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1 Purpose of this Update 

A hybrid planning application (Ref. 22/00434/F) (the Application) was submitted by Weston Homes (the 

Applicant) to Norwich City Council (NCC) on 1st April 2022 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’.  

The Application comprised a full set of technical documents to assess the potential impacts of the proposals, 

including an EIA which covered a number of topics. In respect of the energy and sustainability strategy, this 

was described and explained in the Energy Assessment and Sustainability Strategy Report (Rev P2, dated 5th 

April 2022) by Meinhardt. Please refer to the original documents for further details. 

Following submission of the Application, and completion of the statutory consultation exercise, the Applicant 

has worked with NCC to review the consultation responses received from the local community, statutory 

consultees and other key stakeholders, so as to identify an appropriate response where considered relevant. 

As a result of consideration of these comments, as well as ongoing discussions with NCC, a number of changes 

to the Application as originally submitted are now proposed, including the following;- 

• Reduction in height by 1 storey of Blocks A and D;  

• Realignment of basement and ground level car park accesses to Block A;  

• Repositioning of houses and apartments forming Block B;  

• Amendments to the housing mix;  

• Raising of Block C ground level to above 100 year (+climate change) flood levels;  

• Distance between Block C and 4-10 Beckham place increased;  

• Elevational changes and repositioning of Block L (Stump Cross building);  

• Roof ridge and eaves on east side of Block M reduced in height;  

• Introduction of 2 storey podium between Blocks E and EF to provide larger car park;  

• Proposed crossings on Edward Street (opposite Beckham Place) and Pitt Street (by Tooley Lane 

removed; and  

• Landscape amendments.  

These changes comprise the Amended Application submitted in July 2022. Overall, the Amended Application 

continues to seek consent for up to 1,100 dwellings and up to 8,000 Sqm (NIA) non-residential floorspace and 

associated development. However, since the amendments result in minor changes to the full development 

description, an updated version of the full Amended Application description is contained in Section 2 of this 

document. 

This Addendum to the Energy Assessment and Sustainability Strategy Report sets out where necessary a 

response to the Energy Strategy related comments received on the Application as originally submitted, then 

describes how the design has been developed and adapted as a result of these and other comments, and 

finally considers the implications of the changes to the scheme now proposed.  

The changes in the Amended Application arising from the Energy Strategy related comments are summarised 

in the table below. 

 

 

 

Comment Received Response From Project Team 

Norwich City Council 

In terms of non-commercial the GNLP 
target is BREEAM “Very Good” - I 
cannot find a measure of this in the 
assessment 

Please refer to Section 3 of this Addendum. 

There is consideration in the report of 
existing/planned district heating 
networks – but there is no evidence 
that there has been consideration of 
‘opportunities to make the most of any 
available local economies of scale to 
maximise provision of energy from 
sources of ‘decentralised and 
renewable or low carbon energy 
sources’ 

The provision of a site-wide heat network has been 
considered but was not proposed for the Anglia Square 
development as a heat network would incur significant 
distribution heat losses whilst transferring heat energy 
from communal heat generators to individual dwellings and 
commercial units. Whilst this may be reduced through 
optimised network design and use of pipework insulation, 
these losses cannot be avoided entirely. 
 

The new-build residential and commercial properties at 
Anglia Square have high levels of fabric insulation and 
therefore low heat losses. The proportion of heat losses 
compared to delivered heat energy is therefore significant. 
  
A site-wide heat network is generally most appropriate 
when a suitable very low carbon heat source is available 
(such as a waste to heat plant) and as detailed in the 
report there is no such source available in this location.  
 

The local heat pumps proposed achieve lower carbon 
emissions than a site-wide network with central heat 
pumps, as they have a similar seasonal efficiency to the 
central heat pumps but do not incur the same losses.   
 

Can you please sense check the 
carbon reductions achieved? 

The detailed application achieves a 2% reduction over Part 
L 2021 through passive design and energy efficiency. 
 

The detailed application achieves a 39.7% reduction over 
Part L 2013 through passive design and energy efficiency. 
 

The detailed application achieves an overall 60.3% 
reduction over Part L 2021. 
 

The detailed application achieves an overall 75.4% 
reduction over Part L 2013 - against the GNLP target of 
19%. 
 

