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 INTRODUCTION 

1.1 This Commercial Framework Travel Plan (CFTP) on behalf of Weston Homes Plc (the Applicant) in 

support of a hybrid (part full/part outline) planning application, (the Application), submitted to Norwich 

City Council (NCC) for the comprehensive redevelopment of Anglia Square and various parcels of 

mostly open surrounding land, (the Site), as shown within a red line on drawing ‘ZZ-00-DR-A-01-

0200’. 

1.2 The Site is located in a highly accessible position within the northern part of Norwich City Centre and 

comprises a significant element of the Anglia Square/Magdalen Street/St Augustines Large District 

Centre, (the LDC). It is thus of strategic importance to the City, and accordingly has been identified 

for redevelopment for many years within various local planning policy documents, including the 

Northern City Centre Area Action Plan 2010, (NCCAAP), (now expired), the Joint Core Strategy for 

Broadland, Norwich and South Norfolk 2014, (JCS), and NCC’s Anglia Square and Surrounding Area 

Policy Guidance Note 2017, (PGN). The Site forms the principal part of an allocation (GNLP 0506) 

in the emerging Greater Norwich Local Plan (GNLP). 

1.3 This application follows a previous application on a somewhat smaller development parcel, (NCC 

Ref. 18/00330/F) made jointly by Weston Homes Plc as development partner and Columbia 

Threadneedle Investments, (CTI), the Site’s owner, for a residential-led mixed use scheme consisting 

of up to 1,250 dwellings with decked parking, and 11,000 sqm GEA flexible ground floor 

retail/commercial/non-residential institution floorspace, hotel, cinema, multi-storey public car park, 

place of worship, and associated public realm and highway works.  This was subject to a Call-in by 

the Secretary of State (PINS Ref. APP/G2625/V/19/3225505) who refused planning permission on 

12th November 2020, (the ‘Call in Scheme’).  

1.4 In April 2021, following new negotiations with Site owner CTI, Weston Homes decided to explore the 

potential for securing planning permission for an alternative scheme via an extensive programme of 

public and stakeholder engagement, from the earliest concepts to a fully worked up application. The 

negotiations with CTI have secured a “Subject to Planning” contract to purchase the Site, (enlarged 

to include the southeastern part of Anglia Square fronting Magdalen Street and St Crispins Road), 

which has enabled a completely fresh approach to establishing a redevelopment scheme for Anglia 

Square. This has resulted in a different development brief for the scheme, being to create a 

replacement part of the larger LDC suited to the flexible needs of a wide range of retail, service, 

business and community uses, reflective of trends in town centre character, integrated with the 

introduction of homes across the Site, within a highly permeable layout, well connected to its 

surroundings. 
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1.5 The new development proposal seeks to comprehensively redevelop the Site to provide 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, and up to 5% for class E/F1/F2/Sui Generis uses), car club spaces and associated works to 

the highway and public realm areas (the Proposed Development). These figures are maxima in view 

of the hybrid nature of the application. This proposes part of the scheme designed in full, to 

accommodate 367 dwellings, 5,808 sqm non-residential floorspace, and 146 car parking spaces (at 

least 95% spaces for residential use, and up to 5% for non-residential use), with the remaining large 

part of the Site for later detailed design as a “Reserved Matters” application, up to those maxima 

figures. 

1.6 This CFTP provides NCC, and Norfolk County Council (NCoC) as the local highway authority, with 

the framework for the Travel Plan to be implemented for the commercial element of the Proposed 

Development, which will be secured via a planning condition / legal agreement.     

1.7 This CFTP therefore relates directly to the commercial element of the Proposed Development, and 

is applicable to the entirety of the commercial development, with the plan being implemented with 

the first phase of commercial units. A separate Framework Travel Plan has been prepared for the 

residential element.   

1.8 The Site is currently at the planning application stage and therefore not occupied by the proposed 

commercial use, which remains flexible as part of this hybrid planning application. As such, the 

employee and visitor travel patterns cannot be exactly determined at this stage. This CFTP has 

therefore been produced to provide an overarching, site wide approach to promote and encourage 

sustainable travel at the Site as a whole.  

1.9 As part of the planning application submission, details regarding bus, cycle and pedestrian 

requirements for the Site have also been provided within an associated Transport Assessment (TA). 

1.10 This CFTP identifies a range of outline initiatives to increase and encourage the use of sustainable 

modes of travel to and from the commercial units proposed on the Site, which will be supplemented 

by targets as necessary.   

1.11 This CFTP represents a commitment by the developer to encourage that the measures proposed 

are adopted. Once planning permission is confirmed, the occupier will submit a detailed Travel Plan 

(TP) prior to occupation that is in accordance with this CFTP. These outline initiatives will be reviewed 

and agreed for inclusion within the TP once the development is occupied.  
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What is a Travel Plan? 

1.12 Travel Plans provide a long-term management strategy to support sustainable and active travel at 

new developments. Every development has potential implications for local transport systems to a 

lesser or greater degree. The way that these implications are managed is fundamental to the scale 

of transport effects associated with the development.     

1.13 The TP is therefore essentially a series of initiatives that are introduced by an organisation to provide 

all users of a development with an enhanced range of sustainable transport opportunities. The 

overriding objective of a TP is to reduce the level of single occupancy car use for all journeys and to 

maximise the use of other sustainable forms of travel such as walking, cycling and public transport.   
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 SITE DESCRIPTION AND SUSTAINABLE TRAVEL MODES 

Site Location 

2.1 The main site area (Anglia Square) is bounded by New Botolph Street and Pitt Street to the west, 

Edward Street to the north, Magdalen Street to the east and St Crispin’s Road to the south. The Site 

comprises the entirety of the land within this area, except for a vacant two storey retail unit (the former 

Barclays Bank) site within the north-eastern corner of the site and the two storey Surrey Chapel site 

within the south-west frontage of the site (which are both in separate ownerships). In addition, the 

Site comprises a parcel of land to the northwest of New Botolph Street/west of Edward Street, and 

an area of land to the north of Edward Street and west of Beckham Place, both currently unsurfaced 

and used for surface-level car parking. 

2.2 A full description of the site location and local highway network / accessibility of the site is provided 

within the TA which accompanies this application.   

Car Clubs  

2.3 Norwich, and the wider Norfolk area, benefits from car club provision in the form of ‘Norfolk Car Club’, 

which provides access to vehicles available on a pay-as-you-go basis, operated by Co-wheels. There 

are a number of cars already available within Norwich, as well as more areas that have designated 

bays ready to accommodate a car when one becomes available. The location of these car clubs 

within the vicinity of the Site is shown in Figure 2.1, with the active vehicles shown as green, and 

the designated bays as orange.    
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Figure 2.1 – Local Car Club Provision  

 

Walking and Cycling Connectivity 

2.4 Given the site’s location within Norwich City Centre, it benefits from immediate access onto the 

established network of pedestrian footways which connect to multiple modes of public transport and 

the array of local amenities. Footways within the immediate vicinity of the Site are predominantly of 

good width, well-lit and in good state of repair. There also several pedestrian crossing facilities 

available within the vicinity of the Site, which are detailed in Figure 2.2.  

SITE 
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Figure 2.2 – Local Crossing Facilities 

  

   

2.5 With regards to cycling, the Site benefits from having a number of cycle routes within its vicinity which 

provide connections to the centre of Norwich, the train station, employment and leisure areas, 

amongst a number of other local amenities as well as the wider cycling network. Details of the main 

local cycle routes surrounding the Site are as follows: 
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• A shared cycleway / footway currently runs along the eastern side of Edward St, this becomes 

an ‘on-road’ route along the northern boundary of the Site before joining Magdalen Street where 

the ‘Lakenham Pedalway’ links to the City Centre with a southbound cycle / bus Lane. In addition, 

the ‘Cringleford Pedalway’ extends to the north along Magdalen St and also runs south into the 

City Centre.  

• A shared cycleway / footway currently also runs along the western boundary of the Site along 

Pitt Street which joins up with the shared cycleway / footway facilities to the west along St 

Crispins Road, and south along Duke Street. 

• A shared cycleway / footway also exists on the southern side of St Crispins Road which runs 

east west and connects Magdalen Street with the Pitt Street Junction.  

• Additionally, a cycle route continues in a southernly direction from St Crispins Road, utilising St 

Georges Street. 

2.6 The NCC cycle route map is included at Appendix A1 for reference, although it should be noted that 

this plan does not appear to show the cycle routes available along Botolph Street, St Crispins Road, 

Pitt Street and St Georges Street, which were noted from on-site observations. 

Public Transport Accessibility   

2.7 The Site benefits from a high number of bus stops located within the immediate vicinity, as shown in 

the extract from NCoC Interactive Map in Figure 2.3 which plots the bus stops as red dots. As can 

be seen, there are a cluster of bus stops on Magdalen Street which provide access to the majority of 

services, but also further stops on Edward Street and then Maple Road / Aylsham Road heading 

north.   
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Figure 2.3 – Local Bus Stops (Red Dots)  

  

2.8 These bus stops provided access to a multitude of services, providing frequent bus access to a range 

of destinations, as shown by the network route map attached at Appendix A2.   

2.9 Norwich Railway Station, which provides access to rail services operated by Greater Anglia and East 

Midlands Rail, is located approximately 1.5km to the south east of the Site. The station can therefore 

be reached within less than a 20-minute walk or a circa 5-minute cycle ride.  

2.10 From this station, trains provide a direct service to London, as well as other key destinations such as 

Ipswich, Cambridge, Nottingham, Manchester and Liverpool.  

Scheduled Improvements  

2.11 In conjunction with the preparation of this planning application, discussions have been held with 

NCC, NCoC and various other stakeholders regarding the provision of a ‘Mobility Hub’ on Magdalen 

Street. However, this will be subject to a separate planning application and is not being delivered by 

the Applicant.    

2.12 Notwithstanding, it is acknowledged that all parties are looking to bring this facility forward and 

therefore it is expected to be approved and implemented within the near future. 

SITE 
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2.13 The potential proposals are shown in Figure 2.4, and the potential improvements / changes include: 

• Provide a total of 6 bus stops (3 x northbound and 3 x southbound) to increase capacity and 

ensure buses can stop within dedicated areas. 

• Revision to Magdalen Street car park to provide improved public realm area, including a 

generous amount of cycle parking provision. This will also include conversation of standard 

spaces to disabled parking, and the provision of active electric charging points for electric 

vehicles.  

• Provide a parallel pedestrian and cycling crossing on Magdalen Street to follow the desire line 

between the Site and the existing pedestrian route to the east, with NCC having aspirations to 

upgrade to a cycleway.  

• Removal of the existing crossing on Magdalen Street to facilitate the new crossing mentioned 

above.  

• Provision of cycle hire facilities (including for electric bikes), modern public signage, information 

boards, seating, lighting and planting. 

Figure 2.4 – Potential Mobility Hub Improvements  
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2.14 Whilst these changes do not form part of this planning application, it is clear there is an aspiration to 

make these changes from all parties and it is therefore expected that there will be a significant 

improvement to the quality and quantity of sustainable transport and public realm within this area 

over future years.  

2011 Census Data 

2.15 The TA also includes a review of local 2011 Census data available. Table 2.1 provides a summary 

of the modes of travel to work that are used by local workforce based on this data.  

Table 2.1 Method of Travel to Work Census Data (Norwich 007) 

Mode of Travel Percentage Split 

Rail 4% 

Bus 31% 

Taxi 1% 

Motorbike 2% 

Car Passenger 11% 

Cycling 11% 

Walking 40% 

Other 0% 

Total 100% 

 

2.16 The data therefore demonstrates that for the existing workforce travelling to the area there is a high 

usage of sustainable modes of transport, with 86% either walking, cycling or using the bus or rail 

services. It is therefore considered that there is a strong precedent set within the area to travel using 

these sustainable non-car modes.  
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 OBJECTIVES AND TARGETS 

The Focus of the Travel Plan 

3.1 This CFTP is focussed on employees and visitors of the Proposed Development and the majority of 

measures proposed are intended to encourage them to decrease their reliance on private car travel, 

instead utilising the excellent sustainable transport facilities available within the vicinity of the Site.  

Objectives  

3.2 There are several objectives that the implementation of this CFTP, and the future finalised TP, is 

intended to help fulfil. These objectives are: 

• To influence the travel behaviour of employees and visitors; 

• To generate fewer single-occupancy car trips than would otherwise be the case by 
encouraging a modal shift in travel; 

• To help improve the health of occupiers; and 

• To ensure sufficient facilities are available to accommodate the journeys that would otherwise 
be undertaken by the private vehicle. 

Targets 

3.3 The objectives set out above provide the structure for the CFTP. Where applicable, targets can also 

be included within a CFTP to help achieve the objectives. Targets are measurable goals which 

provide an assessment criteria to determine the progress of the TP, and are therefore essential for 

monitoring the success of the TP. Targets should be designed to be SMART (Specific, Measurable, 

Achievable, Realistic and Time-bound).  

3.4 It is considered that targets can fall under two categories; quantifiable actions i.e. a modal shift in 

transport or non-quantifiable actions i.e. achieving something by a certain milestone.   

3.5 The targets for this development will be finalised within the TP, however, the below provides an early 

indication on what these are likely to be:  

• Appointing a Travel Plan Co-Ordinator (TPC) prior to the first occupation of the Site; 

• Undertaking a monitoring survey on an annual basis, starting from a year after first occupation. 

This will include undertaking initial surveys to determine the baseline travel splits for the 

Proposed Development; 
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• Reduce the percentage split of vehicular trips by a set percentage, to be determined within the 

TP once initial baseline surveys have been undertaken; 

• Promote the opportunities to travel by public transport, walking and cycling for visitors to the Site.    

3.6 To help achieve these targets, the following sections set out how the TP will be managed and what 

measures will be implemented. Consideration will need to be given towards both the targets and their 

monitoring as the intention is to provide a development from the outset with low car use. As such, 

subsequent shift may be difficult to achieve and this will require discussion with officers. 

Travel Surveys  

3.7 In order to ensure the TP remains focussed and applicable to the Proposed Development, it will be 

essential to undertake travel surveys. Initially, this will be required to determine the baseline, which 

will help inform the targets of the TP as set out above, and then moving forward the surveys will allow 

for monitoring. The monitoring via the surveys will illustrate the impact of the TP measures, and 

whether they are helping to achieve the intended targets. Should the future travel surveys 

demonstrate that the targets are not due to be met, then revised measures could be set.  

3.8 In order to determine the baseline data, travel surveys will therefore be undertaken 6 months after 

first occupation of the commercial units to allow a sufficient sample size to become available.     

3.9 An example of the Travel Survey is attached at Appendix A3 for reference, to illustrate the types of 

questions that will be asked. The Travel Survey will be provided to the manager of each individual 

commercial unit, who will then be tasked with asking their staff to complete it. 
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 TRAVEL PLAN MANAGEMENT 

4.1 In order to ensure that the CFTP and subsequent TP are as successful as possible it is essential that 

it is managed in such a way that all parties are aware of the aims, objectives and options available 

to them in terms of travelling to the site using sustainable modes of transport. It is essential that there 

is a point of contact for the employees / visitors and the local authority and also a driving force behind 

the implementation of the measures contained within the plan. To achieve this, a TPC will be 

appointed. 

The Travel Plan Co-ordinator and Associated Support 

4.2 It is proposed that the TPC will be a named individual staff member at the managing agents appointed 

by the management company for the development, who will commence this role on first occupation 

of a commercial unit. The principles of this CFTP and TPC is intended to continue through all phases 

of development.   

4.3 The role of the TPC will be as follows: 

• To promote and encourage the use of travel modes other than the car. 

• To provide a point of contact and travel information for employees / visitors.  

• To ensure that all relevant information is provided to the occupiers and that up-to-date 
information is clearly displayed on the TP notice boards, website, etc. 

• To arrange for travel surveys to be undertaken where necessary. 

Monitoring and Review Mechanisms 

4.4 An objective of the CFTP is that there will be an on-going improvement process including annual 

monitoring to be conducted at the end of each year for a 5-year period. As stated previously, this 

process will start 6 months after first occupation, when the first surveys will be undertaken to provide 

the baseline data. The monitoring will then be undertaken on the anniversary of this date each year. 

The TPC will form a contact point for communication with the local authority who will be involved in 

the monitoring process.  

Sustaining Interest 

4.5 It is important to sustain interest and commitment to the CFTP to ensure its success. The TPC will 

need to be proactive in ensuring information is available and up-to-date. The TPC will also need to 

ensure that employees / visitors are aware of the TP and the travel options available to them. 
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Marketing and Communication 

4.6 In addition to the initiatives already outlined with the CFTP, there will need to be an ongoing 

marketing and communication of information following on from the launch. 

4.7 It is proposed that each commercial unit will receive a ‘Welcome Pack’ following occupation of their 

dwelling, which will include a summarised version of the TP and all relevant information on public 

transport facilities, car club facilities, local walking routes, cycling networks and contact details for 

local taxi operators. 

4.8 The TP will be continually marketed through the provision and updating of travel information. It is 

considered that this travel information can be provided on notice boards within the respective units. 

Funding  

4.9 The implementation of the TP is to be funded by the overarching management company for the 

commercial development. This will include all costs associated with the implementation, 

management, marketing and monitoring of the TP. 
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 TRAVEL PLAN MEASURES 

5.1 Where applicable, measures can be included in a CFTP to help achieve the targets / objectives. 

These measures are set out in this chapter and predominantly include initiatives to promote 

increases in the use of cycling, walking and public transport. CFTPs are evolving documents that 

need to remain adaptable to changing working practices and local conditions. Therefore, the list of 

measures is by no means exhaustive and additional measures could be identified and implemented 

in the future, which will form part of the ongoing monitoring process. 

5.2 These measures will be implemented and encouraged by the TPC as necessary.  

Measures to increase the use of public transport  

5.3 Increased accessibility to, and use of, public transport is considered to be a key element of any TP. 

As detailed within the TA, the Site benefits from excellent public transport accessibility, with a wide 

range of bus services accessible within the immediate vicinity, and rail facilities from Norwich railway 

station also accessible. The welcome packs to be provided to all commercial units will include up-to-

date public transport information, including bus / train timetables and company contact information. 

Measures to encourage cycling 

5.4 Cycle parking will be provided across the development as appropriate which will ensure that cycle 

parking facilities are available for all staff and visitors in safe and secure locations. The provision of 

cycle parking will be monitored by the TPC and if demand is consistently met then further spaces will 

be provided. This in itself is likely to encourage cycle use, which will then be further promoted via the 

provision of information on the local cycle network routes and details of local cycle stores. Lastly, as 

detailed in the TA, the Proposed Development includes significant improvements to the local cycle 

network, both in terms of crossing facilities and routes within and near the Site which connect to the 

existing, external network.    

Measures to encourage walking     

5.5 Pedestrian access and connectivity throughout the site is to be enhanced via the provision of 

dedicated pedestrianised routes and the provision of crossing facilities to connect with the local 

pedestrian network. Employees will be made aware of the pedestrian network available to them and 

also what facilities are available within a reasonable walking distance. 
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Measures to promote the Travel Plan   

5.6 In order to ensure the TP is successfully promoted to occupiers of the commercial units, the 

Management Company should consider developing a website which will provide a digital base for 

the information as detailed above. This website would also include information on the reasons for 

the development of the TP and provide updates as part of the monitoring progress.  
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 SUMMARY & CONCLUSIONS 

6.1 The measures and initiatives recommended within this CFTP are considered to be sufficient to 

encourage employees / visitors to travel in a sustainable manner by promoting and securing 

initiatives and incentives which would minimise the need to travel by private car.  

6.2 The monitoring and review process will ensure the CFTP and subsequent TPs remain live documents 

and will sustain the necessary efforts for it to reach its objectives. 

6.3 This framework identifies that the site has good opportunities for employees / visitors to use existing 

modes of transport other than the car.    

6.4 Taking all of the above into account, it is considered that this proposed development not only has 

good access to the existing walking, cycling and public transport networks, but will also ensure that 

with the additional measures incorporated as part of the development, occupiers will be encouraged 

to use modes of transport other than the car. 

6.5 The final TP should be secured via S106 agreement as could any appropriate contributions towards 

off-site physical enhancements to sustainable travel.   
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Libraries

Schools 
First, infant or primary 
City Academy Norwich
City of Norwich School
Hellesdon High
Hewett Academy
Open Academy
Ormiston Victory Academy
Norwich High School for Girls
Sewell Park Academy
Sprowston Community Academy
Thorpe St Andrew School
Jane Austin Free School
Norwich School
Notre Dame
Sir Isaac Newton 6th Form

A
B
C
D
E
F
G
H
I
J
K
L
M
N

Bicycle shops

Sports facilities
Football Development Centre
Norfolk Snowsports Club
Norman Centre
Norwich Rowing Club
Sewell Park Academy Sports Centre
UEA Sports Park
Whitlingham Outdoor 
Education Centre
Carrow Park
Riverside Leisure Centre

A
B
C
D
E
F
G

H
I

Employment Areas

0 0.5 1Km

0 0.25 0.5 1 Mile

How to use the map

Planning your route
Use this side of the map for planning your route. It shows 
where the pedalways go and how they relate to facilities. 
The main routes are coloured and the colours can be found 
on signs and stickers along the way. 
Turn over to see four looping leisure rides that take you out 
into the beautiful countryside around Norwich.

Route conditions
The quality of the network varies from place to place and we 
are implementing a long-term plan to improve it. The maps
show the busy traffic areas and the traffic-free parts of the 
pedalways so you can match your route to your level of 
cycling confidence and skill. The traffic-free parts are usually 
shared with pedestrians so please be considerate and use a 
bell. Their surfaces can also be slippery, uneven or unlit so 
please take care. Some parts of the network are privately 
owned and not maintained by the City or County Council. 

A.P. Cycles
Bicycle Links
Cycloservices
Cycle Ops
Cycle Republic
Cycles UK
Dr Bike @ UEA
Evans Cycles
Freemans
Go Outdoors
Halfords
Pedal Revolution
John Borwell
Leisure Cycles   
Mandarin 
Sorens
The Bike Man
Wilco ‘Bike’ (Aylsham Rd)
Wilco ‘Bike’ (Dereham Rd)
Wilco ‘Bike’ (Reepham Rd)
Wilco ‘Bike’ (Salhouse Rd)
Not About The Bike

A
B
C
D
E
F
G
H
I
J
K
L
M
N
O
P
Q
R
S
T
U
V

Drayton

Bowthorpe

N&N Hospital

Lakenham
(UTC Norfolk)

Whitl ingham

Broadland 
Business Park

Heartsease

Sprowston

Airport
(Aviation
Academy)

Wymondham
(see route on reverse of map)

Norwich 
great to explore by bike

The pace is right to spot a bargain in a quirky 
shop or pause for a conversation with a friend in 
the park. The city is compact, making it manageable 
to ride from the edge to the centre in under twenty 
minutes. But you need to know where to go.

welcome to the cycle network.

It features seven pedalways, each represented by 
a colour. Five cross the city from one side to the 
other and meet in the middle at St Andrew's Plain. 
Two others encircle the city - orange near the centre 
and purple on the edge. They are complemented by 
neighbourhood routes that help you get around from 
your home to schools and shops, or they can be 
connected to the pedalways for longer journeys.

Norwich is yours to discover.

Happy pedalling!

