the range of
materials, colours and textures that make
up the variety and richness in the City’s
fabric.

The aerial photos allow us to observe the
brick colours in Norwich. The dominant
colour is red brick. The northern city
especially, with rows of terraced red brick
houses.

Long streets of red brick are broken up
with varying colours of brick and render.

Material Study
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Red Brick

Red Brick is most frequently used and
became particularly popular from the C16
after extensive fires prompted the use of
less combustible materials than timber-
framing.

White and Gault Brick

White brick buildings were particularly
popular in Norwich from the early to mid-
C19

Brick Tones

Brick is the most prominent material used
in Norwich. Although red is the most
frequent colour accents of grey and
brown brick can be seen in the city.

Plain Tile

Initially they were used instead of thatch
on the best houses and gradually
became popular on lesser buildings.

Pantiles

Pantiles were probably first brought to
the area by Dutch settlers in the C17.
The majority have their natural clay finish
but from the C18, black glazed or ‘smut’
pantiles became popular. Occasionally
black tiles are found on the fronts and red
to the rear.

Flint

This was the key building material from
as early as the 13C and was extracted
locally.

Plasterwork & Render

The vast majority of surviving vernacular
buildings from the C17 and earlier are
rendered over the timber framing. Most of
these were limewashed in a variety of
colours and this varied palette is a key
characteristic of many of the city’s
streets.

Norwich Building Materials



Norwich Materiality

Our observations on Norwich have concluded that the dominant material for residential properties is brick. Following this we
have produced a strategy on how brick colours are applied across the site.

Base Colour - Red Brick Gateway Buildings - Feature Brick Colours

Firstly, we started with applying red brick as the base colour across the site.

The local vernacular uses red brick as the dominant colour.

Secondly, the gateway buildings change in tone & colour to stand out.

Norwich Cathedral & the Castle - are made from stone. A yellowish beige colour that distinguishes them in the city.

8787



© Broadway Malyan 88

Public Spaces - Secondary Feature Brick Colours Breaking down the mass to replicate party walls

Buildings that front onto Anglia Square & Magdalen Square change in colour to address the public space. The terraced streets in Norwich are broken down by independent architectural features. Varying colour interrupts the rhythm
of red brick.

We have used this technique within our strategy.
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