Renewables expected to provide 56% of the detailed 
application’s energy demand 
 

The energy and sustainability strategies outlined in the originally submitted Energy Assessment and 

Sustainability Strategy Report are unaffected by the Energy Strategy related comments or the minor changes 

proposed in the Amended Application.  
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2 Amended Application Description 

Hybrid (part full/part outline) application on site of 4.65ha for demolition and clearance of all buildings and 

structures and the phased, comprehensive redevelopment of the site with 14 buildings ranging in height from 

1 to 8 storeys, for a maximum of 1,100 residential dwellings, (houses, duplexes and flats) (Use Class C3); a 

maximum of 8,000 sqm flexible retail, commercial and other non-residential floorspace (retail, business, 

services, food and drink premises, offices, workshops, non-residential institutions, community hub, local 

community uses, and other floorspace (Use Classes E/F1/F2/Sui Generis (public conveniences, drinking 

establishments with expanded food provision, bookmakers and/or nail bars (up to 550sqm), and dry cleaner 

(up to 150sqm))); service yard, cycle and refuse stores, plant rooms, car parking and other ancillary space; with 

associated new and amended means of access on Edward Street and Pitt Street, closure of existing means of 

access on Edward Street, New Botolph Street, Pitt Street and St Crispins Road flyover, formation of cycle path 

between Edward Street and St Crispins Road, formation of wider footways, laybys and other associated 

highway works on all boundaries, formation of car club parking area off New Botolph Street, 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), hard 

and soft landscaping of public open spaces comprising  streets and squares/courtyards for pedestrians and 

cyclists, other landscape works within  existing streets surrounding the site, service infrastructure and other 

associated work; (All floor areas given as maximum Net Internal Area); 

Comprising; 

Full planning permission on 2.25ha of the site for demolition and clearance of all buildings and structures, 

erection of 8 buildings ranging in height from 1 to 7 storeys for 353 residential dwellings (Use Class C3) (142 

dwellings in Block A, 25 dwellings in Block B, 21 dwellings in Block C, 28 dwellings in Block D, 8 dwellings in 

Block J3, 81 dwellings in Block K/L, and 48 dwellings in Block M) with associated cycle and refuse stores), and, 

for 5,411sqm flexible retail, commercial and other non-residential floorspace (retail, business, services, food 

and drink premises, offices, workshops, non-residential institutions, community hub, local community uses, and 

other floorspace (Use Classes E/F1/F2/Sui Generis (public conveniences, drinking establishments with 

expanded food provision, bookmakers and/or nail bars (up to 550sqm), and dry cleaner (up to 150sqm))), 

service yard, cycle and refuse stores, plant rooms, car parking and other ancillary space, with associated new 

and amended means of access on Edward Street, closure of existing means of access on Edward Street and 

New Botolph Street, formation of cycle path from Edward Street to St Crispins Road, formation of  wider 

footways, laybys and other associated highway works on Edward Street, New Botolph Street, and Magdalen 

Street, formation of car club parking area off New Botolph Street, 137 car parking spaces (at least 95% spaces 

for class C3 use, and up to 5% for class E/F1/F2/Sui Generis uses) within Blocks A and B, hard and soft 

landscape works to public open spaces comprising streets and squares for pedestrians and cyclists, other 

landscape works, service infrastructure and other associated works; (All floor areas given as maximum Net 

Internal Areas); 

and 

Outline planning permission on 2.4ha of the site, with landscaping and appearance as reserved matters, for 

demolition and clearance of all buildings and structures, erection of 6 buildings (Blocks E – H and J) ranging in 

height from 2 to 8 stories for up to 747 residential dwellings, (houses, duplexes, and flats) (Use Class C3), a 

maximum of 2,589 sqm flexible retail, commercial and other non-residential floorspace (retail, business, 

services, food and drink premises, offices, non-residential institutions, local community uses and other 

floorspace (Use Classes E/F1/F2/Sui Generis (drinking establishments with expanded food provision, 

bookmakers and/or nail bars (up to 550sqm), and dry cleaner (up to 150sqm))); cycle and refuse stores, plant 

rooms, car parking and other ancillary space; with associated new and altered means of access on Pitt Street 

and St Crispins Road, closure of means of access on Pitt Street and St Crispins Road flyover, formation of 

wider footways, laybys and other associated highway works on Pitt Street and St Crispins Road, a maximum 

of 313 car parking spaces (at least 95% spaces for class C3 use, and up to 5% for class E/F1/F2/Sui Generis 

uses), service infrastructure and other associated works (landscaping and appearance are reserved matters); 

(All floor areas given as maximum Net Internal Areas). 
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3 BREEAM Pre-Assessment 

An initial BREEAM pre-assessment has been carried out for a typical commercial unit to confirm that a rating 

of ‘Very Good’ is achievable, and that all mandatory elements can be met.  

The assessment has been completed as ‘Shell and Core’ under the New Construction 2018 methodology.   

The BREEAM pre-assessment report is provided below and demonstrates a target rating of 59.57% which 

provides sufficient margin to achieve the minimum 55% required to achieve a ‘Very Good’ rating. 
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