Long stay secure cycle parkingP
Cycle stand parking

Higher & further education

St Andrew’s Plain centre of the network

Train station (including cycle hire) 

Park & ride (cycle parking available)

Bus station (including cycle hire)

One way

Steep hill (arrows point uphill)

Neighbourhood routes

Inner circuit

Outer circuit

Lakenham ↔ Aviation Academy

Wymondham ↔ Sprowston

N&N Hospital ↔ Heartsease

Bowthorpe ↔ Broadland Business Park

Drayton ↔ Whitlingham (National Cycle Route      )

Pedalways

Cycle network route conditions

Cyclists dismountD

Airport

Cycle sport venue

Traffic free path

1

Football stadium

Route along busy road (With speed limit over 
20mph without off  care) 

Norwich 12 buildings

NHS walk in centre

Toilets, public & customer

Riverside walk/pathway
City wall 

Norwich Market

Local shopping centres

Tourist Information Centre

Norwich and beyond 
great to explore by bike

The pace is right to spot a bargain in a quirky shop,  
pause for a conversation with a friend in the park,  
or explore a neighbouring beauty spot. The city is 
compact, making it manageable to ride from the edge 
to the centre in under twenty minutes. For those 
looking for more leisurely rides, the Broads, Loddon 
and Wymondham can be discovered in a few hours.

Welcome to the cycle network!

It features seven pedalways, each represented by a colour. 
Five cross the city from one side to the other and meet 
in the middle at St Andrew’s Plain. Two others encircle 
the city – orange near the centre and purple on the 
edge. They are complemented by neighbourhood routes 
that help you get around from your home to schools 
and shops. Four looping leisure rides – circulars – take 
you into the beautiful countryside around Norwich.

Discover Norwich and beyond.

Happy pedalling!

How to use this map

Planning your route
Use this side of the map for planning your route 
within Norwich. It shows where the pedalways go  
and how they relate to facilities. The main routes  
are coloured and the colours can be found on signs 
and stickers along the way. 

Turn over to see four looping leisure rides that  
take you out into the beautiful countryside and 
neighbouring towns.

Route conditions
The quality of the network varies from place to place and 
we are implementing a long-term plan to improve it. 
The maps show the busy traffic areas and the traffic-
free parts of the pedalways and leisure routes so you 
can match your route to your level of cycling confidence 
and skill. The traffic-free parts are usually shared with 
pedestrians so please be considerate and use a bell. Their 
surfaces can also be slippery, uneven or unlit so please 
take care. Some parts of the network are privately 
owned and not maintained by the city or county councils. 

Pedalways

Cycle network route conditions

Bowthorpe	        Broadland Business Park
Drayton	    Whitlingham (National Cycle Route      )

Lakenham	       Aviation Academy
N&N Hospital	  Heartsease 
Wymondham	          Sprowston
Inner circuit
Outer circuit
Neighbourhood routes
St Andrew’s Plain (centre of the network)

Pedalway destination

Cyclists dismount 
One way
Route along busy road 
(with speed limit over 20mph and 
without off carriageway option) 

Steep hill (arrows point uphill)

Traffic free path

Airport 

Bus station (including cycle hire)

City wall

Cycle sport venue

Cycle stand parking

Football stadium

Higher and further education

Local shopping centres

Long stay secure cycle parking

NHS walk in centre

Norwich Market

Park & Ride (cycle parking available)

Riverside walk/pathway

Toilets, public and customer

Tourist Information Centre

Train station (including cycle hire)

Libraries

Sports facilities
Carrow Park 
Football Development Centre
Norfolk Snowsports Club
Norman Centre
Norwich Rowing Club
Riverside Leisure Centre
Sewell Park Academy  
Sports Centre
UEA Sports Park
Whitlingham Outdoor 
Education Centre

Schools Bicycle shops
A.P. Cycles
Bicycle Links
Cycloservices
Cycle Republic
Cycles UK
Dr Bike @ UEA
Evans Cycles
Freemans
Go Outdoors
Halfords
John Borwell
Leisure Cycles   
Mandarin
Not About The Bike
Pedal Revolution 
Sorens
The Bike Man
Wilco ‘Bike’ (Aylsham Rd)
Wilco ‘Bike’ (Dereham Rd)
Wilco ‘Bike’ (Reepham Rd)
Wilco ‘Bike’ (Salhouse Rd)

First, infant or primary 
City Academy Norwich
City of Norwich School
Hellesdon High
Hewett Academy
Jane Austen Free School
Norwich High School for Girls
Norwich School
Notre Dame
Open Academy
Ormiston Victory Academy
Sewell Park Academy
Sir Isaac Newton 6th Form
Sprowston Community Academy
Thorpe St Andrew School
Wherry School

Employment areas
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Cycle network route conditions

Bridge/tunnel over/under  
Broadland Northway/Sourthern bypass 

Busy junction or location
(on leisure route, take particular care) 

One way traffic

Route along busy road 
(without off carriageway option, take particular care)

Traffic free path

Attractions and facilities

Airport 

Hospitals

Tourist Information Centre 

Train station

Wymondham Heritage Museum

Leisure Routes

Marriott’s Way Circular

Broads Circular

Loddon Circular

Wymondham Circular

Blue pedalway (direct route to Wymondham)

Disclaimer
The routes shown on the map are subject to 
change as the network develops. Some sections 
may be affected by construction activity and only 
become available later in 2018. No responsibility 
will be accepted by the publishers of this map for 
any loss, harm or injury resulting from its use.

Feedback
What are your thoughts about this map?  
Please give us your feedback here: 

www.bit.ly/NorwichCycle

Marriott’s Way circular 
22.6 miles / 36.4 km

1.  �Train Wood – the site of Norwich  
City Station 

Train Wood is the site of Norwich City Station, one of 
three mainline stations that once served Norwich. It was 
the end of William Marriott’s M&GN railway line and 
you can follow it on a bike through Hellesdon, Drayton 
and Thorpe Marriott and seek out the remaining 
platforms, gates and mile markers along the trail. 

2.  �The A-Frame bridge at Drayton –  
views along the Wensum Valley 

The first section of Marriott’s Way to Drayton runs 
through the Wensum Valley Special Area of Conservation. 
The landscape hosts rare and protected birds, reptiles, 
mammals, plants and invertebrates. Up to ten bat species 
have been recorded on evening forays. The railway 
bridge offers great views back along the river; you  
might be lucky enough to see water voles and otters.

Wymondham 
Wymondham is a thriving market town ten miles 
south-west of Norwich. At its heart is a 17th century 
market cross, which is occupied by the tourist 
information centre. Wymondham is also home to  
the magnificent 900 year old Wymondham Abbey  
with its carved angels, the Green Dragon tavern 
dating back to the 14th century, an arts centre  
and a heritage museum. You can also take a steam 
train on the mid-Norfolk heritage railway from 
Wymondham Abbey to Dereham. It is a good place  
to break up your ride to refuel at a café or pub.  
You can also return to Norwich by train.

Wymondham circular 
28.1 miles / 45.2km 

7.  Wymondham  
See inset map and text to the right. 

8.  �University of East Anglia (UEA) 
UEA has more than 15,000 students. The campus is 
located in 320 acres of rolling parkland punctuated  
by architecturally ambitious buildings and a growing 
collection of sculpture. Denys Lasdun’s Ziggurats and 
Norman Foster’s Sainsbury Centre for the Visual Arts 
face the University Broad and the valley of the River 
Yare. The centre contains wonderful artworks and places 
to eat. Another fine building is Earlham Hall, once home 
to the Gurney family of Quaker bankers, which sits in 
the middle of Earlham Park. On the edge of the park is 
the Enterprise Centre, the greenest building in the UK, 
distinctively faced with straw bales.     
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Loddon circular 
29.6 miles / 47.7 km  

5.  Loddon  
Loddon sits at 
the heart of 
the southern 
Norfolk Broads 
and its lively 
history is 
reflected in  
its Georgian 
and Victorian 
architecture 
– reminders  
of an age  
when graceful 
wherries 
brought trade 
to Loddon along the River Chet. It’s a centre for boating 
with shops, cafés, pubs and a market. 

6.  �Caistor roman town 
Venta Icenorum was founded in the valley of the River 
Tas during the AD60s. It was the largest and most 
important Roman centre of northern East Anglia.  
The archaeology of the site continues to be investigated  
to further unlock its history.  Why not hop off your bike 
and tour the site on foot? 
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Broads circular 
24.5 miles / 39.4km  

3.  Catton Park  
Catton Park is a beautiful 70 acre country park that was 
the first commission of Humphry Repton as a landscape 
gardener. It is open at all times for people to wander through 
the open wildflower meadow and explore the woodland.

4.  �Ranworth Church and Broad 
St Helen’s Church, sometimes called the ‘Cathedral of the 
Broads’, dates from 1450 and contains painted images  
of saints on one of the finest rood screens in England. 
You can climb the church tower and look out across  
the Broads’ landscape. Nearby is a boardwalk leading  
to Ranworth Broad, which passes through woodland  
and reed-bed habitats. At the end is the thatched and 
floating visitor centre run by Norfolk Wildlife Trust.  
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A2. BUS INFORMATION 



guide to your city bus routes

you can check out the timetables for all routes at firstbus.co.uk/easterncounties
All information given in this leaflet, including stops, routes & frequencies are correct at 05/09/21.  We reserve the right to modify these during the 
life of this publication.  Please check our website (firstbus.co.uk/easterncounties) for up to date information.

from 5th September 2021



where to catch your bus in
Norwich city centre

If you’re changing buses in the city 
centre, you can find the best place to 
make the switch using the chart to 
the right and the map above.

all change...

your outer-Norwich bus routes
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you can check out the timetables for all routes at firstbus.co.uk/easterncounties

from 5th September 2021

towards Mousehold Heath BC CB CP

towards Eaton or N&NU Hospital BR CU CP

towards Sprowston & Wroxham BB CD CM

towards Wymondham & Attleborough BP CR CP

towards Old Catton & Spixworth BB CD CM

towards Hethersett & Wymondham BP CR DL

towards Dussindale or Brundall BA CC DA

towards Bowthorpe BE CT CP

towards Old Catton BJ CF CM

towards Costessey BE CT DL

towards Heartsease BH CF DA
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your city centre bus stops in 

towards the University of East Anglia BM CS DL

towards the Rail Station & Riverside BK CC DA

towards Taverham, Thorpe Marriott 
& Fakenham

BA CB CM

towards Lakenham, Mulbarton 
or Long Stratton

BS CV CP

towards Hellesdon, Horsford,
Mile Cross & The Boundary

BD CE CM

towards Poringland & Bungay BQ

towards Heigham St & Hellesdon BE CR

PINK LINE

Rail Station - City Centre - UEA 7-8 7-8 10

continuing to & from N&NUH or Bowthorpe 30 30 -

Fakenham Rd - Drayton - City Centre 15 15 30

to & from Thorpe Marriott 30 30 30

to & from Taverham village or Fakenham 60 60 -

between City Centre & The Boundary 8-10 8-10 30

to & from Hellesdon 10-20 10-20 30

to & from Mile Cross or Lakenham 20 20 -

to & from Ives Road*, Horsford,  
Mulbarton* or Long Stratton*

30 30

to & from Harleston and The Pulhams -

Poringland - City Centre 15-30 15-30 -

to & from Brooke, Ditchingham & Bungay 30-60 30-60 -

to & from Heigham Street & Hellesdon 60 60 -

see
timetable

see
timetable

see
timetable

* buses to here don’t run on Sundays
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Eaton & Cringleford - City Centre - Mousehold 30 30 -

N&NUH - City Centre - Sprowston 10 15 30

continuing to Wroxham 30 30 -

Attleborough - Wymondham -
City Centre - Old Catton - Spixworth*

30 30 60

Wymondham to City Centre & Station 30 30 -

continuing to & from Dussindale 30 30 60

continuing to & from Brundall 30 30 -

to & from Blofield Heath or Acle 60 60 -

Bowthorpe - City Centre - Old Catton 15 15 30

continuing to & from N&HUH 30 30 30

between Larkman Ln & Heartsease PH 10 10 20

to & from Heartsease (Sale Rd) 20 20 20

to & from Thorpe St Andrew 20 20 -

to & from Queen’s Hills 20 20 60

to & from Longwater Retail Pk (Sainsbury’s) 10 10 20

to & from Old or New Costessey 30 30 60
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A3. EXAMPLE TRAVEL QUESTIONAIRE 
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Staff Travel Questionnaire 
 

 
We are undertaking this survey in order to understand the travel behaviour to the store. We 
would be grateful if you could complete the following questionnaire in order that we can 
ascertain how our staff travel to work.  Your answers will be treated in confidence and will 
not be disclosed to third parties. The purpose of this survey is to assist in future planning 
and, as such, your answers are very important to us.  
 
 
1. Your postcode  ……………..  
 
2.   Do you have access to a car?   Yes   No 
 
 
3.   Do you have a full driving licence?  Yes   No 
 
 
4. How do you normally travel to the site? (Tick one box only) 
 

 Car driver (where do you park?……………………………………………………………..) 
 

 Car passenger (where do they park?…………………………………………………..…..) 
 

 Dropped off by car driver         Bus (which route(s)………………………….……) 
 

 Train/Underground            Bicycle       Walk   
 

 Motorcycle       Other (………………………………….…………..) 
 
 
 
 
If you do not drive to the site, please ignore the remaining questions.  

 
 

 
5.  If you currently drive to the site, could you, in theory, use any of the following options 
instead? (Tick all that apply) 
 

 Walk    Cycle    Bus 
 

 Train    Car-share   
 

 None of these (if this is the case, please do not answer any more questions) 
 
 
 
 
 
 
 
 

 
 
 
 

 

The questions continue on the other side of this page
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6.  Would you be prepared to travel using any of the options that are potentially available? 
 

 Yes  
 

 No (Please give reasons - tick all that apply) 
      

 Distance from the site   Inconvenience   
 

 Personal security   Lack of pedestrian routes 
 

 Lack of cycle routes   Frequency of public transport  
 

 Medical    Cost 
 

 Other ……………………………………………………… 
 

 
7.  What would encourage you to use other modes of transport to get to the site?  (Tick all 
appropriate) 
  

 Improved cycle routes    Improvements to bus services  
 

 Improved cycle storage   Improved pedestrian routes  
 

 Walking buddy scheme   Improved facilities at the site 
       (showers/lockers) 
 

 Other ………………………………………………………………………………………… 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Thank you for completing this questionnaire. 
 
Please return the completed form to [insert name of relevant person]  
 
 

Please note:  Iceni Projects Limited take no responsibility for any actions arising from the use, or 
implementation, of this travel questionnaire  
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 INTRODUCTION 

1.1 This Residential Framework Travel Plan (RFTP) on behalf of Weston Homes Plc (the Applicant) in 

support of a hybrid (part full/part outline) planning application, (the Application), submitted to Norwich 

City Council (NCC) for the comprehensive redevelopment of Anglia Square and various parcels of 

mostly open surrounding land, (the Site), as shown within a red line on drawing ‘ZZ-00-DR-A-01-

0200’. 

1.2 The Site is located in a highly accessible position within the northern part of Norwich City Centre and 

comprises a significant element of the Anglia Square/Magdalen Street/St Augustines Large District 

Centre, (the LDC). It is thus of strategic importance to the City, and accordingly has been identified 

for redevelopment for many years within various local planning policy documents, including the 

Northern City Centre Area Action Plan 2010, (NCCAAP), (now expired), the Joint Core Strategy for 

Broadland, Norwich and South Norfolk 2014, (JCS), and NCC’s Anglia Square and Surrounding Area 

Policy Guidance Note 2017, (PGN). The Site forms the principal part of an allocation (GNLP 0506) 

in the emerging Greater Norwich Local Plan (GNLP). 

1.3 This application follows a previous application on a somewhat smaller development parcel, (NCC 

Ref. 18/00330/F) made jointly by Weston Homes Plc as development partner and Columbia 

Threadneedle Investments, (CTI), the Site’s owner, for a residential-led mixed use scheme consisting 

of up to 1,250 dwellings with decked parking, and 11,000 sqm GEA flexible ground floor 

retail/commercial/non-residential institution floorspace, hotel, cinema, multi-storey public car park, 

place of worship, and associated public realm and highway works.  This was subject to a Call-in by 

the Secretary of State (PINS Ref. APP/G2625/V/19/3225505) who refused planning permission on 

12th November 2020, (the ‘Call in Scheme’).  

1.4 In April 2021, following new negotiations with Site owner CTI, Weston Homes decided to explore the 

potential for securing planning permission for an alternative scheme via an extensive programme of 

public and stakeholder engagement, from the earliest concepts to a fully worked up application. The 

negotiations with CTI have secured a “Subject to Planning” contract to purchase the Site, (enlarged 

to include the southeastern part of Anglia Square fronting Magdalen Street and St Crispins Road), 

which has enabled a completely fresh approach to establishing a redevelopment scheme for Anglia 

Square. This has resulted in a different development brief for the scheme, being to create a 

replacement part of the larger LDC suited to the flexible needs of a wide range of retail, service, 

business and community uses, reflective of trends in town centre character, integrated with the 

introduction of homes across the Site, within a highly permeable layout, well connected to its 

surroundings. 
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1.5 The new development proposal seeks to comprehensively redevelop the Site to provide 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, and up to 5% for class E/F1/F2/Sui Generis uses), car club spaces and associated works to 

the highway and public realm areas (the Proposed Development). These figures are maxima in view 

of the hybrid nature of the application. This proposes part of the scheme designed in full, to 

accommodate 367 dwellings, 5,808 sqm non-residential floorspace, and 146 car parking spaces (at 

least 95% spaces for residential use, and up to 5% for non-residential use), with the remaining large 

part of the Site for later detailed design as a “Reserved Matters” application, up to those maxima 

figures. 

1.6 This RFTP provides NCC, and Norfolk County Council (NCoC) as the local highway authority, with 

the framework for the Travel Plan to be implemented for the residential element of the Proposed 

Development, which will be secured via a planning condition / legal agreement.    

1.7 This RFTP therefore relates directly to the residential element of the Proposed Development. It is 

intended to cover the totality of the residential dwellings (up to 1,100) and would be implemented 

with the first phase of units. A separate Framework Travel Plan has been prepared for the commercial 

element.   

1.8 The Site is currently at the planning application stage and therefore not occupied by the proposed 

residential use. As such, the resident and visitor travel patterns cannot be exactly determined at this 

stage. This RFTP has therefore been produced to provide an overarching, site wide approach to 

promote and encourage sustainable travel at the Site as a whole.  

1.9 As part of the planning application submission, details regarding bus, cycle and pedestrian 

requirements for the Site have also been provided within an associated Transport Assessment (TA). 

1.10 This RFTP identifies a range of outline initiatives to increase and encourage the use of sustainable 

modes of travel to and from the residential units proposed on the Site, which will be supplemented 

by targets as necessary.   

1.11 This RFTP represents a commitment by the developer to encourage that the measures proposed 

are adopted. Once planning permission is confirmed, the occupier will submit a detailed Travel Plan 

(TP) prior to occupation that is in accordance with this RFTP. These outline initiatives will be reviewed 

and agreed for inclusion within the TP once the development is occupied.  
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What is a Travel Plan? 

1.12 Travel Plans provide a long-term management strategy to support sustainable and active travel at 

new developments. Every development has potential implications for local transport systems to a 

lesser or greater degree. The way that these implications are managed is fundamental to the scale 

of transport effects associated with the development.     

1.13 The TP is therefore essentially a series of initiatives that are introduced by an organisation to provide 

all users of a development with an enhanced range of sustainable transport opportunities. The 

overriding objective of a TP is to reduce the level of single occupancy car use for all journeys and to 

maximise the use of other sustainable forms of travel such as walking, cycling and public transport.   
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 SITE DESCRIPTION AND SUSTAINABLE TRAVEL MODES 

Site Location 

2.1 The main site area (Anglia Square) is bounded by New Botolph Street and Pitt Street to the west, 

Edward Street to the north, Magdalen Street to the east and St Crispin’s Road to the south. The Site 

comprises the entirety of the land within this area, except for a vacant two storey retail unit (the former 

Barclays Bank) site within the north-eastern corner of the site and the two storey Surrey Chapel site 

within the south-west frontage of the site (which are both in separate ownerships). In addition, the 

Site comprises a parcel of land to the northwest of New Botolph Street/west of Edward Street, and 

an area of land to the north of Edward Street and west of Beckham Place, both currently unsurfaced 

and used for surface-level car parking. 

2.2 A full description of the site location and local highway network / accessibility of the Site is provided 

within the TA which accompanies this application.   

Car Clubs  

2.3 Norwich, and the wider Norfolk area, benefits from car club provision in the form of ‘Norfolk Car Club’, 

which provides access to vehicles available on a pay-as-you-go basis, operated by Co-wheels. There 

are a number of cars already available within Norwich, as well as more areas that have designated 

bays ready to accommodate a car when one becomes available. The location of these car clubs 

within the vicinity of the Site is shown in Figure 2.1, with the active vehicles shown as green, and 

the designated bays as orange.    
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Figure 2.1 – Local Car Club Provision  

 

Walking and Cycling Connectivity 

2.4 Given the site’s location within Norwich City Centre, it benefits from immediate access onto the 

established network of pedestrian footways which connect to multiple modes of public transport and 

the array of local amenities. Footways within the immediate vicinity of the Site are predominantly of 

good width, well-lit and in good state of repair. There are also several pedestrian crossing facilities 

available within the vicinity of the Site, which are detailed in Figure 2.2.  

SITE 
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Figure 2.2 – Local Crossing Facilities 

  

   

2.5 With regards to cycling, the Site benefits from having a number of cycle routes within its vicinity which 

provide connections to the centre of Norwich, the train station, employment and leisure areas, 

amongst a number of other local amenities as well as the wider cycling network. Details of the main 

local cycle routes surrounding the Site are as follows: 
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• A shared cycleway / footway currently runs along the eastern side of Edward St, this becomes 

an ‘on-road’ route along the northern boundary of the Site before joining Magdalen Street where 

the ‘Lakenham Pedalway’ links to the City Centre with a southbound cycle / bus Lane. In addition, 

the ‘Cringleford Pedalway’ extends to the north along Magdalen St and also runs south into the 

City Centre.  

• A shared cycleway / footway currently also runs along the western boundary of the Site along 

Pitt Street which joins up with the shared cycleway / footway facilities to the west along St 

Crispins Road, and south along Duke Street. 

• A shared cycleway / footway also exists on the southern side of St Crispins Road which runs 

east west and connects Magdalen Street with the Pitt Street Junction.  

• Additionally, a cycle route continues in a southernly direction from St Crispins Road, utilising St 

Georges Street. 

2.6 The NCC cycle route map is included at Appendix A1 for reference, although it should be noted that 

this plan does not appear to show the cycle routes available along Botolph Street, St Crispins Road, 

Pitt Street and St Georges Street, which were noted from on-site observations. 

Public Transport Accessibility   

2.7 The Site benefits from a high number of bus stops located within the immediate vicinity, as shown in 

the extract from NCoC Interactive Map in Figure 2.3 which plots the bus stops as red dots. As can 

be seen, there are a cluster of bus stops on Magdalen Street which provide access to the majority of 

services, but also further stops on Edward Street and then Maple Road / Aylsham Road heading 

north.   



 

 8 

Figure 2.3 – Local Bus Stops (Red Dots)  

  

2.8 These bus stops provided access to a multitude of services, providing frequent bus access to a range 

of destinations, as shown by the network route map attached at Appendix A2.   

2.9 Norwich Railway Station, which provides access to rail services operated by Greater Anglia and East 

Midlands Rail, is located approximately 1.5km to the south east of the Site. The station can therefore 

be reached within less than a 20-minute walk or a circa 5 minute cycle ride.  

2.10 From this station, trains provide a direct service to London, as well as other key destinations such as 

Ipswich, Cambridge, Nottingham, Manchester and Liverpool.  

Scheduled Improvements  

2.11 In conjunction with the preparation of this planning application, discussions have been held with 

NCC, NCoC and various other stakeholders regarding the provision of a ‘Mobility Hub’ on Magdalen 

Street. However, this will be subject to a separate planning application and is not being delivered by 

the Applicant.    

2.12 Notwithstanding, it is acknowledged that all parties are looking to bring this facility forward and 

therefore it is expected to be approved and implemented within the near future. 

SITE 
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2.13 The potential proposals are shown in Figure 2.4, and the potential improvements / changes include: 

• Provide a total of 6 bus stops (3 x northbound and 3 x southbound) to increase capacity and 

ensure buses can stop within dedicated areas. 

• Revision to Magdalen Street car park to provide improved public realm area, including a 

generous amount of cycle parking provision. This will also include conversation of standard 

spaces to disabled parking, and the provision of active electric charging points for electric 

vehicles.  

• Provide a parallel pedestrian and cycling crossing on Magdalen Street to follow the desire line 

between the Site and the existing pedestrian route to the east, with NCC having aspirations to 

upgrade to a cycleway.  

• Removal of the existing crossing on Magdalen Street to facilitate the new crossing mentioned 

above.  

• Provision of cycle hire facilities (including for electric bikes), modern public signage, information 

boards, seating, lighting and planting. 

Figure 2.4 – Potential Mobility Hub Improvements  
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2.14 Whilst these changes do not form part of this planning application, it is clear there is an aspiration to 

make these changes from all parties and it is therefore expected that there will be a significant 

improvement to the quality and quantity of sustainable transport and public realm within this area 

over future years.  

2011 Census Data 

2.15 The TA also includes a review of local 2011 Census data available. Table 2.1 provides a summary 

of the modes of travel to work that are used by local residents based on this data.  

Table 2.1 Method of Travel to Work Census Data (Norwich 007) 

Mode of Travel Percentage Split 

Rail 3% 

Bus 13% 

Taxi 1% 

Motorbike 1% 

Car Passenger 6% 

Cycling 14% 

Walking 60% 

Other 2% 

Total 100% 

 

2.16 The data therefore demonstrates that for existing residents there is a high usage of sustainable 

modes of transport, with 90% of residents either walking, cycling or using the bus or rail services. It 

is therefore considered that there is a strong precedent set within the area to travel using these 

sustainable non-car modes.  
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 OBJECTIVES AND TARGETS 

The Focus of the Travel Plan 

3.1 This RFTP is focussed on residents of the Proposed Development and the majority of measures 

proposed are intended to encourage them to decrease their reliance on private car travel, instead 

utilising the excellent sustainable transport facilities available within the vicinity of the Site.  

Objectives  

3.2 There are several objectives that the implementation of this RFTP, and the future finalised TP, is 

intended to help fulfil. These objectives are: 

• To influence the travel behaviour of residents; 

• To generate fewer single-occupancy car trips than would otherwise be the case by 
encouraging a modal shift in travel; 

• To help improve the health of occupiers; and 

• To ensure sufficient facilities are available to accommodate the journeys that would otherwise 
be undertaken by the private vehicle. 

Targets 

3.3 The objectives set out above provide the structure for the RFTP. Where applicable, targets can also 

be included within a RFTP to help achieve the objectives. Targets are measurable goals which 

provide an assessment criteria to determine the progress of the TP, and are therefore essential for 

monitoring the success of the TP. Targets should be designed to be SMART (Specific, Measurable, 

Achievable, Realistic and Time-bound).  

3.4 It is considered that targets can fall under two categories; quantifiable actions i.e. a modal shift in 

transport or non-quantifiable actions i.e. achieving something by a certain milestone.   

3.5 The targets for this development will be finalised within the TP, however, the below provides an early 

indication on what these are likely to be:  

• Appointing a Travel Plan Co-Ordinator (TPC) prior to the first occupation of the Site, who would 

ideally continue through the total site development (all 1,100 dwellings); 

• Undertaking a monitoring survey on an annual basis, starting from a year after first occupation, 

for a five-year period. This will include undertaking initial surveys to determine the baseline travel 

splits for the Proposed Development; 
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• Reduce the percentage split of vehicular trips by a set percentage, to be determined within the 

TP once initial baseline surveys have been undertaken; 

• Promote the opportunities to travel by public transport, walking and cycling for visitors to the Site.    

3.6 To help achieve these targets, the following sections set out how the TP will be managed and what 

measures will be implemented. 

Travel Surveys  

3.7 In order to ensure the TP remains focussed and applicable to the Proposed Development, it will be 

essential to undertake travel surveys. Initially, this will be required to determine the baseline, which 

will help inform the targets of the TP as set out above, and then moving forward the surveys will allow 

for monitoring. The monitoring via the surveys will illustrate the impact of the TP measures, and 

whether they are helping to achieve the intended targets. Should the future travel surveys 

demonstrate that the targets are not due to be met, then revised measures could be set.  

3.8 It must be remembered that the Proposed Development will seek to ensure a measured shift away 

from the car through good design from the outset. As such, further shifts will be more difficult to 

achieve and this should be considered during he annual reviews. 

3.9 In order to determine the baseline data, travel surveys will therefore be undertaken 1 year after first 

occupation to allow a sufficient sample size to become available.     

3.10 An example of a the Travel Survey is attached at Appendix A3 for reference, to illustrate the types 

of questions that will be asked.  
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 TRAVEL PLAN MANAGEMENT 

4.1 In order to ensure that the RFTP and subsequent TP are as successful as possible it is essential that 

it is managed in such a way that all parties are aware of the aims, objectives and options available 

to them in terms of travelling to the site using sustainable modes of transport. It is essential that there 

is a point of contact for the residents and the local authority and also a driving force behind the 

implementation of the measures contained within the plan. To achieve this, a TPC will be appointed. 

4.2 It is also important there is synergy between all the phases over the 1,100 dwellings. As such, this 

RFTP will cover the total development.  

The Travel Plan Co-ordinator and Associated Support 

4.3 It is proposed that the TPC will be a named individual staff member at the managing agents appointed 

by the management company for the development, who will commence this role on first occupation 

of a dwelling.  

4.4 The role of the TPC will be as follows: 

• To promote and encourage the use of travel modes other than the car. 

• To provide a point of contact and travel information for residents.  

• To ensure that all relevant information is provided to the occupiers and that up-to-date 
information is clearly displayed on the TP notice boards, website, etc. 

• To arrange for travel surveys to be undertaken where necessary. 

Monitoring and Review Mechanisms 

4.5 An objective of the RFTP is that there will be an on-going improvement process including annual 

monitoring to be conducted at the end of each year for a 5-year period. As stated previously, this 

process will start 1 year after first occupation, when the first surveys will be undertaken to provide 

the baseline data. The monitoring will then be undertaken on the anniversary of this date each year. 

The TPC will form a contact point for communication with the local authority who will be involved in 

the monitoring process.  

Sustaining Interest 

4.6 It is important to sustain interest and commitment to the RFTP to ensure its success. The TPC will 

need to be proactive in ensuring information is available and up-to-date. The TPC will also need to 

ensure that residents are aware of the TP and the travel options available to them. 
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Marketing and Communication 

4.7 In addition to the initiatives already outlined with the RFTP, there will need to be an ongoing 

marketing and communication of information following on from the launch. 

4.8 It is proposed that each residential unit will receive a ‘Welcome Pack’ following occupation of their 

dwelling, which will include a summarised version of the TP and all relevant information on public 

transport facilities, car club facilities, local walking routes, cycle hire scheme, cycling networks and 

contact details for local taxi operators. 

4.9 The TP will be continually marketed through the provision and updating of travel information. It is 

considered that this travel information can be provided on notice boards within the residential lobbies 

associated with each of the blocks. 

Funding  

4.10 The implementation of the TP is to be funded by the management company for the residential 

development. This will include all costs associated with the implementation, management, marketing 

and monitoring of the TP. 
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 TRAVEL PLAN MEASURES 

5.1 Where applicable, measures can be included in a RFTP to help achieve the targets / objectives. 

These measures are set out in this chapter and predominantly include initiatives to promote 

increases in the use of cycling, walking and public transport. RFTPs are evolving documents that 

need to remain adaptable to changing working practices and local conditions. Therefore, the list of 

measures is by no means exhaustive and additional measures could be identified and implemented 

in the future, which will form part of the ongoing monitoring process. 

5.2 These measures will be implemented and encouraged by the TPC as necessary.  

Measures to reduce car use for residents 

5.3 As detailed within the TA, the Proposed Development will benefit from a restricted number of car 

parking spaces, with a ratio proposed of less than 0.4 spaces per dwelling for the detailed element. 

Residents will also be restricted from applying for local car parking permits through a clause proposed 

for inclusion within the Section 106 Agreement. It is considered that this will limit car ownership at 

the Site and resultingly limit associated car trips. Residents will be made aware of both these points 

prior to moving in. 

5.4 Further, all of the car parking spaces are proposed to be electric vehicle charging points (EVCPs). 

This will therefore encourage the use of electric vehicles at the site, facilitating a more sustainable 

method of travelling by the private vehicle.  

5.5 Lastly, for residents who do wish to drive, they will be able to utilise both the existing car club spaces 

within Norwich, as well as the new car club ‘hub’ proposed which includes the provision of 5 new car 

club vehicle spaces. The use of car clubs will therefore be promoted to residents via the welcome 

packs.   

Measures to reduce the need to travel  

5.6 All residential units at the Site will be provided with adequate facilities to work from home, including 

where possible high-speed internet connections. Information on the benefits of working from home 

will be provided to the residents via the TPC.  

5.7 The Site is also located within a highly accessible location with regards to retail opportunities which 

will therefore encourage trips to these facilities by sustainable modes. The provision of a residential 

hub at the site, which will allow for deliveries to be stored prior to collection, will also increase the 
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use of web-based home shopping and therefore reduce the number of residents having to make car-

borne shopping trips. 

Measures to increase the use of public transport  

5.8 Increased accessibility to, and use of, public transport is considered to be a key element of any TP. 

As detailed within the TA, the Site benefits from excellent public transport accessibility, with a wide 

range of bus services accessible within the immediate vicinity, and rail facilities from Norwich railway 

station also accessible. The welcome packs to be provided to all residents will include up-to-date 

public transport information, including bus / train timetables and company contact information. 

Measures to encourage cycling 

5.9 Cycle parking will be provided across the development in accordance with standards which will 

ensure that cycle parking facilities are available for all dwellings in safe and secure locations. This in 

itself is likely to encourage cycle use, which will then be further promoted via the provision of 

information on the local cycle network routes, details of local cycle stores and the local cycle hire 

scheme. Lastly, as detailed in the TA, the Proposed Development includes significant improvements 

to the local cycle network, both in terms of crossing facilities and routes within the Site which connect 

to the existing, external network.    

Measures to encourage walking     

5.10 Pedestrian access and connectivity throughout the site is to be enhanced via the provision of 

dedicated pedestrianised routes and the provision of crossing facilities to connect with the local 

pedestrian network. Residents will be made aware of the pedestrian network available to them and 

also what facilities are available within a reasonable walking distance. 

Measures to promote the Travel Plan   

5.11 In order to ensure the TP is successfully promoted to residents, the Management Company should 

consider developing a website which will provide a digital base for the information as detailed above. 

This website would also include information on the reasons for the development of the TP and 

provide updates as part of the monitoring progress.  
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 SUMMARY & CONCLUSIONS 

6.1 The measures and initiatives recommended within this RFTP are considered to be sufficient to 

encourage residents to travel in a sustainable manner by promoting and securing initiatives and 

incentives which would minimise the need to travel by private car.  

6.2 The monitoring and review process will ensure the RFTP and subsequent TPs remain live documents 

and will sustain the necessary efforts for it to reach its objectives. 

6.3 This framework identifies that the site has good opportunities for residents to use existing modes of 

transport other than the car.    

6.4 Taking all of the above into account, it is considered that this proposed development not only has 

good access to the existing walking, cycling and public transport networks, but will also ensure that 

with the additional measures incorporated as part of the development, occupiers will be encouraged 

to use modes of transport other than the car. 

6.5 The final TP should be secured via S106 agreement.   



 

A1. NCC CYCLE ROUTE MAP 



Ap
pr

ox
 5

 m
in

s c
yc

lin

gAp
pr

ox
 1

0 
m

in
s 

cy
cl

in
g

Ap
pr

ox
 1

5 
m

in
s 

cy
cl

in
g

Ap
pr

ox
 2

0 
m

in
s c

yc
lin

g

App
ro

x 2
5 m

ins
 cy

cli
ng

Ap
pr

ox
 30

 m
in

s c
yc

lin
g

Ap
pr

ox
 35

 m
in

s c
yc

lin
g

A
pprox 10 m

ins cycling

Approx 15 m
ins cycling

A
pprox 25 m

ins cycling

A
pprox 30 m

ins cycling

A
pprox 35 m

ins cycling

Approx 20 m
ins cycling

BRIAR
CHEMICALS

SWEET BRIAR
IND. ESTATE

WHIFFLER RD
IND. ESTATE

HELLESDON PARK
INDUSTRIAL ESTATE

MILE CROSS
BUSINESS CENTRE

BOWTHORPE
INDUSTRIAL ESTATE

NORWICH
RESEARCH

PARK

COLMAN
HOSPITAL

WHITE
LODGE

BUSINESS
PARK

COUNTY
HALL

LAWRENCE SCOTT
ELECTROMOTORS

BROADLAND
DISTRICT COUNCIL

ST ANDREWS
BUSINESS

PARK

HM PRISON
KNOX ROAD

SALHOUSE
ROAD

INDUSTRIAL
ESTATE

HURRICANE
WAY

INDUSTRIAL
ESTATE

VULCAN
ROAD

INDUSTRIAL
ESTATE

HELLESDON
HOSPITAL

WEST
NORWICH
HOSPITAL

JULIAN
HOSPITAL

BARKER
STREET

NORWICH 
BUSINESS PARK 
WHITING ROAD

L

M

R

T

U

P

K

A

C

D

F

 N

A

J

C

B

F

D

I

K

M

N

O

D

G

H I

E

C

B

A

CITY
COLLEGE

UEA

Skate park

Speedway

BMX

NEW
COSTESSEY

COSTESSEY

HELLESDON

DRAYTON

MILE CROSS

TO
SPIXWORTH

TO
BRUNDALL

TO THE
PLUMSTEADS

TO
KIRBY BEDON,
BRAMERTON AND 
ROCKLAND ST MARY

TO
STOKE HOLY CROSSTO INTWOOD,

SWARDESTON
AND MULBARTON

TO
LONGWATER AND
QUEEN’S HILL

SPROWSTON

THORPE
ST ANDREW

NEW
RACKHEATH

THORPE END

CRINGLEFORD

HETHERSETT

EATON
PARK

TWENTY
ACRE
WOOD

MARSTON
MARSH

LEE
BRIDGES

PARK

SLOUGHBOTTOM
PARK

CATTON
PARK

MOUSEHOLD
HEATH

HARRISON’S
WOOD

WHITLINGHAM
COUNTRY  PARK

LION
WOOD

WATERLOO
PARK

EARLHAM
CEMETERY

BLUEBELL
ALLOTMENTS

HEIGHAM
PARK

TUCKSWOOD

LAKENHAM
TROWSE

WHITLINGHAM

EATON

BAWBURGH

EARLHAM
PARK

DANBY
WOOD

NATIONAL CYCLE ROUTE 
TO LODDON, BECCLES, HARWICH

1

1

1

1

NATIONAL CYCLE ROUTE 
TO REEPHAM, WELLS,
KINGS LYNN

TO BAWBURGH 

TO
KETTERINGHAM

ROSARY
CEMETERY

TO
PORLINGLAND

LITTLE MELTON

GARRICK GREEN

WOODLAND DRIVE

CATTON CHASE

MALLORY RD

D
O

U
G

LA
S 

C
L

WOODHAM LEAS

SPENCER RD

WESTACRE DR

TH
E 

PA
D

D
O

CK

S

DESMOND DRIVE

PE
NNY ROYAL

STIRLING RD

LOUIS CL

TAYLOR’S LN

LODG E FA R
M

 D
R

W
IN

DSOR PAR K G
ARDENS

MOUNTBATTEN
 D

R

PA
R

R
 R

O
AD

AS
H

TR
EE

  R
D

HAWTHORN ROADW
ES

T 
R

O
A

D

MEAD
O

W
 RD

HALL  RD

G
R

A
N

T 
S

T

GOULD  RD

SANDYLANE

H
AL

L 
 R

O
AD

LA
K

E
N

H
A

M
  W

AY

WOLFE  ROAD

GORDON  AVENUE

LIME TREE 

S
C

H
O

O
L 

LA
N

E

AVENUE

PLUMSTEAD  RD

PLUMSTEAD  ROAD  EAST

PLUMSTEAD  ROAD  EAST

PLUMSTEAD  ROAD  EAST

PLUMSTEAD  R
OAD

HILARY  AVE

VALLEY    DRIVE

W
AT

LI
N

G
   

R
O

A
D

SALH
OUSE   R

OAD

SALHOUSE  ROAD

SP
IX

W
O

R
TH

  R
O

AD

WHITE  WOMAN  LANE

WROXHAM     
ROAD

WROXHAM  R
OAD

A
N

G
E

L  R
O

A
D

AYLSHAM  ROAD

AYLSHAM          ROAD

AYLSHAM  ROAD

A1067  DRAYTON  HIGH  ROAD

REEPHAM  ROAD

MID
DLE

TONS  L
ANE

MID
DLE

TONS  L
ANE

HO
SP

IT
AL

  L
AN

E

LO
W

  R
O

A
D

AMSTERDAM    WAY

M
ARRIO

TTS  W
AY

NEWMARKET  ROAD

NEWMARKET 

OVAL  
ROAD

G
U

N
TO

N
  LA

N
E

MARRIOTTS      WAY

DEREHAM  ROAD

DEREHAM  ROAD

EARLHAM  ROAD

EARLHAM ROAD

      BOWTHORPE      ROAD

EARLHAM  GREEN  LANE

THE  AVENUES

B
LU

E
B

E
LL

  R
O

A
D

railway

railway

H
U

R
R

IC

ANE  WAY

IV
ES

  R
O

AD

W
HIT

LI
NGHAM  L

ANE

WHITLINGHAM          LAN
E

RIVER YARE

NEW  ROAD

AVENUE  SOUTH

W
ELLESLEY

railway

ra
ilw

ay

BURNHAM  R
OAD

RAYMOND  R
OAD

W
OODLAND  ROAD

     A140  HOLT  ROAD

REEPHAM  ROAD

REEPHAM  ROAD W
INDSOR    RD

DRAYTON  ROAD

CITY  VIEW
  RO

AD

SAMSON  R
OAD

BOUNDARY ROAD 

SW
EE

T 
 B

RI
AR

  R
O

AD
 

        
  H

ELL
ES

D
O

N
   

R
O

A
D

GUNTON  LANE

NO
RW

ICH  RO
AD

N
O

R
W

IC
H

  R
D

S
PI

TF
IR

E 
 R

D

BO
W

ER
S  AV

E
N

U
E

SUCKLING  AVE

BA
S

SI
N

G
H

A
M

R
O

A
D

V
U

LC
A

N
  R

O
A

D
  N

O
R

TH

V
U

LC
A

N
  R

O
A

D
S

O
U

TH

M
A

S
O

N
R

O
A

D

W
E

S
TO

N
  R

O
A

D

MARGARET  PASTON  AVE 

VALPY  AVENUE

DRAYTON  ROAD

GALLEY HILL

HALF  MILE  RD

GROVE   AVENUE

BEAUMONT  R
OAD

B
R

EC
K

LA
N

D
  R

D

R
IC

H
M

O
N

D
  R

O
A

D

H
IG

H
LO

W
RO

AD

ST
AF

FO
R

D
 A

V
EN

U
E

DEREHAM  ROAD

A1074   DEREHAM  ROAD

EAST  HILLS  RD

BOATMAN  W
AY

BEECHENO  ROAD

CLARKSON  ROAD

RANWORTH  RD

HELLESDON   ROAD

ENFIELD  ROAD

B
E

V
E

R
LE

Y 
 R

O
A

D

G
U

A
R

D
IA

N
  R

O
A

D
  

WATERWORKS  ROAD

BOWTHORPE   RD       
      

 

A
D

E
LA

ID
E 

 S
TR

E
E

T

M
A

P
LE  D

R

FR
E

N
S

H
A

M
  R

D

B
U

R
N

E
T  R

D

PAGE

ROAD

SC
A

R
N

ELL  R
D

U
N

IV
E

R
S

IT
Y  D

R
IV

E

COW  DRIVE

EARLHAM  RD

EARLHAM  RD

EADE  ROAD

ROSEBERY  RD

ELM  GROVE  LANE

            AVENUES  ROAD

         WHITEHALL  ROAD

STAFFORD

GYPSY  LANE

BLUEBELL  ROAD

WATTON      R
OAD

WATTON      R
OAD

TOLLGATE  WAY

A47  SOUTHERN  BYPASS

A 47  S
OUTHERN  B

YPASS

A 47  SOUTHERN  BYPASS

A 146 

JESSOP  ROAD

GLEBE  ROAD

TO
W

N  CLOSE  RD

BARRETT      ROAD 

MOUNT  PLEASANT

EATON  ROAD

    
    

W
ENTWORTH  GREEN

E
LL

C
A

R

R
IS

E

MAID  MARIANROAD

TUCKSWOOD  LANE

H
AL

L 
 R

O
AD

  B
AR

N
ES

DA
LE

  R
D

FOUNTAINS  RD

HALL  RD

OLD
 H

ALL
  R

D

MARTI
NEA

U 
   

 L
AN

E 

STO
KE  R

O
AD

MILE  CROSS  LANE 

WOODCOCK  ROAD

WOODCOCK  ROAD

BULLARD  RD

OLD
  W

ATTON  R
D

COLNEY  LAN
E

COLNEY  LANE

HARTS  LANE

ST LAWRENCE

HARMER LANE

DRIVE

CANTLEY  L
ANE

IN
TW

O
O

D 
 R

O
A

D

    
    

    
    

    
    

   N
ORTH  PARK  AVENUE

MILE  END  ROAD  

DANIELS  ROAD  

EATON  S
TREET

UNTH
ANK  R

OAD

UNTH
AN

K 
 R

D

UNTH
ANK  R

D

CECIL  ROAD

             LEO
PO

LD   ROAD

JUDG
ES  W

ALK

CHURCH  LANE

CAVELL  ROAD

R
A

N
D

O
LF

  R
O

A
D

LA
TI

M
E

R
  R

O
A

D

N
ET

H
ER

W
O

O
D

G
R

EE
N

LO
N

G
  J

O
H

N
  H

IL
L

EU
RO

PA
  W

AY

STRATFORDDRIVE

LAKENFIELDS

LINDLEY ST

JE
W

S
O

N
  R

O
A

D

VI
CA

R
AG

E 

GEORGE  PO
PE  R

D

   
   

   
   

   
 S

T 
 C

LE
M

E
N

TS
  H

IL
L

   
   

   
  S

T 
 C

LE
M

EN
TS

  H
IL

L

                 FID
D

LEW
O

O
D

  RO
AD

C
AT

TO
N

  G
R

O
VE

  R
O

AD

BOSTON  ST

FIFERS  LANE

FIFERS  LANE

METEOR  CLOSE
REPTON  AVE

LODGE        LANE

               CHURCH  ST

SP
IX

W
O

R
TH

  R
O

AD

BARKERS  LANE

CHURCH  LANE

C
O

ZEN
S  H

A
R

D
Y

  R
O

AD

W

ILKS
   FA RM  DRIV

E

FO
XB

URROW  ROAD

    
   

   
   

CO
LI

N
D

EE
P 

 L
AN

E

ALLENS  LANE

R
U

SH
M

O
R

E

AD
AM

S 
RD

TI
LL

S 
RO

AD

TI
LL

S 
CL

OSE

M
O

O
R

E 
AV

EN
U

E

R
O

AD

NEVILLE  R

OAD

RECREATION  GR RD

  ROSEMARY          R
OAD

 A11
51

   W
ROXHAM     

ROAD

GEORGE  HILL

SCHO
O

L  LANE

C
LA

BO
N

  R
O

AD

WALL  ROAD

ASH GROVE

TILLETT ROAD

DENMARK  ROAD

GILMAN  ROAD

M
AG

DA
LE

N 
 R

O
AD

SHIPSTONE  RD

H
EATH

 

BEACONSFIELD     ROAD

      
 MOUSEHOLD  AVENUE

THE  STREET

KIRBY  ROAD

YARMOUTH  ROAD

YARMOUTH  ROAD

SC
H

O
O

L 
 A

VE

HILLSIDE  AVE

THUNDER  LANE

TH
O

R
  R

O
AD

TH
O

R

LO
KE

LAUNDRY  LANE

ST  ANDREWS
CLOSE PRIMROSECRESCENT

ST
  A

N
D

R
EW

S 
 A

VE
N

U
E O

LD  CHAPEL  WAY

MEMORIAL  WAY

CRANLEY ROAD

PEACHMAN  WAY

   YARMOUTH       ROAD

A1270    B
RO

A
DLAND   NO

RTHW
AY

A1270    BROADLAND   NORTHW
AY

                         
   YARMOUTH  ROAD

   LOW  ROAD

 MIDDLE  ROAD

WOODLAND DRIVE

THE BO
ULEVARD

   SMEE LANE

THE   RIDGEWAY

   B
EECHWOOD   D

RIVE

W
O

O
D

SID
E   R

O
AD

W
O

O
D

SID
E             R

O
AD

SO
U

TH
  H

ILL  R
O

AD

BO

RROWDALE   DRIVE

MOUSEHOLD        LANE  

  HEARTSEASE  LANE 

SALHOUSE   ROAD

DELO
NEY  RO

AD

BARCLAY  R
D

BR
EC

K  ROAD

HAM
M

O
ND   W

AY

H
AM

M
O

N
D

 
  HAR

R
IS

O
N

S  DR

GREENBOROUGH  ROAD

MUNNINGS  RD

NEWBEGIN  RD

CUBITT  RD

MORSE

AVE

HAR
VE

Y 
   

LA
N

E

CORBETT  A
VENUE

CROMWELL R
OAD

ROUNDTR
EE 

WAY

BLACKWELL
 AVENUE

     LEVESON  ROAD

 LINTON CRESCENT

SPARHAW
K 

 A
VE

NU
E

BLUE   BOAR  LANE

BLU
E   BO

AR  LANE

BLU
E   BO

AR  LANE

LIN
ACRE  AVENUE

ARMES    ST
ST  WILLIAMS  WAY

  A140   CRO
M

ER    ROAD

     LAKENHAM   ROAD

   
  M

IL
E 

  C
RO

SS
   

   
  R

OA
D

        CLOVER HILL R

OAD

EARLHAM  GROVE

HUTCHINSON  R
D

EARLHAM  GREEN  LANE R
EC

R
E

ATIO
N

  R
O

A
D

A
LE

X
A

N
D

R
A 

 R
O

A
D

M
IL

L 
 H

IL
L 

 R
O

A
D

W
E

S
T 

 P
A

R
A

D
E

H
EI

G
H

A
M

 G
R

O
V

E TELEGRAPH  LANE  EAST

W
E

LES
LE

Y   AV
E  N

TH

H
A

R
V

E
Y   LA

N
E

TH
U

N
D

E
R

         LA
N

E

D
AV

ID
S

O
N

  R
D

P
O

U
N

D
   LA

N
E

G
R

EEN
   LA

N
E

P
O

U
N

D
   LA

N
E DUSSIN

DALE    
 DRIVE

VANE  CL

FIFERS  LANE

SUTHER
LAN

D
 AVE

DRAYTON  HIGH  ROAD

CHARTWELL           RD

CHARTWELL ROAD

SP
ROW

ST
ON    

 R
OAD

C
H

U
R

C
H

  L
AN

E

C
R

O
FT

-
H

O
LM

E
W

AY

RING  ROAD
ELIZABETH AVENUE

THOMAS VERE RD

YARMOUTH  ROAD

M
A

N
S

FIE
LD

 L A
N

E
M

AN
SFIELD

 LA
N

E

H
A

LL
   

R
O

A
D

CONSTABLE  RD

C
O

N
S

TA
B

LE
  R

D

 A
14

0 
 IP

SW
IC

H
   

  R
O

A
D

IP
SW

IC
H 

R
O

A
D

IP
SW

IC
H 

R
O

A
D

LIME TREE  ROAD

CHRISTCHURCH  ROAD

CHRISTCHURCH  RD

EATON  ROAD

SUNNINGDALE

PLAN
TSM A N CLOSE

U
N

TH
A

N
K 

R
O

AD

UNTHANK  R
OAD

C
O

LLEG
E    R

O
A

D

C
H

R
IS

TC
H

U
R

C
H

      R
O

A
D

COLMAN
ROAD

PA
R

K          LANE

ST

H
E

IG
H

A
M

MIDLAND ST

R
O

A
D

   
O

LD
  P

AL
AC

E 
 R

OA
D

MARRIOTTS W

AY

EARLHAM ROAD

BOWTHORPE  R
D

  HEIGHAM  ST

MARRIOTTS     WAY

RIVER YARE

RIVER YARE

RIVER  WENSUM

RIVER  WENSUM

THORPE   ROAD

 C
O

LM
A

N
  R

O
A

D

FIR
S  R

D

ST
   

FA
IT

H
S 

   
   

RO
AD

SP
IX

W
O

RT
H 

 R
O

AD

CANNERBY

LANE

FALCON  ROAD  EAST

RIDER  HAGG
AR

D
  R

O
A

D

BORROWDALE

DRIVE

LO
N

G
 JO

H
N

 H
ILL

AR
NOLD

MIL
LE

R  R
D

SA
ND

Y 
LA

NE

SANDY LANE

ROBIN   HOOD RD

GREENWOOD

ROAD

ROAD

MARSTON  LANE

MARSTON  LANE

C
H

U
R

C
H

   L A
N

E

NEWMARKET
ROAD

COLNEYLANE

C
O

LN
EY LAN

E

ROUNDHO
US

E 
 W

AY

    
   

    
     

      
    NEWMARKET ROAD

SOUTH PARK AVENUE

BLUEBELL R
O

A
D

  TH
R

E
E    S

C
O

R
E     R

O
AD

CHAPEL BREAK ROAD

CHAPEL BREAK ROAD

RAWLEY ROAD

 H
U

M
B

LE
   

Y
D

LO
W

  ROAD

NORWICH ROAD

BR
AM

BL
ING 

D
R

AG
ONF

LY
LA

NE

WATER

LANE

 S
TR

AT
FO

RD  C
RES

GURNEY  LA

CHANCELLORS   DRIVE

UNIVERSITY  DRIVE

NORFOLK    R OAD

SUFFOLK RD

R
U

S
K

IN
  ROAD

   
LO

V
E

LA
C

E
  R

O
A

D

NORTHFIELDS

D
E 

 H
AG

UE 
 R

OAD

FAIRFAX  RD

SOUTH P
ARK  A

VE

PARMENTER
ROAD

BUCKIN
GHAM  R

D

JUDGES DRIVE

RYRIE
COURTE

ATO
N

  C
H

ASE

OSBORNE ROAD

NORVIC
  D

R
IV

E

POPLAR

AVE

CHESTNUT  H
ILL

  BUCKLAND RISE

ELVEDEN  C
L

GREENWAYS

   GREENWAYS

   
  H

AR
D W ICK

CLOSE

LI
ND

FORD

DRIVEBURHILL
CL

ABINGER WAY

BROADHURST  ROAD

LO
W

TH
E

R
  R

O
A

D

LYHARD  ROAD

W
E

LS
FO

R
D

 

W
E

LS
FO

R
D

 

IR
V

IN
G

 R
D

B
E

AT
T

Y
 R

D

TO
W

N
S

E
N

D
 R

D

R
D

R
D

ST
AT

H
AM

 
CLBRANKSOME  RD

CAMBERLEY  RD
CLAREMONT  RD

WAVERLEY   R
D

S
H

ER
W

O
O

D

FRIAR TUCK

R
O

AD

SC
AR

LE
T 

 R
O

AD

W
ATK

IN
  R

D

B
O

W
M

A
N

  R
D

BESSEMER  R
OAD

CO
LE

BU
RN

  R
OAD

TH
EO

BA
LD

  R
O

AD

COO
PE

R 
 L

AN
E

O
SB

ER
T

C
L

HARWOOD ROAD

 COKE RD

 SPRINGBANK

      BIRB ECK ROAD

B
E

E
C

H
IN

G
 R

OAD

W
HI

TI
NG

  R

D

G
R

O
VE

  W
A

LK

ST
 A

LB
AN

S 
R

D

PATRICIA ROAD

TR
AF

FO
R

D
   

R
O

AD

BR
IA

N
  A

VE

FAIRFIELD  R
D

O
R

W
E

LL
R

D

UPTON  ROAD

M
EA

D
O

W
R

IS
E  AV

E

BURY  STBEECH     DRBEECHBANK

   E
LIZA

B
E

TH
    FR

Y  R
D

G
EO

R
G

E  B
O

R
R

O
W

  R
D

GEORGE BORROW
RD

        SALTER  AVE

CO
LLEGE  RD

LINCOLN  ST
PORTLAND  ST
DOVER  ST

C
A

ER
N

A
R

VO
N

  R
D

W
ELLIN

G
TO

N

R
O

A
D

H
AV

ELO
C

K  R
D

DENBIGH  RD P
E

M
B

R
O

K
E  R

D

C
A

R
D

IFF  R
D

S
W

A
N

S
E

A
  R

D

SANDRINGHAM RD

E
D

IN
B

UR
G

H
   R

O
A

D

G
LA

D
ST

O
N

E 
S T

   
   

BE
LV

O
IR

   
 S

TR
EE

T

WEST  END  ST

NILE  ST
CLIFTON  ST

HEIGHAM  ST

N
E

LS
O

N
  S

TR
E

E
T

N
E

LS
O

N
  S

TR
E

E
T

N
O

R
TH

U
M

B
E

R
LA

N
D

  S
T

H
O

TB
LAC

K  R
O

A
D

TU
R

N
E

R
  R

O
A

D

B
O

N
D

 S
T

M
E

R
TO

N
 R

D

ST
ONE 

RD

PRESS LA

RO
AD

BER NE
RS

 R

D

JU
NC

TIO
N

R
D

PENN GRO

SL
EA

FO
RD

 G
RN

PH
IL

AD
EL

PH
IA

LA
NE

BLYTH   RD

CHAMBERLIN  RD

MILLERS  LANE

PELHAM  RD

LAWSON ROAD

LONG ROW

C
O

N
ST

IT
U

TI
O

N
   

H
IL

L

M
AS

SI
NG

HA
M

  R
D

W
AT

ER
LO

O  R

D
SPROWSTON 

   R
D

PATTESON  RD

BUXTON  RD

BAKERS RD

E
D

W
A

R
D

  S
T

ST AUGUSTINES

 ST  M
A RTIN

S  RD

STREET

CLARK RD

STACY RD

GUERNSEY

MAGPIE RD WODEHOUSE ST

SILVER ST

MARLBOROUGHRD

MOUSEHOLD  ST MOUSEHOLD  ST

RD

BU
RG

ES R
D

G
RESHAM    ROAD

B
IG

N
O

LD
   

 R
O

A
D

HELLESDON  HALL ROAD

HELLESDON  HALL ROAD

CALEY CLO
S

E

C
LO

VELLY D
R

IVE

R
IVER

SID
E C

 L OSE

HELLESD
O

N  M
ILL  LANE

DARRELL   PL TOLLHOUSE

ROAD

M
AR

L 
 P

IT
  L

ANE

M
O

TU
M

  R
D

C
AD

G
E R

O
AD

C
H

A
R

G
E R

D

IRSTE
A

D
 R

O
A

D

IV
Y

  R
O

A
D

BEVERLEY

ROAD

GYPSY   L
ANE

CUNNINGHAM  RD

FRIENDS RD

FRIENDS RD

OLD  WATTON  ROAD

W
O

R
DS

W
O

RT
H 

 R
D

TA
YL

O
R 

 R
OA

D

M
AL

BR
OO

K 
 R

D
G

IL
BA

RD
  R

O
AD

TOYLERD

BISHY      BARNEBEE      WAY

BLADEW
ATE

R
 R

D

C
A

D
D

O W      ROA D

  HO

R N -PIE  RD

  THE RUN
NEL

  M
A

RDLE ST

D
O

D
D

ER
M

AN
  W

AY

         
     E

ARLHAM     
   G

REEN      LANE

THE

DRIVE

A47  SO
UTHER

N  BYPA
SS

SUNNY  G
ROVE

VALLEY  ROAD

CLOVER  HILL  ROAD

YA
X

LE
Y  W

AY

WENDENE

W
E

N
D

E
N

E

BENDISH  WAY

     HARPSFIELD

H
U

D
S

O
N  WAY

LAYER C
LO

SE

CUTLER  WAY

ATKINSON C
L

   D
R

A
P

E
R

    WAY

   BARNARD  ROAD

BA
W

BU
R

G
H

  L
AN

E

MIDDLETON 
CRESCENT

GROVE  AVENUE

TOWN  HOUSE  ROAD

LO
N

G
W

AT
ER

  L
AN

E

LO
N

G
W

AT
ER

  L
AN

E

UPPER STAFFORD AVE
UPPER 

ROAD

BRECKLAND

TH
R

EE
  M

IL
E 

 L
A

N
E

G
R

AY
S

FA
IR

GURNEY  ROAD

JERRINGHAM  RD

G
U

R
N

E
Y 

 R
D

RUSKIN
  R

D

SMITHDALE
 RD

K
AB

IN  RD

HIL
L 

 R
OAD

FOLGATE  LANE

TH
E 

 S
TR

EE
T

COSTESSEY   LANE

TAVER
H

AM
   LAN

E

TAVERHAM   ROAD

MACK’S   LANE

W
OODLA

ND  R
OAD

MARGARET

YELV
ERTON 

CLO
SE

CLO
SE

DEVON

AVENUE

FA
IR

W
AYS

PLANTATION  ROAD

PARK

WAY

NURS
ER

Y CL

OLIVE   ROAD

MARGARET   R
OAD

W
OODHIL

L  
RIS

E

O
VA

L  AV
E

NO
R

TH
VIEW

  R
D

IN
D

EN
  R

D

COPPIC
E

AV
E

KINSALE  AVE

W
EST-

GATE

NORTH
-

GAT
E

PINEWOOD  CLOSE

HASTINGS

AVE

HARLINGTON

AV
E

MOUNTFIELD

AV
E

C
O

R
O

N
ATIO

N
  R

D

HERCULES  RD

APPLEYARD  CR

   APPLEYARD  C

R

LEFR
O

Y  R
D

D
O

LP
HIN

   
   

   
   

   
 P

AT
H

BACTON    RD

PA
LM

ER  RD

C
O

TT
IN

GHAM  DRIVE

G
O

W
ING

  RO
AD

BUCK CO
U

RTNEY CRESCENT

FLETCHER
WAY

BAXTER 
  C

T

D
E

LFT  WAY

ANSON  ROAD

M
EA

DO
W

WAY 

HAW
TH

ORN  AVE

DIAMOND  RD

JU
PITER

R
D

CONCORDE

R
O

AD

BURTON  RD

HARTBEELA

HEYFOR
D

 R OAD

IVES  ROAD

BU
S

SEY  RD

S
T  FA

ITH
S

  R
O

A
D

HU
RR

IC
AN

E 
 W

AY

EV
AN

S
W

AY

D
O

W
D

IN
G

  R
O

AD

JAVELIN
RD

PR
IO

R
S

  D
R

IVE

N
O

R
M

AN
  D

R
IV

E

OAK  LANE

ROSTWOLD
WAY

LINTOCKROAD

ST
  F

A
IT

H
S 

 R
O

A
D

O
AK

  L
AN

E

PR
O

C
TO

R
   

R
D

PROCTOR   ROAD

PIONEER   RD

NO
RT

H 
 W

AL
SH

AM
  R

OAD

NORTH
  W

AL
SH

A
M

  R
O

A
D

SILVER
  R

D

G
U

R
N

EY
  R

OAD

GURNEY  ROAD

LU
SH

ER
S 

 L
OKE

TU
ST

IN
G C

L

EDWARDS  ROAD

GERTRUDE  ROAD

GERTRUDE  ROAD

  CHURCHILL  RD

KNOWSLEY  RD

RUSSELL  AVE

ALLENS  AVE

GLENBURN  AVE

FAIRSTEAD RD

DENTON    RD

ANTHONY

WINDMILL
ROAD

HOOPER DRIVE

LANE

SH
IP

FI
EL

D

DI
XO

N 
   

RD

ST
O

NE
HO

US
E 

 R
D

BLENHEIM  RD

PARANA  RD

MERLIN  AVE

P
EREGRIN  RD

          L INDSAY  RD

VARVEL

AVENUE

FALCON  RD  W
EST

GAGE  RD CERE  RD

BEW
IT  R

D

BLITHE-W
OOD  GARDENSBLITHEMEADOW  DRIVE

  LAMBERT  RD

THORNHAM  RD

LONE BARN  RD

C
ERE   ROAD

GURNEY 

AVIAN  W
AY

C
IR

R
U

S  W
AY

CHURCHMAN  RD

CLANCY 
 R

DM
ARYAT     RD M

ANBY  RD

GAWDY  RD

W
ITARD   RO

AD

SPRINGFIELD
ROAD

BARCLAY  RD

BEECH  D
R

PAINE  RD

ORCHARD CLOSE

FR
ER

E 
 R

D

SALE       R
O

AD

SALE   ROAD

M
UN

NI
NG

S 
RO

AD

STEEPLEGREEN

CLOSE

LLOYD  RDKNO
X  RD

VINCENT  RD

TH
O

R
PE  AVE

CHARLES  AVENUE

C
YR

IL
R

D

BELMORE  ROAD

SPINNEY     ROAD

SO
U

TH
  H

ILL  R
O

AD

BOOTY ROAD

ST  C
ATH

ER
IN

ES  R
D

HO
LM

ES

CL

CASTON  RD

W
O

M

ERSLEY  RD

LIO
N

W
O

O
D

     R
O

A
D

M
O

R
S

E  R
O

A
D

  M
A

R
G

E
TS

O
N

  AV
E

 P
ILLIN

G
  R

D

PILLING  PARK   ROAD

WHITE FARM LANE

HENBY
  W

AY

H
O

W
A

R
D

 C
L BLAKESTO

N
E

 D
R

M
A

R
G

A
R

E
T  C RES

H
ILL C

R
E

S
T

ROAD

THOR  CL

AERO
D

R
O

M
E

  R
D

GORSE ROAD

W
ILLIAM

S  LO
K

E

HILLY  PLANTATION

       BIRKBECK   WAY

GARGLE HILL

EASTERN ROAD

EASTER
N

 C
R

ESCENT

FRANCIS STONE 
C

O
U

R
T

BO
U

N
D

A
R

Y LANE

E
A

S
TE

R
N

  AV
E

N
U

E

   D
U

SSIN
DALE     DRIVE

   DUSSINDALE  DRIVE

   DUSSINDALE  DRIVE

   DUSSINDALE  D
R

IVE

                                     G
R

EEN   LANE   W
EST

                  BROAD   LANE

   
   

 D
ES

BO
R

O
U

G
H

 W
AY

   
   

 S
KI

PP
ON  WAY

   NASEBY

 WAY

PRIDE WAY

TOAD LANE

   ROYAL
IS

T 
 D

R

WINSTANLEY R
O

AD

                           G
R

EEN
   LA

N
E

   N ORTH

         GREEN   LANE   NORTH

        BROADLAND DRIVE

N
O

R
TH

SI
D

E

OAKS  LANE BRUNDALL  LOW  ROAD

G
IRLING

  LANE

WHITLING
HAM

  LAN
E

HILLSIDE  RD

M
EADOW    

LANE    

NEWTON CL

DEVON  W
AY  

B
A

R
N

M
E

A
D

O
W

W
HI

TE
  H

O
RS

E 
 L

AN
E 

 

M
ANSFIELD  LA

C
R

AN
AG

E RD

BRACONDALE

MILL
    

GAT
E  

M
AR

TI
NE

AU
   

 L
AN

E 
 

LOCKSLEY  ROAD

ARMINGHALL  LANE

TH
E LO

KE

OAKFIELDS  RD

TUNGATECRESCENT

ASPEN   W
AY

TH

E RIDINGS

BRETTINGHAM   WAY

LUSHER  RISE

JEX ROAD

JEX ROAD

CINTRA  RD

COTMAN  RD

LOWER
CLARENCEROAD

RANSON  RD

THE DENES

SC
O

TT
 R

D

SALISBURY  RD

CREM
ORNE LANE

SCHO
O

L   LANE

BI
SH

O
PS

  C
L

HEATHSID
E 

STANLEY AVENUE 

  W
O

OD
RO

W
 P

L
A

C
E

SO
U

TH
  A

VE
N

U
E

CHAPEL  LA

BEWFELDRD

BOWTHORPE

HALL  RD

LA
R

KM
AN

LA
R

K
M

AN
  L

A
N

E

ALBANY  RD

LA
N

E

A11

LO
R

D
   NELSON   

MEREDITH  ROAD

AR
M

S
PA

R
K 

R
D

O
U

LT
O

N
R

O
AD

REEPHAM  ROAD

BERRINGTON  ROAD

SARACEN  R
OAD

HADEN  A
VE

MEADOW  W
AY HEATH  C

RESCEN
T

MEADOW 

CLOSE

 R
D

KESW
ICK  RO

AD

KESWICK  ROAD

CANTLE

Y LANE SOUTH

TAY
L

O
R A VE

ARMITAGE CLOSE

MEADOW FARM DRIVE

K
ED

LESTON DR

LOW ROAD

KE
SW

IC
K 

CL

THE PINES

LA
NE

LA
NE

NEW
FOU N D DR

CR
IN

GL
EFORD

CH

ASE

SO
FTLE

Y D
R

YARE VALLEY

DRIVE

EAT
ON S

TREET

       E B BIS
HAM  D

RIVE

PARSONS M
EAD

AMDERLEY DRIVE

C
H

E
Y

H
A

M

M
O

U
N

T

BRADEHAM

NO
RT

O
N 

D
RI

VE

GLENALMOND BRANKSOME CL

CARNOUSTIE

WAY

BIRKDALE

THE W

ALNUTS

R
U

D
G

E
 D

R
IV

E

LE
N

G
 C

R
E

S
C

E
N

T

B
E

K 
C

LO
S

E

   
  P

E
C

KO
V

E
R

 R
O

AD NORGATE RD

SOTH
ERTO

N R
D

PETTUS R OA
D

BL A
K

EN

EY CL

QUEENS CLOSE

UPTON CL

WALDECK RD

CHURCH AVE

THE

PLANTATIO
N

EAST

MELROSE RD

HIGHLAND RD

MURIEL RD
GRANGE RD

HENLEY RDHIGHLAND

AVE

MORNINGTON RD

ROAD

HIGHFIELD

GRIFFIN LANE

CENTRALAVENUE

MERIDIAN WAY
COMMON LANE

BU
N

G
ALO

W
   LAN

E

CLOSE

BR
O

AD
LAN

D
 W

AY

HEATH ROAD

ST DAVIDS DR

C
LO

SEPINETREES   ROAD

TIERCEL A
VE

NUE

CREANCE R
OAD

CH
EN

ER
Y DRIVE

ATLANTIC   W
AY

MALLARD   WAY   
   

 S
T M

ARYS GROV E

 ST M AR

GARETS D

R IVE

BL
EN

HE
IM

  C
RE

SC
EN

T

C

HURCH VIEW CL

IMPALA CLOSE

ARCHER 
CL

BI
LL

IN
G

  C
LO

S
E

LO
W

R
Y 

 C
OLE

  R
OAD

BURMA     R
O

A
D

THE WARREN

DO VEDALES

  BREYDON RD

C
AN

N
ER

BY
 L

AN
E

ALF
ORD G

ROVE
PL

AF
ORD 

RD

TEMPLEMERE

PARKLAND RD

C
LO

VE
R

 R
OA

D

C
O

N
ST

IT
U

TI
O

N 
HIL

L

MEADOW
GARDENS

C
O

LK
ET

T 
DR

IVE

ARDNEY RISE

CARTERFORD DRIVE

TANAGER C L O

SE

PEM
B

R

EY CL

AYLESBURY CL

PEARCEF
IE LD

DENMARK
OPENING

SEWELL RD

  DE CAUX RD

SP
EN

C
ER

 S
T

BELL RD

BRANFORD

ST OLIVES

ROAD

ROAD

ROAD
NORTHCOTE

VIOLET ROA D

C
R

O
M

E R
O

AD

ROMANY ROAD

SOUTHALLS WAY

LAVENGRO

ROAD

 O
AK

T

REE D RIVE

COBHAM

WAY

RICE
WAY

SKELTON R
O

AD

TH O RNFIELD WAY

     G
O

U
LB

U
RN

 RD
HOOKER RO

AD

TIMOTH

Y  CLOSE

B
R

O
O

M
 AV

E

FU
R

ZE R
O

A
D

O
AK AVEN

U
E

ARM
STRO

NG
 RO

AD

TR
A

CEY RD

FI
RT

RE
E  

R
O

AD

RACECOURSE

            ROAD

LAU R
E

L 
R

O
A

D

H
AN

SE
LL R OAD

LO
N

G
FIELD

S R
O

AD

FI
EN

NE
S RD

ASSOCIATION W
AY

OLD GROVE
COURT

R
AC

K
H

A
M

 R
D

LI
LB

U
R

N
E AVENUE

HUNTER CLOSE

CLOSE
MIDDLETON

H
A

R
M

E
R

   
   

   
  R

O
A

D

H
ILL M

EAD

   BRIGHTWELL ROAD

B
E

E
C

H
 D

R
IV

E

DALRYMP L E

WAY

  PAR
TR

ID
G

E W
AY

FOSTER RD

RYE AVENUE

R
Y

E
      AV

E

CHAM
BERS R

D

RYE CLOSE

KIRKPATRICKROAD

ROAD

O
X

N
E

AD
 R

O
AD

B
LO

M
EF

IE
LD

R
O

A
D

WOODWARD

G
LE

NM
O

RE
 G

DN
S

BO
LIN

G
BR

O
KE          RO

AD

   M

ARSHALL RD

WELL
LOKE

CURTIS

R
O

AD

O
V

E
R

B
U

R
Y R

O
A

D
AV

EN
U

E
B

O
U

N
D

A
R

Y

RO
AD

V
ER

A

MAYFIELD AVE

LILIAN   C
LO

S
E

EVER
SLEY R

O
AD

MERCHA NT

     WAY

HEATHER AVE

BRAMBLE AVENUE

WALDEMAR AVENUE

BRABAZON ROAD

W
AR

R
EN

 AVE

BROOM
 AVE

PR
IN

C
E A

N DREW’S ROAD

LINKS AVENUE

NEYLO
ND C

RES

WOODVIEW R
OAD

DRAYTON W
OOD R

OAD

WESTWOOD

DRIVE

HAMOND ROAD

BUSH  RO
AD

DENNIS RO
AD

SADLER ROAD

HOW
ELL

 R
OAD

HURN R
OAD

DELANE ROAD

BRADSHAW ROAD

M

AGNAY ROAD

BI
D

EW
EL

L C
LFAIRVIEW CL

CO
ST

ES
SE

Y 
 L

AN
E

THE CROFT

H
IN

S
HA

LW
O

O
D 

WAY

WINDMILL LANE

HIGHLAN
DS

N
U

R
S

ER
Y 

LA
N

E

M
YR

TL
E 

 A
VE

LI
M

E
 T

R
E

E
 A

VE
N

U
E

WEST  END

CLEVES

W
AY

PARKLANDS

TOWER  H
ILL

HALL DRIVE

LO
N

G
D

E
LL H ILLS

RO
UN

DW
EL

L
RO

AD

DOLPHIN RO
A

D
B

R ISTOL RO
A

D

LONG   LANE

FR
A

N
C

IS
 W

AY

M
O

R
G

A
N

 W
AY

B
A

R
N

A
R

D
 R

D

A
S

TLEY  RO
AD

JARROLD WAY

LI
S

LE
 R

O
A

D

STYLMAN  R
OAD

BELOE  AVENUE

 SW
AFIELD

  S
T

HOLWO RTHY  RD

PEVERELL ROAD

   
   

   
 C

RO
W

N    
    

   R
OAD

GURNEY CL

MARSHALL
CLOSE

G
LE

ND
A 

 R
O

AD

LEEWOO
D C

R
ESWINSFORD

    WAY

                 K

NOWLAND GROVE

GENTRY
PLACE

JAMIESON PLACE

 STEPHENSON      ROAD

CL
OS

E

RU
NC

TO
N

FRESHFIELDCLOSE
ST MILDREDS      ROAD

CALTHORPE   ROAD

  BLAND RD

WILBERFORCE ROAD

ROBSON  ROAD

  BEVAN      CLOSE

ROCKINGHAM  ROAD

G
E

O

R GEFO X

        W AY

WAKEFIE

LD

    R
OAD

PI
TC

H
FO

R
D 

RO
AD

ROE DRIVE

FIELDVIEW

EA
R

LE
S  G

ARDENS

PRIMULA
  D

R
IV

E

H
E

N
D

ERSON RD

  S
TA

NN
AR

D RD       BACO
N  R

D

LE STR
AN

G
E C

L

CO
RIE    R D KING H O

R
N 

R
D

W
YC

LIFFE   R

OAD

IV
O

R
Y 

 ROAD

W
ILBERFORCE ROAD

   W

I N
C

H
C

O
M

B 
R

D

   W ATE
R

M
AN

 R
D

H
E

LE
N

A
 R

O
A

D

C
O

N
N

AU
G

H
T 

 R
O

AD

   
   

SA
IN

T 
   

 P
H

IL
IP

S 
   

RO
AD

   
W

A
R

W
IC

K 
  S

TR
EE

T

PORTERSFIELD ROAD

WHEELER  ROAD

HAVERS   ROAD

SH
O

RNCLIFFE   AVENUE

HEMMING   W
AY

H
AN

SA
R

D
  R

D

COPE
NH

AG
EN

  WAY

HELLESDON      
        

  PARK ROAD

ALSTON 
 R

O
AD

W
H

IFFLER   R
D

ST
 M

IL
DR

EDS ROAD

MILCROFT C L O
S

E

W

ENS UM  VALLE
Y

  CLO SE

A11 NEWMARKET ROAD

ROAD

DEVONSHIRE 
STREET

G
O

LD
SM

ITH ST

WYMER ST

WEST POTTERGATE

B
AT

H
U

R
ST

 
 R

O
A

D

YORK ST

ESSEX ST

TRINITY STCAMBRIDGE ST

GROSVENORROAD

GLOUCESTER ST

NEWMARKET ST

ONLEY ST

ALBEMARLE ROAD

SOUTHW
ELL ROAD

AURANIA AVE

LADY MARYGROVE

ELEANOR ROAD

TR
AFFO

R
D

 R
O

AD

HUGHENDEN
ROAD

C
IT

Y 
   

   
R

O
A

D
  

TH
E

  LO
A

N
IN

G
CONESFORD  

HOSPITALLANE

HARFORD ST

CYPRUS ST

CRICKET GROUND ROAD

BRACONDALE

KING
  STCORTON R OAD

H
A

R
D

Y R
O

A
D

C
LAR

EN
C

E R
D

    
   C

ARROW  RD

ROAD
COZENS 

PRIMROSE

KETT’S

G
U

R
N

EY
R

D

HILLHOUSE RD

BEATRICE RD

ST
 L

EO
NA

RD
S 

RD

ROAD

HILL

Q
UE

BE
C 

RO
AD

BRITANNIA RO
AD

D
R

IV
E

A47

A1
27

0

BULLCLOSE RD

SP
EN

CE
R 

ST

C
H

E
ST

E
R

 P
LA

CE

BARKER  STREET
W

HIT
E  H

ORSE  L
AN

E 
 

DR
AG

OON

W
AY

TU
R

N
P

IK
E C

LO
S

E

D

D

D

D

D

D

D

D

Libraries

Schools 
First, infant or primary 
City Academy Norwich
City of Norwich School
Hellesdon High
Hewett Academy
Open Academy
Ormiston Victory Academy
Norwich High School for Girls
Sewell Park Academy
Sprowston Community Academy
Thorpe St Andrew School
Jane Austin Free School
Norwich School
Notre Dame
Sir Isaac Newton 6th Form
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Bicycle shops

Sports facilities
Football Development Centre
Norfolk Snowsports Club
Norman Centre
Norwich Rowing Club
Sewell Park Academy Sports Centre
UEA Sports Park
Whitlingham Outdoor 
Education Centre
Carrow Park
Riverside Leisure Centre
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How to use the map

Planning your route
Use this side of the map for planning your route. It shows 
where the pedalways go and how they relate to facilities. 
The main routes are coloured and the colours can be found 
on signs and stickers along the way. 
Turn over to see four looping leisure rides that take you out 
into the beautiful countryside around Norwich.

Route conditions
The quality of the network varies from place to place and we 
are implementing a long-term plan to improve it. The maps
show the busy traffic areas and the traffic-free parts of the 
pedalways so you can match your route to your level of 
cycling confidence and skill. The traffic-free parts are usually 
shared with pedestrians so please be considerate and use a 
bell. Their surfaces can also be slippery, uneven or unlit so 
please take care. Some parts of the network are privately 
owned and not maintained by the City or County Council. 

A.P. Cycles
Bicycle Links
Cycloservices
Cycle Ops
Cycle Republic
Cycles UK
Dr Bike @ UEA
Evans Cycles
Freemans
Go Outdoors
Halfords
Pedal Revolution
John Borwell
Leisure Cycles   
Mandarin 
Sorens
The Bike Man
Wilco ‘Bike’ (Aylsham Rd)
Wilco ‘Bike’ (Dereham Rd)
Wilco ‘Bike’ (Reepham Rd)
Wilco ‘Bike’ (Salhouse Rd)
Not About The Bike
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Drayton

Bowthorpe

N&N Hospital

Lakenham
(UTC Norfolk)

Whitl ingham

Broadland 
Business Park

Heartsease

Sprowston

Airport
(Aviation
Academy)

Wymondham
(see route on reverse of map)

Norwich 
great to explore by bike

The pace is right to spot a bargain in a quirky 
shop or pause for a conversation with a friend in 
the park. The city is compact, making it manageable 
to ride from the edge to the centre in under twenty 
minutes. But you need to know where to go.

welcome to the cycle network.

It features seven pedalways, each represented by 
a colour. Five cross the city from one side to the 
other and meet in the middle at St Andrew's Plain. 
Two others encircle the city - orange near the centre 
and purple on the edge. They are complemented by 
neighbourhood routes that help you get around from 
your home to schools and shops, or they can be 
connected to the pedalways for longer journeys.

Norwich is yours to discover.

Happy pedalling!

Long stay secure cycle parkingP
Cycle stand parking

Higher & further education

St Andrew’s Plain centre of the network

Train station (including cycle hire) 

Park & ride (cycle parking available)

Bus station (including cycle hire)

One way

Steep hill (arrows point uphill)

Neighbourhood routes

Inner circuit

Outer circuit

Lakenham ↔ Aviation Academy

Wymondham ↔ Sprowston

N&N Hospital ↔ Heartsease

Bowthorpe ↔ Broadland Business Park

Drayton ↔ Whitlingham (National Cycle Route      )

Pedalways

Cycle network route conditions

Cyclists dismountD

Airport

Cycle sport venue

Traffic free path

1

Football stadium

Route along busy road (With speed limit over 
20mph without off  care) 

Norwich 12 buildings

NHS walk in centre

Toilets, public & customer

Riverside walk/pathway
City wall 

Norwich Market

Local shopping centres

Tourist Information Centre

Norwich and beyond 
great to explore by bike

The pace is right to spot a bargain in a quirky shop,  
pause for a conversation with a friend in the park,  
or explore a neighbouring beauty spot. The city is 
compact, making it manageable to ride from the edge 
to the centre in under twenty minutes. For those 
looking for more leisurely rides, the Broads, Loddon 
and Wymondham can be discovered in a few hours.

Welcome to the cycle network!

It features seven pedalways, each represented by a colour. 
Five cross the city from one side to the other and meet 
in the middle at St Andrew’s Plain. Two others encircle 
the city – orange near the centre and purple on the 
edge. They are complemented by neighbourhood routes 
that help you get around from your home to schools 
and shops. Four looping leisure rides – circulars – take 
you into the beautiful countryside around Norwich.

Discover Norwich and beyond.

Happy pedalling!

How to use this map

Planning your route
Use this side of the map for planning your route 
within Norwich. It shows where the pedalways go  
and how they relate to facilities. The main routes  
are coloured and the colours can be found on signs 
and stickers along the way. 

Turn over to see four looping leisure rides that  
take you out into the beautiful countryside and 
neighbouring towns.

Route conditions
The quality of the network varies from place to place and 
we are implementing a long-term plan to improve it. 
The maps show the busy traffic areas and the traffic-
free parts of the pedalways and leisure routes so you 
can match your route to your level of cycling confidence 
and skill. The traffic-free parts are usually shared with 
pedestrians so please be considerate and use a bell. Their 
surfaces can also be slippery, uneven or unlit so please 
take care. Some parts of the network are privately 
owned and not maintained by the city or county councils. 

Pedalways

Cycle network route conditions

Bowthorpe	        Broadland Business Park
Drayton	    Whitlingham (National Cycle Route      )

Lakenham	       Aviation Academy
N&N Hospital	  Heartsease 
Wymondham	          Sprowston
Inner circuit
Outer circuit
Neighbourhood routes
St Andrew’s Plain (centre of the network)

Pedalway destination

Cyclists dismount 
One way
Route along busy road 
(with speed limit over 20mph and 
without off carriageway option) 

Steep hill (arrows point uphill)

Traffic free path

Airport 

Bus station (including cycle hire)

City wall

Cycle sport venue

Cycle stand parking

Football stadium

Higher and further education

Local shopping centres

Long stay secure cycle parking

NHS walk in centre

Norwich Market

Park & Ride (cycle parking available)

Riverside walk/pathway

Toilets, public and customer

Tourist Information Centre

Train station (including cycle hire)

Libraries

Sports facilities
Carrow Park 
Football Development Centre
Norfolk Snowsports Club
Norman Centre
Norwich Rowing Club
Riverside Leisure Centre
Sewell Park Academy  
Sports Centre
UEA Sports Park
Whitlingham Outdoor 
Education Centre

Schools Bicycle shops
A.P. Cycles
Bicycle Links
Cycloservices
Cycle Republic
Cycles UK
Dr Bike @ UEA
Evans Cycles
Freemans
Go Outdoors
Halfords
John Borwell
Leisure Cycles   
Mandarin
Not About The Bike
Pedal Revolution 
Sorens
The Bike Man
Wilco ‘Bike’ (Aylsham Rd)
Wilco ‘Bike’ (Dereham Rd)
Wilco ‘Bike’ (Reepham Rd)
Wilco ‘Bike’ (Salhouse Rd)

First, infant or primary 
City Academy Norwich
City of Norwich School
Hellesdon High
Hewett Academy
Jane Austen Free School
Norwich High School for Girls
Norwich School
Notre Dame
Open Academy
Ormiston Victory Academy
Sewell Park Academy
Sir Isaac Newton 6th Form
Sprowston Community Academy
Thorpe St Andrew School
Wherry School

Employment areas
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Cycle network route conditions

Bridge/tunnel over/under  
Broadland Northway/Sourthern bypass 

Busy junction or location
(on leisure route, take particular care) 

One way traffic

Route along busy road 
(without off carriageway option, take particular care)

Traffic free path

Attractions and facilities

Airport 

Hospitals

Tourist Information Centre 

Train station

Wymondham Heritage Museum

Leisure Routes

Marriott’s Way Circular

Broads Circular

Loddon Circular

Wymondham Circular

Blue pedalway (direct route to Wymondham)

Disclaimer
The routes shown on the map are subject to 
change as the network develops. Some sections 
may be affected by construction activity and only 
become available later in 2018. No responsibility 
will be accepted by the publishers of this map for 
any loss, harm or injury resulting from its use.

Feedback
What are your thoughts about this map?  
Please give us your feedback here: 

www.bit.ly/NorwichCycle

Marriott’s Way circular 
22.6 miles / 36.4 km

1.  �Train Wood – the site of Norwich  
City Station 

Train Wood is the site of Norwich City Station, one of 
three mainline stations that once served Norwich. It was 
the end of William Marriott’s M&GN railway line and 
you can follow it on a bike through Hellesdon, Drayton 
and Thorpe Marriott and seek out the remaining 
platforms, gates and mile markers along the trail. 

2.  �The A-Frame bridge at Drayton –  
views along the Wensum Valley 

The first section of Marriott’s Way to Drayton runs 
through the Wensum Valley Special Area of Conservation. 
The landscape hosts rare and protected birds, reptiles, 
mammals, plants and invertebrates. Up to ten bat species 
have been recorded on evening forays. The railway 
bridge offers great views back along the river; you  
might be lucky enough to see water voles and otters.

Wymondham 
Wymondham is a thriving market town ten miles 
south-west of Norwich. At its heart is a 17th century 
market cross, which is occupied by the tourist 
information centre. Wymondham is also home to  
the magnificent 900 year old Wymondham Abbey  
with its carved angels, the Green Dragon tavern 
dating back to the 14th century, an arts centre  
and a heritage museum. You can also take a steam 
train on the mid-Norfolk heritage railway from 
Wymondham Abbey to Dereham. It is a good place  
to break up your ride to refuel at a café or pub.  
You can also return to Norwich by train.

Wymondham circular 
28.1 miles / 45.2km 

7.  Wymondham  
See inset map and text to the right. 

8.  �University of East Anglia (UEA) 
UEA has more than 15,000 students. The campus is 
located in 320 acres of rolling parkland punctuated  
by architecturally ambitious buildings and a growing 
collection of sculpture. Denys Lasdun’s Ziggurats and 
Norman Foster’s Sainsbury Centre for the Visual Arts 
face the University Broad and the valley of the River 
Yare. The centre contains wonderful artworks and places 
to eat. Another fine building is Earlham Hall, once home 
to the Gurney family of Quaker bankers, which sits in 
the middle of Earlham Park. On the edge of the park is 
the Enterprise Centre, the greenest building in the UK, 
distinctively faced with straw bales.     
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Loddon circular 
29.6 miles / 47.7 km  

5.  Loddon  
Loddon sits at 
the heart of 
the southern 
Norfolk Broads 
and its lively 
history is 
reflected in  
its Georgian 
and Victorian 
architecture 
– reminders  
of an age  
when graceful 
wherries 
brought trade 
to Loddon along the River Chet. It’s a centre for boating 
with shops, cafés, pubs and a market. 

6.  �Caistor roman town 
Venta Icenorum was founded in the valley of the River 
Tas during the AD60s. It was the largest and most 
important Roman centre of northern East Anglia.  
The archaeology of the site continues to be investigated  
to further unlock its history.  Why not hop off your bike 
and tour the site on foot? 
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Broads circular 
24.5 miles / 39.4km  

3.  Catton Park  
Catton Park is a beautiful 70 acre country park that was 
the first commission of Humphry Repton as a landscape 
gardener. It is open at all times for people to wander through 
the open wildflower meadow and explore the woodland.

4.  �Ranworth Church and Broad 
St Helen’s Church, sometimes called the ‘Cathedral of the 
Broads’, dates from 1450 and contains painted images  
of saints on one of the finest rood screens in England. 
You can climb the church tower and look out across  
the Broads’ landscape. Nearby is a boardwalk leading  
to Ranworth Broad, which passes through woodland  
and reed-bed habitats. At the end is the thatched and 
floating visitor centre run by Norfolk Wildlife Trust.  
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A2. BUS INFORMATION 



guide to your city bus routes

you can check out the timetables for all routes at firstbus.co.uk/easterncounties
All information given in this leaflet, including stops, routes & frequencies are correct at 05/09/21.  We reserve the right to modify these during the 
life of this publication.  Please check our website (firstbus.co.uk/easterncounties) for up to date information.

from 5th September 2021



where to catch your bus in
Norwich city centre

If you’re changing buses in the city 
centre, you can find the best place to 
make the switch using the chart to 
the right and the map above.

all change...

your outer-Norwich bus routes
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A3. EXAMPLE TRAVEL QUESTIONAIRE 
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Resident Travel Questionnaire 
 

 
We are undertaking this survey in order to understand the travel behaviour associated with 
the development. We would be grateful if you could complete the following questionnaire in 
order that we can ascertain how our residents travel to work.  Your answers will be treated in 
confidence and will not be disclosed to third parties. The purpose of this survey is to assist in 
future planning and, as such, your answers are very important to us.  
 
 
1. What is your employment status? 

 
 Employed            Student       
 
 Retired     Unemployed      
 
 Work from home   Other (………………………………….…………..) 

 
If you do not travel to work, please ignore the remaining questions.  

 
2. Your work postcode  ……………..  

 
3. Do you have access to a car?    Yes   No 
 
4. Do you have a full driving licence?   Yes   No 
 
5. How do you normally travel to work? (Tick one box only) 

 
 

 Car driver (where do you park?……………………………………………………………..) 
 

 Car passenger (where do they park?…………………………………………………..…..) 
 

 Dropped off by car driver         Bus (which route(s)………………………….……) 
 

 Train            Bicycle       Walk   
 

 Motorcycle       Other (………………………………….…………..) 
 
 
 
 
If you do not drive to work, please ignore the remaining questions.  

 
 

 
5.  If you currently drive to work, could you, in theory, use any of the following options 
instead? (Tick all that apply) 
 

 Walk    Cycle    Bus 
 

 Train    Car-share   
 

 None of these (if this is the case, please do not answer any more questions) 
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6.  Would you be prepared to travel using any of the options that are potentially available? 
 

 Yes  
 

 No (Please give reasons - tick all that apply) 
      

 Distance from the site   Inconvenience   
 

 Personal security   Lack of pedestrian routes 
 

 Lack of cycle routes   Frequency of public transport  
 

 Medical    Cost 
 

 Other ……………………………………………………… 
 

 
7.  What would encourage you to use other modes of transport to get to work?  (Tick all 
appropriate) 
  

 Improved cycle routes    Improvements to bus services  
 

 Improved cycle storage   Improved pedestrian routes  
 

 Walking buddy scheme   Improved facilities at the site 
       (showers/lockers) 
 

 Other ………………………………………………………………………………………… 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Thank you for completing this questionnaire. 
 
Please return the completed form to [insert name of relevant person]  
 
 

Please note:  Iceni Projects Limited take no responsibility for any actions arising from the use, or 
implementation, of this travel questionnaire  
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 INTRODUCTION 

1.1 This Delivery and Servicing Plan (DSP) on behalf of Weston Homes Plc (the Applicant) in support of 

a hybrid (part full/part outline) planning application, (the Application), submitted to Norwich City 

Council (NCC) for the comprehensive redevelopment of Anglia Square and various parcels of mostly 

open surrounding land, (the Site), as shown within a red line on drawing ‘ZZ-00-DR-A-01-0200’. 

1.2 The Site is located in a highly accessible position within the northern part of Norwich City Centre and 

comprises a significant element of the Anglia Square/Magdalen Street/St Augustines Large District 

Centre, (the LDC). It is thus of strategic importance to the City, and accordingly has been identified 

for redevelopment for many years within various local planning policy documents, including the 

Northern City Centre Area Action Plan 2010, (NCCAAP), (now expired), the Joint Core Strategy for 

Broadland, Norwich and South Norfolk 2014, (JCS), and NCC’s Anglia Square and Surrounding Area 

Policy Guidance Note 2017, (PGN). The Site forms the principal part of an allocation (GNLP 0506) 

in the emerging Greater Norwich Local Plan (GNLP). 

1.3 This application follows a previous application on a somewhat smaller development parcel, (NCC 

Ref. 18/00330/F) made jointly by Weston Homes Plc as development partner and Columbia 

Threadneedle Investments, (CTI), the Site’s owner, for a residential-led mixed use scheme consisting 

of up to 1,250 dwellings with decked parking, and 11,000 sqm GEA flexible ground floor 

retail/commercial/non-residential institution floorspace, hotel, cinema, multi-storey public car park, 

place of worship, and associated public realm and highway works.  This was subject to a Call-in by 

the Secretary of State (PINS Ref. APP/G2625/V/19/3225505) who refused planning permission on 

12th November 2020, (the ‘Call in Scheme’).  

1.4 In April 2021, following new negotiations with Site owner CTI, Weston Homes decided to explore the 

potential for securing planning permission for an alternative scheme via an extensive programme of 

public and stakeholder engagement, from the earliest concepts to a fully worked up application. The 

negotiations with CTI have secured a “Subject to Planning” contract to purchase the Site, (enlarged 

to include the southeastern part of Anglia Square fronting Magdalen Street and St Crispins Road), 

which has enabled a completely fresh approach to establishing a redevelopment scheme for Anglia 

Square. This has resulted in a different development brief for the scheme, being to create a 

replacement part of the larger LDC suited to the flexible needs of a wide range of retail, service, 

business and community uses, reflective of trends in town centre character, integrated with the 

introduction of homes across the Site, within a highly permeable layout, well connected to its 

surroundings. 

1.5 The new development proposal seeks to comprehensively redevelop the Site to provide up to 1,100 

dwellings and up to 8,000sqm (NIA) flexible retail, commercial and other non-residential 
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floorspace including Community Hub, up to 450 car parking spaces (at least 95% spaces for class 

C3 use, and up to 5% for class E/F1/F2/Sui Generis uses), car club spaces and associated works to 

the highway and public realm areas (the Proposed Development). These figures are maxima in view 

of the hybrid nature of the application. This proposes part of the scheme designed in full, to 

accommodate 367 dwellings, 5,808 sqm non-residential floorspace, and 146 car parking spaces (at 

least 95% spaces for residential use, and up to 5% for non-residential use), with the remaining large 

part of the Site for later detailed design as a “Reserved Matters” application, up to those maxima 

figures. 

1.6 This DSP provides NCC, and Norfolk County Council (NCoC) as the local highway authority, with 

the framework strategy to be put in place to manage delivery and servicing trips that will be made to 

the Proposed Development.   

1.7 The DSP there provides information including likely timings of deliveries, frequency, type of delivery 

vehicle and servicing arrangements. 

1.8 The occupiers / tenants for the proposed uses at the site are currently unknown and therefore this 

DSP aims to establish the policies and principles that these future occupiers must adhere to. 

1.9 The DSP will be implemented prior to occupation of the units and will be regularly reviewed by future 

occupants, in conjunction with NCC / NCoC, to ensure it remains current. If it is deemed that a revised 

strategy is necessary, then an updated DSP will be provided.  

1.10 This DSP is intended to be a living document, and the site occupants (both residents and commercial 

enterprises) will be made aware. The residents will be provided with the relevant information via the 

‘Home Owners Manual’ given to each purchaser on completion of their purchase of the dwelling, and 

the occupiers of the commercial units will be provided with a copy of the DSP. A management 

company on-site will be able to both assist residents and commercial occupiers as well as enforce 

any procedures.  
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 SERVICING STRATEGY 

Site Location 

2.1 The main site area (Anglia Square) is bounded by New Botolph Street and Pitt Street to the west, 

Edward Street to the north, Magdalen Street to the east and St Crispin’s Road to the south. The Site 

comprises the entirety of the land within this area, except for a vacant two storey retail unit (the former 

Barclays Bank) site within the north-eastern corner of the site and the two storey Surrey Chapel site 

within the south-west frontage of the site (which are both in separate ownerships). In addition, the 

Site comprises a parcel of land to the northwest of New Botolph Street/west of Edward Street, and 

an area of land to the north of Edward Street and west of Beckham Place, both currently unsurfaced 

and used for surface level car parking. 

2.2 A full description of the site location and local highway network / accessibility of the site is provided 

within the Transport Assessment which accompanies this application. 

Surrounding Highway Network (Existing Situation) 

2.3 The local highway network predominantly consists of A and B classified roads, along with local roads.  

2.4 The A147 St Crispins Road runs parallel to the Site along its southern frontage, and is a dual 

carriageway which forms part of the Norwich Inner Ring Road. St Crispins Road provides vehicular 

access to the Site via Botolph Street and Upper Green Lane, both of which are left-in only. 

2.5 From St Crispins Road, Botolph Street continues one-way northbound across the Site, providing 

access to Cherry Lane, an internal service road, to parking associated with the Surrey Chapel and 

the units fronting onto Pitt Street, as well as to two surface car parks. Botolph Street then  connects 

with New Botolph Street via a left turn only junction. 

2.6 Likewise, Upper Green Lane takes access from St Crispins Road on the flyover and continues one-

way northbound through the Site, providing access to the MSCP and the northern surface car park 

previously mentioned, before forming a two-way working priority junction with Edward Street.  

2.7 Edward Street continues to run across the northern boundary of the Site (with the exception of the 

separate parcels of land previously mentioned) and then forms a ‘left in left out’ junction with 

Magdalen Street to the east, with the exception of buses / taxis which can turn right down Magdalen 

Street. To the west, Edward Street also forms a ‘left in left out’ junction with New Botolph Street, with 

Edward Street continuing northbound (i.e. the left in). 
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2.8 Heading south of this junction, New Botolph Street connects with the A1402 Pitt Street, which bounds 

the Site to the west. This road has two lanes travelling southbound towards the roundabout junction 

with St Crispins Road / Duke Street, and one lane travelling northbound which becomes a one-way 

link to St Augustines Street at the junction with New Botolph Street. A1402 Pitt Street gives access 

to the Outer Ring Road and A140 Cromer Road to the north towards Norwich International Airport. 

2.9 Magdalen Street bounds the Site to the east, and runs one-way northbound with a southbound bus 

and cycle only lane from the junction with Edward Street to the junction with Colegate to the south of 

the Site. To the north Magdalen Street gives access to A1151 Magdalen Road, which connects to 

B1150 Magdalen Road and A1151 Sprowston Road, both of which give access to A1402 Outer Ring 

Road. 

2.10 All roads in the vicinity of Anglia Square are subject to a 30-mph speed restriction.. 

Proposed Servicing Strategy 

2.11 Delivery and servicing associated with the Proposed Development is to be kept to the edge of the 

Site wherever possible, in order to keep the internal areas vehicle-lite and dedicated towards being 

pedestrian / cycle friendly spaces with associated landscaping and active frontages. It is therefore 

proposed to have several loading bays along the roads bounding the Site, as shown in Figure 2.1. 

However, there is also a dedicated internal servicing yard proposed in the north-eastern corner of 

the development, and two internal servicing routes in the southern section of the Site. The locations 

of the bays and internal servicing areas are shown in more detail at Figure 2.1.  



 

 5 

Figure 2.1 – Proposed Delivering / Servicing Facilities  

  

2.12 As can be seen, loading bays are proposed on Pitt Street (x2), New Botolph Street, Edward Street 

(x2) and Magdalen Street. These bays have been designed in accordance with the standards and 

have also been subject to a SPA assessment to ensure the necessary vehicles can enter and exit 

them in a forward gear – this is shown at Appendix A1.   

2.13 To prevent abuse of the laybys, restrictions will be put in place to limit the amount of time a vehicle 

can set down here, and the associated use. In line with other loading bays within the vicinity, the 

restrictions are likely to be a 30-minute set down with no return within the hour for deliveries, but this 

can be discussed further should planning permission be granted.   

2.14 For the bay on Edward Street adjacent to the service yard, it is proposed for this to predominantly 

serve as a bay for short stay parking, with a 20-minute restriction and no return within 4 hours. 

However, it is considered that it can also be used for refuse collection as necessary. 

KEY: 
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SERVICE YARD 

RESIDENTIAL HUB 

CLICK & COLLECT 
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2.15 The Proposed Development also includes a residential hub, located in Block D and adjacent to the 

loading bay on New Botolph Street. This residential hub will have storage area for parcels and will 

therefore be the focus of residential deliveries, hence why it benefits from a dedicated loading bay 

immediately to its frontage. This bay is therefore likely to be subject to higher use than the remainder 

of the bays and thus is designed to accommodate delivery / servicing vehicles at all times. For the 

remainder of the bays, it is proposed for them to be designed so that they can operate as footway 

when not in use, similar to the existing bay on St Augustines Street just north west of the Site.    

2.16 In addition to the bays, Block M features a service yard at the ground floor level to serve the adjoining 

commercial units. This service yard has been designed to accommodate 3 10m Rigid Vehicles, and 

can also accommodate a 16.5m Articulated Lorry should it ever be required. SPA has been 

undertaken for this yard, which demonstrates these vehicles can enter and exit in forward gear, as 

shown at Appendix A1. There is also an area set out for ‘click & collect’ style vehicles to the front 

on Block J – further details on this will be provided at the reserved matters stage.  

2.17 A description of the proposed strategy for each block is provided in the following paragraphs, 

although as mentioned for each of the blocks the residential units are expected to predominantly 

utilise the residential hub / associated loading bay.  

2.18 For Block A, any delivery / servicing vehicles that need to serve these units directly will be able to do 

so from the loading bay provided on the western end of Edward Street.   

2.19 For Block B, in the north western corner of the Site (separate land parcel), it is proposed for delivery 

and servicing vehicles to enter this parcel from Edward Street via the access, and they will be able 

to set down / turn within the car parking area to the rear. SPA has been undertaken to ensure that 

the required vehicles can undertake this manoeuvre. Block B will only comprise 25 residential units 

and therefore the associated delivery and servicing movements are expected to be minimal.   

2.20 For Block C, the separate parcel of land adjacent to Beckham Place, delivery and servicing vehicles 

will be able to continue with existing practices where they turn at the end of Beckham Place, and will 

then be able to stop on the road to serve the site before exiting back to Edward Street in forward 

gear. Similar to Block B, this block only has 21 units so again will be the subject of a minimal number 

of delivery and servicing trips, especially when accounting for the residential hub.  

2.21 Block D features the residential hub so all deliveries and servicing are expected to take place via 

that, making use of the bay on New Botolph Street. 

2.22 Blocks E and F, on the western front of the Site, benefit from the proposed loading bays on Pitt 

Street. Block F also provides an internal turning head which allows a refuse vehicle to enter the Site 

and collect the refuse for this block internally, before exiting and turning in forward gear.   
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2.23 For the blocks to the southern side of the Site, i.e. G, J (within the Outline parcel) and J3 it is proposed 

for delivery / servicing vehicles to enter the Site via the new St Crispins Road access and then route 

along the internal road running parallel to St Crispins Road, where they will be able to stop and serve 

the respective blocks. A turning head is provided between Blocks G and J which will allow the 

vehicles to exit the Site in forward gear.   

2.24 Block H, which is located in the centre of the Site, will have a managed solution where vehicles will 

have to park at the alternative locations and then walk to the Block, or make use of the residential 

hub. For refuse / recycling, the management team will transfer the waste associated with Block H to 

an alternative block on collection days.   

2.25 The commercial units with Block K / L will also be utilise this service yard, with a dedicated route 

between the units and the yard provided. For the residential units in these blocks, the proposed 

loading bay on Magdalen Street will be suitable to accommodate deliveries that are not made via the 

hub. 

2.26 Access through the Site is also maintained for Alladins Cave, although this unit falls outside of the 

site demise. 

Types, Times and Frequency of Delivery Vehicles  

2.27 Both the residential and the commercial elements of the Proposed Development will generate a level 

of delivery and servicing trips. As part of the Call in Scheme, the Transport Assessment estimated 

that residential developments typically generate 8 to 9 deliveries per 100 dwellings, per day. This 

estimation was based on the TRICS database. Applying this to the Proposed Development of 1,100 

dwellings, between 88 and 99 deliveries per day. Most of these deliveries will already be on the 

network delivering to existing residential properties within the local area.  

2.28 The majority of these deliveries will be made by light goods vehicles (LGVs), typically a transit van 

or smaller. There will be the occasional larger vehicle i.e. a 7.5t box van, and on the rare occasion a 

larger vehicle such as a 10m Rigid.   

2.29 Where possible, these residential deliveries should be requested outside of peak hours. The 

provision of the residential hub (and associated parcel storage space) should help facilitate this as it 

will allow residents to organise deliveries and then collect at a later time, and also greatly minimise 

aborted / repeated visits.  

2.30 For the commercial element, it is difficult to predict the exact delivery and servicing characteristics 

given the flexibility of the planning application and, therefore, the future occupiers are not known. 

However, it should be noted that there is a significant level of extant commercial floorspace at the 

Site which generate a high number of servicing trips. The information provided by the on-site 
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management showed that with higher operation needs of Anglia Square, as it was in 2021, the 

dedicated loading areas provided within the Site accommodated a total of approximately 250 

movements associated with deliveries and servicing on a typical day. For the Proposed 

Development, this number is expected to reduce given the decrease in quantum of floorspace.  

2.31 Once occupied, the commercial units will be made aware of the servicing opportunities available to 

them – specifically the dedicated service yard in the north western corner which is adjacent to a 

number of the proposed commercial units.    
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 SERVICING MANAGEMENT  

3.1 As mentioned previously, the Site will benefit from internal servicing areas providing opportunities for 

services vehicles to load / unload off-street. 

3.2 Further servicing management systems for both the commercial and residential elements are 

provided in the section below. Notwithstanding, if any problems are identified, the occupiers will work 

with the local authority and any necessary third parties to provide an appropriate solution. 

Residential Use  

3.3 The Proposed Development will benefit from a residential hub / concierge area, which will be the 

main facility for managing deliveries on-site. It is proposed the majority of deliveries will go via this 

hub, with the adjacent loading bay on New Botolph Street facilitating vehicle set-down. The hub will 

therefore act as a storage area for residents to collect from i.e. a delivery will take place to the hub 

during the day and the specific resident would collect this delivery from the hub when convenient 

(likely to be as they return back to their apartment after work). When the hub receives a delivery it 

will be stored and then the specified resident will be contacted to let them know they have a delivery 

to collect. 

3.4 This management strategy is proposed to ensure that delivery vehicles predominantly have one 

central area to go to rather than each individual unit, thereby reducing their dwell time considerably.  

3.5 Residents who move into the development will be provided with an information pack on their arrival 

day. This information pack will provide information on the delivery and servicing arrangements at the 

site. Residents will therefore let delivery drivers know the restrictions in place and the opportunities 

available for them to stop at the site i.e. the hub, or if necessary the alternative loading bays. 

Residents will also be encouraged to arrange for deliveries / servicing to take place at a convenient 

time i.e. outside of peak hours. 

3.6 Any site maintenance style servicing trips will be pre-arranged where necessary, with the delivery 

time and duration agreed with the site management company to help minimise the impact upon the 

daily servicing requirements. 

Commercial Use 

3.7 For the proposed commercial units, the responsibility for the management of associated servicing 

will be with the individual unit, and coordinated with site management where it relates to the use of 

the service yard.  
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3.8 The following procedures will be put in place to manage the servicing and deliveries associated with 

the commercial units: 

• The Manager will look to set up and manage a booking system by which all occupiers and 

suppliers should adhere to.  

• Where possible, suppliers will book deliveries with the specific unit, and they will be asked to 

provide a delivery time spot. The manager will also ensure wherever possible that deliveries are 

undertaken outside of peak hours and will not be occurring within the same timeframes.  

• If a servicing vehicle is expected to arrive earlier or later than planned, they will be expected to 

phone ahead in advance to alert members of staff, and follow subsequent instructions. They will 

be advised on the phone if a revised booking slot is available at their anticipated arrival time. If 

a revised booking slot is not available for when the supplier expects to arrive, they will be advised 

of the next available booking slot in advance of arriving at the site.  

• Occupiers will be encouraged to re-load the delivery vehicles with waste packaging etc. where 

possible to both ensure that the number of vehicles serving the site is kept to a minimum, and 

improve sustainability. 

• A formal letter will be provided to all potential unit occupiers to request deliveries are timed to 

adhere to the restrictions and inform which access route to take. An example letter is provided 

at Appendix A2. 

• Where possible, drivers will be fully briefed on, and provided with, the routing strategy. 

• The Manager will also provide a point of contact for any necessary external stakeholders, 

including NCC to discuss any matters relating to servicing at the Site. 

• The Manager will monitor deliveries and servicing of the units and the management plan can be 

modified as appropriate to respond to any issues as they arise. 
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 REFUSE COLLECTION  

4.1 Significant consideration has been made to establish the most appropriate location for refuse storage 

and collection.  

4.2 All refuse bins associated with the proposed development will be stored off the highway and not on 

the footway. The site benefits from dedicated refuse storage areas at the ground floor level which 

are strategically located close to the collection areas. The ground between the storage location for 

bulk bins and the loading position will be smooth, hard surfaced and without any kerbs.  

4.3 No refuse will be moved, removed or placed outside of the designated areas prior to collection. 

4.4 The scheme will provide traditional storage and collection methods in line with policy and existing 

practices currently employed within Norwich. Separate refuse services would serve the commercial 

and residential elements, with the residential served from the periphery of the Site.   

4.5 Further detail on the refuse collection strategy to be employed will be provided at the reserved 

matters stage.  
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A2. EXAMPLE COMMERCIAL LETTER 



INSERT LOGO HERE   

   

 

TYPE OCCUPIER ADDRESS HERE 
 
 
 
 
 
 
 
INSERT DATE HERE  

 
Dear [Addressee name], 

[Operator name] has adopted a Delivery and Servicing Plan to address matters concerning the number 
and timings of deliveries, the routes taken by vehicles and to look at potential operational practices to 
be put in place by [Operator name] to ensure the safe and efficient movement of all vehicles within the 
area.  
  
The site benefits from a number of servicing areas, which should therefore be utilised when delivering 
to the site. Please can you deliver to [INSERT APPROPRIATE SERVICING LOCATION]. Please can 
you ensure that the plan is carefully reviewed to ensure you are undertaking deliveries in accordance 
with the guidelines set out.   
  
Yours sincerely, 
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1 Introduction 

This Air Quality Assessment (AQA) has been prepared by Aether on behalf of Weston 
Homes Plc (the Applicant) in support of a hybrid (part full /part outline) planning 
application, (the Application), submitted to Norwich City Council (NCC) for the 
comprehensive redevelopment of Anglia Square and various parcels of mostly open 
surrounding land, (the Site), as shown within a red line on Drawing ‘35301-ZZ-00-DR-A-
01-0200’. 

The Site is located in a highly accessible position within the northern part of Norwich 
City Centre and comprises a significant element of the Anglia Square/Magdalen 
Street/St Augustines Large District Centre, (the LDC). It is thus of strategic importance to 
the City, and accordingly has been identified for redevelopment for many years within 
various local planning policy documents, including the Northern City Centre Area Action 
Plan 2010, (NCCAAP), (now expired), the Joint Core Strategy for Broadland, Norwich and 
South Norfolk 2014, (JCS), and NCC’s Anglia Square and Surrounding Area Policy 
Guidance Note 2017, (PGN). The Site forms the principal part of an allocation (GNLP 
0506) in the emerging Greater Norwich Local Plan (GNLP). 

This application follows a previous application on a somewhat smaller development 
parcel, (NCC Ref. 18/00330/F) made jointly by Weston Homes Plc as development 
partner and Columbia Threadneedle Investments, (CTI), the Site’s owner, for a 
residential-led mixed use scheme consisting of up to 1,250 dwellings with decked 
parking, and 11,000 sqm GEA flexible ground floor retail/commercial/non-residential 
institution floorspace, hotel, cinema, multi-storey public car park, place of worship, and 
associated public realm and highway works.  This was subject to a Call-in by the 
Secretary of State (PINS Ref. APP/G2625/V/19/3225505) who refused planning 
permission on 12th November 2020, (the ‘Call in Scheme’). An AQA with subsequent 
revisions was undertaken in respect of the Call in Scheme. The Secretary of State 
concluded at paragraph 60 of his decision letter that he “agrees with the Inspector that 
the information before him is sufficient for air quality to be properly taken into 
account in this decision.” Thus, he endorsed the methodology of that AQA, which has 
been followed, with updates as set out below, in respect of this AQA.  

In April 2021, following new negotiations with the Site owner CTI, Weston Homes 
decided to explore the potential for securing planning permission for an alternative 
scheme via an extensive programme of public and stakeholder engagement, from the 
earliest concepts to a fully worked up application. The negotiations with CTI have 
secured a “Subject to Planning” contract to purchase the Site, (enlarged to include the 
southeastern part of Anglia Square fronting Magdalen Street and St Crispins Road), 
which has enabled a completely fresh approach to establishing a redevelopment scheme 
for Anglia Square. This has resulted in a different development brief for the scheme, 
being to create a replacement part of the larger LDC suited to the flexible needs of a 
wide range of retail, service, business and community uses, reflective of trends in town 
centre character, integrated with the introduction of homes across the Site, within a 
highly permeable layout, well connected to its surroundings. 

The new development proposal seeks to comprehensively redevelop the Site to provide 
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, and up to 5% for class E/F1/F2/Sui Generis uses), car 
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club spaces and associated works to the highway and public realm areas (the Proposed 
Development). These figures are maxima in view of the hybrid nature of the application. 
This proposes part of the scheme designed in full, to accommodate 367 dwellings, 5,808 
sqm non-residential floorspace, and 146 car parking spaces (at least 95% spaces for 
residential use, and up to 5% for non-residential use), with the remaining large part of 
the Site for later detailed design as a “Reserved Matters” application, up to those 
maxima figures. 

This AQA provides Norwich City Council with an assessment of the impact the Proposed 
Development will have on air quality of the Site and surrounding area.   

The assessment utilises local monitoring data and dispersion modelling to estimate the 
nitrogen dioxide and particulate matter pollutant concentrations and their compliance 
with Air Quality Strategy objectives at relevant receptor locations in 2034. The reason 
for use of 2034 is set out at footnote 1 below. 

The Transport Assessment establishes that the Proposed Development will not result in 
any increase in traffic flows on the surrounding road network in 2034, three years after 
the first full year of occupation, (See data in Appendix B to this report). The reason for 
this has been described by the Transport Consultants as follows: 

The total public car parking available across the Site currently is 1,172 spaces. The 
Proposed Development includes 146 car parking spaces within the detailed element of 
the Proposed Application, and the Outline element could provide up to a further 304 car 
parking spaces (albeit in reality this number is likely to be lower). This equates to a total 
of 450 parking spaces, which is the limit set by the application’s description of 
development. Therefore, even if the full 450 parking spaces are to be provided, which is 
considered unlikely, this would be a reduction of 722 spaces compared to what is at the 
Site currently, and also less than the total existing number of spaces in the public surface 
car parks currently open, ignoring the spaces within the multi storey which still benefits 
from its extant use as well as the existing staff parking on Site. Furthermore, it should be 
noted that the existing 1,172 spaces are public car parking associated with Anglia Square 
shopping centre and the other commercial facilities within the vicinity and will therefore 
have a much higher turnover than car parking associated with residential use. As such, 
the Proposed Development is expected to result in a net decrease in vehicular traffic on 
the local road network and this has been agreed with NCiC and NCoC during the scoping 
stage. 

Accordingly, for the purposes of the AQA, it is not necessary to model “with 
development” or “without development” scenarios separately, and therefore only two 
future scenarios based on predicted traffic flows for 2034 have been modelled1. The 
first, (“without policy applied”) uses a conservative approach with regards to expected 
improvements to air quality, in that no improvement in the pollutant background 
concentrations or road transport emission factors has been assumed between the base 
year (2019) and the future year (2034). The second future scenario (“with policy 
applied”) utilises the projected improvements in pollutant background concentrations 
and road transport emission factors in 2034. 

 
1 It is worth noting that since the modelling has been undertaken, the year of opening has now been 
brought forward and is expected to be 2030, with the first full year of occupation being 2031. Therefore, the 
results presented in this report for 2034 as a first full year of occupation are likely to be an over-estimate for 
the actual opening year, as traffic levels are forecast to be approx. 2.7% higher in 2034 compared to 2031.  
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Thus, in total the following scenarios have been modelled: 

 2019 Baseline: to enable model verification to be undertaken. This year has 
been chosen as it is the last full calendar year before the Covid-19 pandemic 
had any impact on activity levels.  

 2034 “with no policy applied”: As set out in the Transport Assessment 
supporting the Application, no changes in traffic levels on roads surrounding 
the Site are expected because of the development, and therefore, taking the 
full occupation year of 2034, but assuming no improvement in the air pollutant 
emissions arising from the road traffic fleet from the baseline year, just one 
scenario has been necessary to model for ‘without Proposed Development’ 
which also applies to ‘with Proposed Development’; 

 2034 “with policy applied”: Taking again the finding that no changes in traffic 
levels are expected on roads surrounding the Site because of the development, 
and once again taking 2034, but this time assuming the expected improvement 
in the air pollutant emissions arising from the application of government policy 
to change the road traffic fleet, it has also only been necessary to model just 
one scenario for ‘without Proposed Development’ and ‘with Proposed 
Development’. This takes into account Defra’s predicted impact (as provided in 
the latest version of the Emission Factor Toolkit (EFT) published in November 
20212) of improvements to vehicle fleet emission factors and background 
concentrations. Further information on this is provided in Section 2.2 (Traffic 
Data).  

It is worth noting that a “with policy applied” scenario was provided in the AQA to 
support the Call in Scheme. That utilised version 9 of the EFT (the latest version at the 
time of undertaking the work). In response to this, Paragraph 557 of the Call in 
Inspector’s Report states: At the inquiry there was discussion as to whether, in principle, 
it is right to take account of anticipated improvements in air quality as a result of 
government policy. Although the Council did not take account of such improvements at 
the time it considered the application, it now considers that it is right to do so. I agree. 
The EFT User Guide 2019 [version 9], which is published by Defra states that: “It is a tool 
that allows users to calculate road vehicle pollutant emission rates for oxides of nitrogen 
and particulate matter for a specified year, road type, vehicle speed and vehicle fleet 
composition”. To my mind that makes it clear that Defra is expecting anticipated 
changes in vehicle emissions to be factored in to assessments such as this. The Wealden 
Local Plan examination, where the Inspector commented that it would be unreasonable 
to assume no improvements over time, is an example of this approach in action. 
Therefore, it is appropriate that this scenario of “with policy applied” is included in this 
assessment, and that it is considered to be the most applicable methodology, factoring 
in expected air quality improvements in the future as a result of enhancements to the 
emissions performance of the road traffic fleet.  

The Proposed Development includes 100% passive electric vehicle charging point 
provision for all car parking spaces. In addition, there will be no gas fired boilers, with air 
source heat pumps being used for hot water and electric panel heaters for heating. 
Therefore, the emissions arising from the Site are being minimised as much as possible.  

 

 
2 https://laqm.defra.gov.uk/air-quality/air-quality-assessment/emissions-factors-toolkit/  

https://laqm.defra.gov.uk/air-quality/air-quality-assessment/emissions-factors-toolkit/
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1.1 The Location of the Development 

The Proposed Development is located in the northern part of Norwich City Centre, north 
of St Crispins Road (Figure 1).  The location of each block referred to in the assessment is 
shown in Figure 2. 

Figure 1: Location of the Site 

 

 

 

 

 

 

 

 

 

Development Site 
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Figure 2: Block names and ground level land uses across the Proposed Development 

 

Note: those blocks shown in a lighter shade are not part of the full application phases of the development, 
but rather the outline application, which does nevertheless fix building layout. Those buildings shaded in 
blue will be used for residential use, but note that Building M ground floor is not habitable residential 
accommodation.  

1.2 Assessment Criteria 

A summary of the air quality objectives, identifying the type of mean values used to 
assess the pollutant concentration, relevant to the Proposed Development, as set out in 
the UK Air Quality Strategy3, is presented in Table 1 below. 

Table 1: UK Air Quality Objectives for NO2 and PM10 

Pollutant Concentration Measured as 

Nitrogen Dioxide 
(NO2) 

40 µg/m3 Annual mean 

200 µg/m3 
Hourly mean not to be exceeded more than 18 
times per year (99.8th percentile) 

 
3 The Air Quality Strategy for England, Scotland, Wales and Northern Ireland (2007), Published by Defra in 
partnership with the Scottish Government, Welsh Assembly Government and Department of the 
Environment Northern Ireland 
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Particulate Matter 
(PM10) 

40 µg/m3 Annual mean 

50 µg/m3 
24 hour mean not to be exceeded more than 35 
times a year (90.4th percentile) 

The oxides of nitrogen (NOX) comprise principally of nitric oxide (NO) and nitrogen 
dioxide (NO2). NO2 is a reddish brown gas (at sufficiently high concentrations) and occurs 
as a result of the oxidation of NO, which in turn originates from the combination of 
atmospheric nitrogen and oxygen during combustion processes. NO2 can also form in 
the atmosphere due to a chemical reaction between NO and ozone (O3). Health based 
standards for NOX generally relate to NO2, where acute and long-term exposure may 
adversely affect the respiratory system. 

Particulate matter, (PM), is a term used to describe all suspended solid matter, 
sometimes referred to as Total Suspended Particulate matter (TSP). Sources of particles 
in the air include road transport, power stations, quarrying, mining and agriculture. 
Chemical processes in the atmosphere can also lead to the formation of particles. 
Particulate matter with an aerodynamic diameter of less than 10 µm is the subject of 
health concerns because of its ability to penetrate deep within the lungs and is known in 
its abbreviated form as PM10. 

A growing body of research has also pointed towards the smaller particles as a metric 
more closely associated with adverse health impacts, in particular, particulate matter 
with an aerodynamic diameter of less than 2.5 micrometres, known as PM2.5. Local 
Authorities in England have a flexible role4 in working towards reducing emissions and 
concentrations of PM2.5 as there is no specific objective for them, since the pollutant is 
often transboundary in nature and therefore beyond a Local Authority’s control. 
However, there is a UK (excluding Scotland) annual mean objective of 25 µg/m3. In 
addition, there is a World Health Organisation recommended guideline annual average 
level of 10μg/m3 and the government is currently considering whether this is 
appropriate and how it could be met5. The UK’s Committee on the Medical Effects of Air 
Pollutants (COMEAP) has agreed that reducing concentrations below the World Health 
Organization’s Air Quality Guideline (10 µg/m3) would benefit public health and 
therefore it is expected that this will be incorporated as a UK standard at some point.  

Further information on the health effects of air pollution can be found in the reports 
produced by COMEAP6.  

As defined by the regulations, the air quality objectives for the protection of human 
health are applicable: 

 Outside of buildings or other natural or man-made structures above or below 
ground 

 Where members of the public are regularly present. 

Using these definitions, the annual mean objectives will apply at locations where 
members of the public might be regularly exposed, such as building façades of 
residential properties, schools and hospitals and will not apply at the building façades of 
offices or other places of work, where members of the public do not have regular 

 
4 LAQM TG16 – paragraph 1.09 
5 https://www.who.int/publications/i/item/9789240034228 It is worth noting that the 2021 WHO air quality 
guidelines now recommend an annual average PM2.5 concentration of 5µg/m3. However, this has not been 
considered by the UK government at the current time.  
6 https://www.gov.uk/government/collections/comeap-reports  

https://www.who.int/publications/i/item/9789240034228
https://www.gov.uk/government/collections/comeap-reports
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access. The 24 hour objective will apply at all locations where the annual mean 
objective would apply. Therefore, in this assessment, different objectives will apply at 
different locations on different floor levels around the Proposed Development. Please 
see Figure 2 for scheme block labelling and ground level land uses.  

Ground floor residential accommodation will be provided in Blocks A, B, C, E, E/F, F, G, 
H, & J and therefore the annual mean and 24 hour mean objectives will apply at these 
locations 

On the first floor and above, the annual mean and 24 hour mean objectives will also 
apply at blocks D, J3, K/L and M.  

The hourly objective will apply at all locations where members of the public could 
reasonably be expected to spend that amount of time. Therefore, in this assessment the 
hourly objective will apply at all levels and across the Proposed Development site. 

1.3 Local Air Quality Management 

Local authorities are required to periodically review and assess the current and future 
quality of air in their areas. Where it is determined that an air quality objective is not 
likely to be met, the authority must designate an Air Quality Management Area (AQMA) 
and produce an Air Quality Action Plan (AQAP). 

Norwich City Council (NCC) has declared one AQMA7 covering the centre of the city, 
broadly covering an area within the inner link road. This AQMA was declared in 2012 
due to exceedances of the annual mean NO2 objective. The latest AQAP8 was published 
in 2021. The Proposed Development site is located within this AQMA.  

The Council have developed mitigation actions that can be considered under ten broad 
topics:  

 Introduction of Low Emission Zone 
 Reducing vehicle idling through engine switch-off legislation 
 Promoting low emission transport 
 Promoting travel alternatives 
 Alternatives to private vehicle use 
 Transport planning and infrastructure 
 Freight and delivery management 
 Traffic management 
 Policy guidance and development control 
 Public information 
 Vehicle fleet efficiency 
 Environmental permits 

The main priorities are to reduce emissions from public transport (Buses, Private Hire 
Vehicles and Taxis) and promote alternative modes of travel. To achieve this, Norwich 
City Council in conjunction with Norfolk County Council are proposing the following 
measures to be carried out over the next 5 years: 

 Expansion of the Low Emission Zone (LEZ) 

 
7 https://www.norwich.gov.uk/info/20212/pollution/1491/air_pollution 
8 https://www.norwich.gov.uk/download/downloads/id/7493/2021_air_quality_action_plan.pdf  

https://www.norwich.gov.uk/download/downloads/id/7493/2021_air_quality_action_plan.pdf
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 Restricting traffic in the LEZ to a much tougher Euro emission standard by end 
of 2023 following discussions with transport operators 

 Extending engine switch off powers to accommodate extended LEZ 
 Promote low emission public transport through the use of external grant 

schemes and private investment 
 Reviewing traffic light junctions to reduce congestion and improve traffic flow 

– this could include updating traffic lights to smarter technology 
 Make road junctions safer and easier for cycles & pedestrians 
 Expand the cycle networks (Pedalways) and create safe more connected 

corridors for pedestrians and cyclists 
 Build upon School Travel Plans and introduce School Streets. Encourage 

schools to participate in air quality initiatives such as Clean Air Day 
 Introduce Mobility Hubs at key transport interchanges 
 Engage the public through a behaviour change programme, including the use 

of social media, to be more aware of taking personal responsibility for reducing 
air pollution, such as engine switch off, walking/cycling/car share/car club, 
using an open fire responsibly. 

 

2 Methodology 

2.1 Local Pollutant Concentrations 

It is good practice to include up-to-date local background pollutant concentrations in the 
assessment model, and also to verify modelled outputs against local monitoring data 
where available. This section provides an overview of the local data available for use in 
the assessment. 

2.1.1 Local monitoring data 

Norwich City Council has two automatic monitoring sites which measure nitrogen 
dioxide (NO2) and particulate matter (PM10 and PM2.5); however neither of these are 
located within close proximity of the Site and are therefore not discussed further for 
NO2 as they are unlikely to be representative. The results are however presented for PM 
as this provides the only source of information in Norwich and therefore provides 
indicative levels for the whole city area. NO2 concentrations are also measured passively 
at diffusion tube sites across the Borough. Details of those in the roads surrounding the 
Site are provided in Table 2. In addition, the Applicant has instigated via Aether a 
diffusion tube monitoring survey which is being undertaken at nine locations across the 
Site, agreed with NCC, from November 2021 to April 2022 inclusive, and details of these 
are provided in Table 3. It is worth noting that the on-Site survey results are provided as 
indicative only, as it is understood that due to the Covid-19 pandemic, air pollutant 
concentrations may currently be artificially low and therefore not representative of 
future years. The location of the monitoring sites listed in Tables 2 and 3 are provided in 
Figure 3.  
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Figure 2: The location of the Diffusion Tube (DT) monitoring sites.  

 

Note: NCCs long term diffusion tube locations are prefaced with “DT” and those that are part of the Applicant’s short-term survey are prefaced with “AS”.  Map source: Open Street Map
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Table 2: NCC’s diffusion tube sites around Anglia Square  

Site Name Site Type Grid Reference Distance to 
Kerb (m) 

CM1 (Castle Meadow) * K 623202,308615 1.0 

CM2 (Lakenfields) * UB 623637,306940 N/A 

DT 6: 130 Magdalen St R 623161,309550 4.0 

DT 9: 13 St Augustines St K 622906,309496 1.5 

DT 11: 52 St Augustines St K 622826,309573 1.0 

DT16: Zipfel House R 623186,309650 3.0 

DT 41: Magdalen Street (RSPCA) R 623148,309277 3.5 

DT 42: Magdalen St (bus stop) R 623151,309326 2.5 

DT 44: Botolph Street / Edward St jcn R 622987,309486 2.0 

DT 45: Pitt Street W R 622904,309418 2.2 

DT 46: Pitt Street E R 622910,309391 2.1 

Note: R = roadside, K = kerbside, UB = urban background. *= automatic monitor, N/A = not 
applicable 

Table 3: The Applicant’s Short term diffusion tube sites around Anglia Square 

Site Name Site Type Grid Reference Distance to 
Kerb (m) 

AS1: South side of Edward Street R 623009,309490 1.6 

AS2: Dalymond Court, Edward Street R 623032,309491 1.9 

AS3: Epic Studios, Edward Street R 623139,309455 4.4 

AS4: St Crispins Road (Cherry Lane) UB 623056,309315 N/A 

AS5: St Crispins / Pitt Street R 622893,309300 6 

AS6: South end of Pitt Street R 622888,309337 1 

AS7: New Botolph Street R 622946,309430 3 

AS8: St George's Street UB 622991,309377 N/A 

AS9: Edward Street - north of AS R 623003,309534 2.5 

Note: R = roadside, UB = urban background 

 

Both sets of diffusion tubes have been supplied and analysed by Gradko International 
Ltd using the 50% TEA in acetone method. Grakdo participate in the Proficiency 
scheme9. Whilst diffusion tubes provide an indicative estimate of pollutant 
concentrations, they tend to under or over read. The data is therefore corrected using a 
bias adjustment factor. There are two types of bias adjustment factor – local and 
national. The local factor is derived from co-locating diffusion tubes (usually in triplicate) 
with automatic monitors, whereas the national factor is obtained from the average bias 
from all local authorities using the same laboratory. NCC has applied a local bias 
adjustment factor (0.88) to their 2020 diffusion tube results. In 2019 (the base year used 
in the assessment) the Council used a national adjustment factor (0.89). The short-term 
diffusion tube survey results have not been bias corrected and are therefore likely to be 
an over-estimate of actual concentrations during the monitoring period, which is 

 
9 This is a national QA/QC scheme.  
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therefore a robust approach. Whilst three diffusion tubes each month have been placed 
at the Council’s automatic monitoring site in Lakenfields and to date (covering the 
results for Nov, Dec and Jan) a bias adjustment factor of 0.74 has been calculated, it was 
decided that as this was a relatively short period of time, as a robust, worst case 
approach a bias adjustment factor would not be applied.  

Results have been taken from the Council’s latest Annual Status Report (ASR)10 and 
supplemented with more recent data for 2021 that is yet to be published. The 
methodology for the Anglia Square diffusion tube survey is provided in the Monitoring 
Survey Report.  

Monitoring results are presented in Tables 4, 5 and 6. The data shows that the annual 
mean NO2 objective was exceeded at the DT11 (52 St Augustines St) monitoring location 
in 2019 and 2021, with the result being very close in 2020. In addition, the DT9 (13 St 
Augustines St recorded an exceedance in 2019 and a value close to the objective in 
2021. However, at the other sites, the objective was met in all years shown.  

The Anglia Square monitoring survey results have so far only recorded values over 
40µg/m3 at the AS5 (St Crispins / Pitt Street) site, with many of the sites recording values 
substantially below the objective.  

Diffusion tubes do not provide information on hourly exceedances, but research11 
identified a relationship between the annual and 1 hour mean objective, such that 
exceedances of the latter were considered unlikely where the annual mean was below 
60 µg/m3. Therefore, no exceedances of the 1 hour mean objective are expected. 

Table 4: Monitoring results for NCC tubes, 2019 - 2021 

Objective Site Name 2019 2020 2021* 

Annual mean 
NO2 (µg/m3) 

DT6 130 Magdalen St 29.8 21.7 26.3 

DT9 13 St Augustines St 40.1 33.0 39.5 

DT11 52 St Augustines St 46.0 39.4 48.4 

DT16 Zipfel House 36.1 30.5 N/A 

DT 41: Magdalen Street (RSPCA) 34.2 27.4 35.4 

DT 42: Magdalen St (bus stop) 33.0 21.4 33.0 

DT 44: Botolph Street / Edward St jcn N/A 22.5 25.7 

DT 45: Pitt Street W N/A 25.4 27.3 

DT 46: Pitt Street E N/A 25.4 28.8 

Note: Values exceeding the 40 µg/m3 annual mean objective are shown in bold. *2021 data has 
not been bias corrected and is therefore likely to be an over-estimate. N/A= not available 

 

 

 

 
10https://www.norwich.gov.uk/downloads/download/1917/air_quality_monitoring_reports_and_assessme
nts 
11 As described in Box 5.2 of LAQM Technical Guidance (TG16). 



Air quality assessment for the proposed re-development at Anglia Square, Norwich 
 

12 
 

 

Table 5: Monitoring results from the Anglia Square survey (Nov 2021 to April 2022 inclusive) 

Objective Site Name Nov Dec Jan Feb Mar Apr 

Annual 
mean 
NO2 

(µg/m3) 

AS1: South side of Edward St 28.7 28.9 33.2 19.6   

AS2: Dalymond Court 28.6 24.3 27.1 19.3   

AS3: Epic Studios, Edward St 32.9 31.7 32.0 26.0   

AS4: St Crispins Road (Cherry Ln) 23.4 21.1 22.4 17.4   

AS5: St Crispins / Pitt St 42.3 38.3 45.0 33.8   

AS6: South end of Pitt St 35.6 32.1 37.8 31.6   

AS7: New Botolph St 32.9 28.0 35.5 22.6   

AS8: St George's St 27.5 26.2 27.4 17.4   

AS9: Edward Street - north of 
Anglia Square 

33.3 28.8 37.7 23.5   

Note: Values exceeding the 40 µg/m3 annual mean objective are shown in bold. All data has not 
been bias corrected and is therefore likely to be an over-estimate.  

 

Table 6: PM Monitoring results for NCC (2019 to 2020) 

Objective Site Name 2019 2020 2021 

Annual mean PM10 (µg/m3) 
CM1 (Castle Meadow) * 19 19 19 

CM2 (Lakenfields) * 14 13 N/A 

Number of PM10 daily means >50 
µg/m3 

CM1 (Castle Meadow) * 5 0 0 

CM2 (Lakenfields) * 4 0 N/A 

Annual mean PM2.5 (µg/m3) CM1 (Castle Meadow) * 10 10 9 

CM2 (Lakenfields) * 10 8 N/A 

 

The PM10 monitoring shows that even at the busy Castle Meadows site, which is 
effectively a bus interchange / terminus, concentrations were substantially below the 
objectives. In addition, PM2.5 concentrations met the WHO annual mean standard of 10 
µg/m3 at both automatic monitoring locations.  

NCC’s Annual Status Report10 provides information to show that there were very 
significant decreases in NO2 levels at the Castle Meadow site due to the Covid lockdown 
but that there was an insignificant impact on particulate matter levels. The report also 
provides information to show that in Norwich PM2.5 is primarily a transboundary 
pollutant and that the Lakenfields site, which is outside the urban area, is just as likely to 
have elevated levels of PM2.5 as the urban kerbside site, thus indicating traffic pollution 
is not the primary source of PM2.5.  
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2.1.2 Background mapped data 

Background pollutant concentration maps are available from the Defra LAQM website12 

and data has been extracted for the local vicinity of the Proposed Development for this 
assessment. These 2018 baseline, 1 kilometre grid resolution maps are derived from a 
complex modelling exercise that takes into account emissions inventories and 
measurements of ambient air pollution from both automated and non-automated sites. 
The projections in the 2018 LAQM background maps are based on assumptions which 
were current before the Covid-19 outbreak in the UK. In consequence these maps do 
not reflect short or longer term impacts on emissions in 2020 and beyond, resulting 
from behavioural change during the national or local lockdowns.  

The estimated mapped background NOx, NO2 and PM10 concentrations around the  Site 
are 23.2 µg/m³, 16.6 µg/m³ and 16.2 µg/m³ respectively in 2019. For 2030 (the latest 
year for which projected mapped background concentrations are available), the 
concentrations obtained for the same pollutants are 17.0 µg/m³, 12.5 µg/m³ and 14.9 
µg/m³ respectively.    

Due to the lack of a nearby urban background monitoring site, the 2019 mapped 
background concentrations have been used for the ‘with no policy applied’ scenarios in 
this assessment. This provides a worst-case scenario as it does not take into account 
predicted improvements to the road traffic fleet which should reduce background 
pollutant concentrations. These predicted improvements that reduce background 
concentrations have been factored in for the ‘with policy applied’ scenarios by using the 
2030 projected values. This could potentially be an over-estimate as pollutant 
concentrations would be expected to decrease further for 2034, the year modelled as 
the previously expected first full year of occupation.  

2.2 Traffic data 

Information on traffic flows both ‘without Proposed Development’ and ‘with Proposed 
Development’ is provided in the Transport Assessment. The values are shown in 
Appendix B. These demonstrate that the Proposed Development does not increase 
traffic flows on roads surrounding the Site.  However, general anticipated increases in 
traffic between 2019 and 2034 are taken into account in the assessment.  

Average speeds for the major roads have been supplied in the Transport Assessment. In 
the absence of any other data being available, average speeds on local minor roads have 
been assumed based on the speed limit. 

2.2.1 Queuing Traffic 

Special consideration has been given to junctions modelled in this assessment. Junctions 
on the following roads qualified for traffic queue modelling as based on expert 
judgment: Edward Street Magdalen Street, St Augustines Street and on the intersection 
between Magpie Road and Bull Close Road. CERC Note 6013 has been used for estimating 
emissions from queuing traffic. This defines a representative AADT for queuing traffic to 
be 30,000 at 5 kph, assuming an average vehicle length of 4 m. These figures, along with 
the traffic composition of the corresponding roads were inputted into the Emission 

 
12 http://laqm.defra.gov.uk/review-and-assessment/tools/background-maps.html 
13 Cambridge Environmental Research Consultants Ltd, Modelling Queuing Traffic – Note 60, 20th August 
2004 

http://laqm.defra.gov.uk/review-and-assessment/tools/background-maps.html
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Factor Toolkit (EFT)14 to calculate emission rates. The emission rates were used within 
the dispersion model as separate road sources of pre-defined length, representing each 
queue with time-varying emission profiles applied to represent busy periods. 

2.2.2 Emission rates 

The latest version of Defra’s Emission Factor Toolkit (EFT) (Version 11, published in 
November 2021) has been used to derive vehicle emission rates. The toolkit provides 
emission rates for 2018 through to 2050 for England. The EFT takes into consideration 
the following information from the National Atmospheric Emissions Inventory: 

 Fleet composition data for motorway, urban and rural roads in the UK 
 Fleet composition based on European Emission standards from pre Euro I to 

Euro6 / VI 
 Scaling factors reflecting improvements in the quality of fuel and some degree 

of retrofitting; and 
 Technology conversions in the national fleet. 

The EFT guidance document15 states that it is published by Defra and the Devolved 
Administrations to assist Local Authorities in carrying out Review and Assessment of 
local air quality as part of their duties under the 1995 Environment Act. It is of particular 
interest for use in the assessment of measures implemented as part of LAQM Air Quality 
Action Plans (AQAPs) and policy interventions on road traffic emissions, such as Clean Air 
Zones and other measures that form part of the UK national plan on compliance with Air 
Quality Standards.  

2.3 Model input data 

Hourly meteorological data from Norwich for 2019 has been used in the model. The 
wind-rose diagram, (Figure 4), presents this below.  

 
14 Latest version 9.0, http://laqm.defra.gov.uk/review-and-assessment/tools/emissions-factors-toolkit.html  
15 https://laqm.defra.gov.uk/air-quality/air-quality-assessment/emissions-factors-toolkit/ 

http://laqm.defra.gov.uk/review-and-assessment/tools/emissions-factors-toolkit.html
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Figure 4: Wind-rose diagram for Norwich meteorological data, 2019 

 

Figure 5: Road sources and receptors 

 

Contains Ordnance Survey data © Crown copyright and database right [2022] 
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ArcMap software has been used to model the road source locations (red lines) that are 
within 200 metres of the receptor locations (blue circles). This data can then be 
automatically uploaded to ADMS-Roads. This generates an accurate representation of 
the surrounding area to be assessed in the model in terms of the length of roads and 
distances between sources and receptors. This is shown in Figure 5 above. It is assumed 
that the contribution of other sources to NO2 and PM10 is included in the background 
concentrations. 

Sixteen sensitive receptor locations have been selected for the assessment:  

 A:northwest corner of block A 
 B1: east façade of block B 
 B2: northeast corner of block B 
 C: south façade of block C 
 D1: north façade of block D 
 D2: southwest corner of block D 
 E: northwest corner of block E 
 E/F: western façade of block E/F 
 F: southwest corner of block F 
 G: southern façade of block G 
 H: centre of block H, representing the drop off in concentrations with distance 

from the road 
 J: southern façade of block J 
 J3: southeast corner of block J3, located closest to Magdalen Street at the St 

Crispins Road flyover  
 K/L: northeast corner of block K/L 
 M1:northeast corner of block M 
 M2: northwest corner of block M 

 

These receptor sites have been chosen to reflect the façades of buildings within the 
Proposed Development and their proximity to road traffic sources. The layout plan 
(Figure 6) shows the Proposed Development in more detail with receptor locations 
highlighted (blue circles). An assessment is made for the receptors at varying heights to 
assess likely concentrations across floor levels. It has been assumed that background 
concentrations remain constant at all heights of the Proposed Development based on 
the 2017 City Air Quality at Height report16. Exposure has been assumed to be 
represented at the mid-point of each floor. The heights of the floors have been taken 
from architectural drawings provided. 

 
16 http://www.wsp-pb.com/PageFilesn/80156/WSPPB%20City%20Air%20Quality%20at%20Height.pdf 

http://www.wsp-pb.com/PageFilesn/80156/WSPPB%20City%20Air%20Quality%20at%20Height.pdf
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Figure 6: The location of the receptors around the Proposed Development used in the modelling  

 

Note: those locations shaded in dark and light blue are proposed for residential use, but this does not 
include the light grey area in Block M, which is a service yard 

 

2.4 Conversion of NOX to NO2 

Evidence shows that the proportion of primary NO2 in vehicle exhaust has increased17. 
This means that the relationship between NOX and NO2 at the roadside has changed 
from that currently used in the ADMS model. A NOX to NO2 calculator (Published in 
August 2020)18 has therefore been developed and has been used in conjunction with the 
ADMS model to obtain a more accurate picture of NO2 concentrations.  

2.5 Model Verification 

Model verification refers to checks that are carried out on model performance at a local 
level. This involves the comparison of predicted versus measured concentrations. Where 
there is a disparity, the first step is to check the input data and the model parameters in 

 
17 http://uk-air.defra.gov.uk/assets/documents/reports/aqeg/primary-no-trends.pdf  
18 https://laqm.defra.gov.uk/review-and-assessment/tools/background-maps.html#NOXNO2calc 

http://uk-air.defra.gov.uk/assets/documents/reports/aqeg/primary-no-trends.pdf
https://laqm.defra.gov.uk/review-and-assessment/tools/background-maps.html#NOXNO2calc
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order to minimise the errors. If required, the second step will be to determine an 
appropriate adjustment factor that can be applied.  

In the case of NO2, the model should be verified for NOX as the initial step and should be 
carried out separately for the background contribution and the source (i.e. road 
traffic)19. Once the NOX has been verified and adjusted as necessary, a final check should 
be made against the measured NO2 concentration. 

For this project, modelled annual mean road-NOX estimates in 2019 have been verified 
against the concentrations measured at the three most appropriate local diffusion tube 
sites: DT9, DT16 and DT42. For further detail on the methodology see Appendix A.  

The adjustment factor determined for annual mean NOX concentrations was also applied 
to the modelled annual mean PM10 concentrations. This was done as no PM10 
monitoring data that is representative of the Site is available from NCC, and this 
approach was considered more appropriate than not applying any adjustment20.  

 
19 In accordance with Box 7.16, page 7-132 of LAQM TG16 
20 Paragraph 7.529 of LAQM TG(16) 
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3 Results 

3.1 Results of the Dispersion Modelling 

Table 7 below provides the estimated annual mean NO2 concentrations in: 

• The base year (2019) 

• The development year plus three, (2034), in a “with no policy applied” and a 
“with policy applied” scenario21.  

Table 8 provides the estimated annual mean PM10 concentrations for the same 
respective scenarios.

 
21 For this assessment, as traffic levels are not predicted to increase as a result of the development, so the 
“without” and “with” development scenario will be the same.  
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Table 7: Estimated NO2 concentrations (g/m3) 

Annual mean NO2 concentration (µg /m3) 

Floor 
level 

Receptor 2019 
Baseline 

2034 Without  
Policy Applied 

2034 With 
Policy Applied 

Difference in 2034 without 
and with Policy Applied 

Ground A 26.5 27.1 17.1 10.0 
 

B1 25.8 26.8 16.3 10.6 
 

B2 26.1 27.2 16.3 11.0 
 

C 52.5 52.8 34.6 18.3 
 

D1 25.9 26.8 16.5 10.3 
 

D2 24.1 24.8 15.5 9.3 
 

E 24.5 25.5 15.6 10.0 
 

E/F 24.7 26.0 15.6 10.5 
 

F 24.7 26.1 15.5 10.6 

 G 21.6 22.2 14.5 7.8 
 

H 21.3 21.5 14.8 6.7 
 

J 22.0 22.5 14.9 7.6 
 

J3 25.2 25.7 16.8 8.9 
 

K/L 39.7 40.0 26.0 14.0 
 

M1 46.3 46.6 30.5 16.1 
 

M2 56.2 56.4 37.2 19.2 

First A 23.0 23.2 15.5 7.7 

 B1 22.5 23.0 15.1 8.0 

 B2 22.2 22.6 14.9 7.7 

 C 30.5 30.7 20.6 10.1 

 D1 22.6 23.0 15.2 7.8 

 D2 21.7 22.1 14.7 7.4 

 E 21.5 22.0 14.5 7.5 

 E/F 20.8 21.4 14.2 7.2 

 F 20.3 20.9 14.0 6.9 

 G 20.3 20.8 14.0 6.7 

 H 20.7 20.9 14.5 6.4 

 J 21.5 21.9 14.6 7.2 

 J3 22.9 23.3 15.5 7.8 

 K/L 26.4 26.6 18.0 8.6 

 M1 22.6 22.8 15.8 7.0 

 M2 27.4 27.4 18.6 8.8 

Second A 20.4 20.5 14.3 6.2 

 B1 20.5 20.8 14.3 6.5 

 B2 20.3 20.5 14.2 6.3 

 C 21.4 21.5 15.0 6.5 

 D1 20.3 20.5 14.2 6.3 
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 D2 20.0 20.2 14.0 6.2 

 E 19.7 20.0 13.8 6.1 

 E/F 19.0 19.2 13.5 5.7 

 F 18.4 18.6 13.3 5.3 

 G 19.2 19.4 13.6 5.8 

 H 19.9 20.0 14.1 6.0 

 J 20.2 20.5 14.1 6.4 

 J3 20.6 20.9 14.4 6.6 

 K/L 20.6 20.7 14.6 6.1 

 M1 21.4 21.5 15.1 6.5 

 M2 20.8 20.8 14.6 6.2 

Third A 18.9 19.0 13.6 5.4 

 B1 19.3 19.4 13.8 5.7 

 C 19.1 19.1 13.7 5.5 

 D1 19.0 19.1 13.6 5.5 

 D2 18.8 19.0 13.5 5.4 

 K/L 18.5 18.6 13.4 5.2 

 M2 18.8 18.9 13.6 5.3 

Fourth A 18.1 18.2 13.2 5.0 

 D2 18.1 18.2 13.2 5.0 

 M2 18.0 18.0 13.1 4.9 

Firth A 17.6 17.6 13.0 4.6 

 D2 17.6 17.7 13.0 4.7 

Note 1: Exceedances of the annual mean objective are highlighted. 

Table 8: Estimated PM10 concentrations (g/m3) 

Annual mean PM10 concentration (µg /m3) 

Floor 
level 

Receptor 2019 
Baseline 

2034 Without 
Policy Applied 

2034 With Policy 
Applied 

Difference in 2034 without 
and with Policy Applied 

Ground A 17.2 17.5 17.2 0.4 

 B1 17.4 17.9 17.5 0.4 

 B2 17.5 18.2 17.7 0.5 

 C 18.3 18.6 18.1 0.5 

 D1 17.3 17.8 17.4 0.4 

 D2 17.2 17.5 17.2 0.3 

 E 17.4 17.7 17.4 0.3 

 E/F 17.5 17.8 17.6 0.2 

 F 17.5 17.8 17.6 0.2 

 G 17.0 17.2 17.1 0.2 

 H 16.6 16.8 16.6 0.2 

 J 16.9 17.1 16.9 0.2 

 J3 17.0 17.2 17.0 0.2 
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 K/L 17.5 17.7 17.4 0.3 

 M1 17.8 18.1 17.7 0.4 

 M2 18.4 18.6 18.2 0.5 

First A 16.8 17.1 16.8 0.3 

 B1 16.9 17.3 16.9 0.3 

 B2 16.9 17.4 16.9 0.5 

 C 17.0 17.3 17.0 0.3 

 D1 16.9 17.2 16.9 0.3 

 D2 16.8 17.1 16.8 0.2 

 E 16.8 17.1 16.9 0.2 

 E/F 16.8 17.0 16.9 0.2 

 F 16.8 16.9 16.8 0.1 

 G 16.8 16.9 16.8 0.1 

 H 16.6 16.7 16.6 0.2 

 J 16.8 17.0 16.9 0.1 

 J3 16.9 17.1 16.9 0.2 

 K/L 16.8 17.0 16.8 0.2 

 M1 16.6 16.8 16.6 0.2 

 M2 16.9 17.1 16.8 0.2 

Second A 16.6 16.8 16.6 0.2 

 B1 16.6 16.9 16.6 0.3 

 B2 16.6 17.0 16.6 0.4 

 C 16.6 16.8 16.6 0.2 

 D1 16.6 16.8 16.6 0.2 

 D2 16.6 16.8 16.6 0.2 

 E 16.6 16.8 16.6 0.2 

 E/F 16.5 16.7 16.5 0.1 

 F 16.4 16.5 16.4 0.1 

 G 16.5 16.7 16.6 0.1 

 H 16.5 16.7 16.5 0.1 

 J 16.6 16.8 16.7 0.1 

 J3 16.7 16.8 16.7 0.1 

 K/L 16.5 16.6 16.5 0.1 

 M1 16.6 16.7 16.5 0.2 

 M2 16.5 16.7 16.5 0.2 

Third A 16.4 16.6 16.4 0.2 

 B1 16.5 16.7 16.5 0.2 

 C 16.4 16.6 16.4 0.2 

 D1 16.4 16.6 16.4 0.2 

 D2 16.4 16.6 16.4 0.2 

 K/L 16.4 16.5 16.4 0.1 
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 M2 16.4 16.6 16.4 0.1 

Fourth A 16.3 16.5 16.4 0.2 

 D2 16.3 16.5 16.4 0.1 

 M2 16.3 16.5 16.3 0.1 

Firth A 16.3 16.4 16.3 0.1 

 D2 16.3 16.4 16.3 0.1 

 M2 16.3 16.4 16.3 0.1 

 

 

3.1.1 Without Policy Applied scenarios 

In the scenarios modelled without the predicted impact of UK air quality and climate 
change policy, the model predicts annual mean NO2 concentrations to be below the 
annual mean NO2 objective at all modelled receptor locations on the first floor and 
higher floors. At ground floor level, NO2 concentrations are estimated to exceed the 
annual mean NO2 objective at modelled locations towards the east of the site at 
receptors K/L, M1, M2 and C. The ground floor receptor K/L is proposed for commercial 
use and therefore the annual mean NO2 objective does not apply at this location. In 
addition, where receptors M1 and M2 will be located will be a commercial unit with a 
service yard, and bin / cycle store respectively, and therefore the annual mean objective 
will also not apply at this location. Receptor C will however be used for residential use 
and therefore the annual mean objective will apply at this location.  

Research22 suggests that the 1-hour mean NO2 objective is likely to be exceeded where 
annual NO2 concentrations exceed 60 µg/m3. At all receptors, modelled concentrations 
are below 60 µg/m3 and therefore exceedance of the hourly objective is not an issue. 

With regards to PM10, concentrations at all receptors on all floors were modelled to be 
below the annual mean objective. Indicative results also show that there are no 
estimated exceedances of the daily mean PM10 objective.  

3.1.2 With Policy Applied scenarios 

This assessment has also considered the UK’s commitment to improving air quality as a 
result of improving transport fleet emission factors through the promotion of electric 
vehicles (EVs) (primarily driven by climate change concerns and the commitment for all 
new cars and vans to be effectively zero emission by 204023) and the increasingly 
stringent Euro standards that vehicles need to meet. The predicted improvements to air 
quality have been incorporated into the model through improvements to the fleet 
emission factors (projected in the latest version of Defra’s EFT) and background 
concentrations (projected in Defra’s background concentration maps). It is worth noting 
that these are potentially under estimates of improvements as projections are only 
available up to 2030, and improvements are expected to continue post this year. 

 
22 As described in Box 5.2 of LAQM Technical Guidance (TG16). 
23 Set out in ‘The Road to Zero’, Department for Transport, published July 2018, available at: 
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/73946
0/road-to-zero.pdf 

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/739460/road-to-zero.pdf
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/739460/road-to-zero.pdf
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In the scenarios modelled with the predicted impact of UK air quality and climate 
change policy, the model predicts annual mean NO2 concentrations to be below the 
annual mean NO2 objective at all modelled receptor locations including ground floor. 

The ’With Policy Applied’ scenario results indicate that annual mean NO2 concentrations 
would be substantially lower compared to the ’Without Policy Applied’ scenario.  

It is worth noting that the ADMS results using 2019 as the base year are substantially 
higher than the 2021 – 2022 short term diffusion tube survey results, giving confidence 
that air quality will not an issue across the Site.  

There are no concerns related to PM10 concentrations in the ’With Policy Applied’ 
scenario. 

For estimating PM2.5 concentrations, where no appropriate sites measuring both PM10 
and PM2.5 are available, then a nationally derived correction ratio of 0.7 can be used. If 
this factor is used, then all locations in the modelling meet the EU Directive annual mean 
PM2.5 limit value of 25 µg/m3 by a substantial amount. This is likely to be an over-
estimate of the values, given the PM2.5 concentrations recorded at the two continuous 
monitoring sites in Norwich.  

3.2 Mitigation Measures 

Based on the ADMS results for the ‘With Policy Applied’ scenario, no mitigation is 
required to reduce residents or employees’ exposure to air pollution as the air quality 
strategy objectives are estimated to be met by at least 10% at relevant receptor 
locations. This scenario is the most likely outcome and was endorsed by the planning 
inspector in the previous Call in Scheme application (see Section 1, page 3).  

As identified previously, the Proposed Development will not give rise to an increase in 
traffic levels and there will be no air pollutant emitting on-site energy generation. 
Therefore, the emissions arising from the Site are being minimised as much as possible.  
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4 Summary and Conclusions 

An air quality assessment has been undertaken in support of a hybrid (part full /part 
outline) planning application, submitted to Norwich City Council for the comprehensive 
redevelopment of Anglia Square and various parcels of mostly open surrounding land 
(the Site). The Proposed Development comprises the redevelopment of the Site as it 
currently exists to provide up to 8,000 sq m Net Internal Area, flexible commercial and 
other non-residential floorspace and up to 1,100 new residential dwellings with up to 
450 parking spaces, of which at least 95% would be for residents of the scheme. All 
parking spaces would have EV charging capability and there would be no gas boilers 
within the Proposed Development. 

The Transport Assessment establishes that the Proposed Development will not result in 
any increase in traffic flows on the surrounding road network in 2034, which is 3 years 
after the first full year of occupation. Accordingly, for the purposes of the air quality 
assessment, it is not necessary to model “with development” or “without development” 
scenarios separately, and therefore only two future scenarios based on predicted traffic 
flows for 2034 have been modelled. The first (“without policy applied”) uses a 
conservative approach with regards to expected improvements to air quality in that no 
improvement in the pollutant background concentrations or road transport emission 
factors has been assumed between the base year (2019) and the future year (2034). The 
second more likely future scenario (“with policy applied”) utilises the projected 
improvements in pollutant background concentrations and road transport emission 
factors in 2034. 

The ADMS-Roads dispersion model has been used to determine the impact of emissions 
from road traffic on sensitive receptors under two scenarios – without and with policy. 
Predicted concentrations have been compared with the air quality objectives. The 
results of the assessment indicate that annual mean nitrogen dioxide (NO2) 
concentrations are above the objective in 2034 (in the “without policy applied” scenario) 
at Block C at ground floor level. However, in the “with policy applied” scenario, the 
annual mean objective is met by more than 10%, giving confidence that air quality will 
not be an issue across the Site. These results are also in accordance with the 2021 – 
2022 short term diffusion tube survey results, which to date has not highlighted any 
concerns around block C.  

 Concentrations of particulate matter (PM10 and PM2.5) are predicted to be below the 
annual and daily mean objectives. at all sensitive receptors, and therefore these results 
do not indicate any need for mitigation measures . 
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Appendix A – Model Verification 

In order to verify modelled pollutant concentrations generated in the assessment, the 
model has been run to predict the annual mean road-NOX concentration during 2019 at 
the DT9, DT16, and DT42 diffusion tube sites described in Table 2.  

The model output of road-NOX has been compared with the ‘measured’ road-NOX. 
Measured NOX for the monitoring sites was calculated using the NOX to NO2 calculator18. 

A primary adjustment factor was determined to convert between the ‘measured’ road 
contribution and the model derived road contribution (Figure A.1). This factor was then 
applied to the modelled road-NOX concentration for each receptor to provide adjusted 
modelled road-NOX concentrations. Total NO2 concentrations were then determined by 
combining the adjusted modelled road-NOX concentrations with the background NO2 
concentration. 

The results imply that the model was very accurate at predicting the road-NOX 
contribution. In addition, the same adjustment factor was applied to the modelled road-
PM10 concentrations.  

Figure A.1: Comparison of Measured road-NOX to unadjusted modelled road-NOX concentrations 

 

RMSE 

The root mean square error (RMSE) is used to define the average error or uncertainty of 
the model. The following RMSE value has been calculated: 

NO2: 0.86 

If the RMSE values are higher than ±25 % of the objective being assessed, it is 
recommended that the model inputs and verification should be revisited in order to 
make improvements. Ideally an RMSE within 10 % of the objective would be derived. In 
this case the model is being assessed against the annual mean objective, which is 40 
µg/m3 for NO2. An RMSE value of less than 10 % of the objective (less than 4 µg/m3) is 
obtained and therefore the model behaviour is acceptable.  
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Appendix B – Traffic Data 

Table B.1: Traffic data for 2019 (and prediction for 2034 with and without development 

Road links Annual 
Average 
Daily 
Traffic 
(AADT) 
2019 

Annual 
Average Daily 
Traffic (AADT) 
2034 without 
Development 

Annual 
Average Daily 
Traffic (AADT) 
2034 with 
Development 

% Heavy 
Duty 
Vehicles 
(HDV) 

Speed 
(kph) 

Pitt Street 20,255 24,437 24,437 4.1 29.3 

Edward Street (South) 3,004 3,624 3,624 27.9 33.0 

Magdalen Street 
North 

3,993 4,817 4,817 13.6 30.2 

Magdalen Street 
South 

1,580 1,906 1,906 19.7 30.1 

Edwards Street North 12,374 14,929 14,929 8.4 36.3 

New Botolph Street 11,377 13,726 13,726 4.1 32.8 

Magpie Road 11,486 13,858 13,858 7.1 39.4 

St Augustines Street 14,733 17,775 17,775 6.4 28.1 

St Crispins Road 24,624 29,708 29,708 7.3 53.1 

Duke Street 9,556 11,529 11,529 4.6 30.8 

Bull Close Lane 9,873 11,912 11,912 5.2 35.2 

Minor Roads 1,500 1,810 1,810 2.0 48.3 

Note 1: % HDV assumed to remain constant in all scenarios. Note 2: the Proposed Development is 

not expected to cause an increase in traffic. The increase shown between 2019 and 2034 in the 

table above is due to predicted general local traffic increases.  
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