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Heritage 

1. One of the key characteristics of this 
neighbourhood area is its wealth of heritage. This is 
acknowledged in its status as part of the city centre 
conservation area, and the numerous listed and 
locally listed buildings. 

Conservation area 

2. The area is fully within the City Centre Conservation 
Area and includes the character areas (as defined 
within the appraisal) of Northern City, Anglia 
Square, Colegate, and the northern side of 
Northern Riverside. 

3. The current conservation area appraisal dates from 
September 2007. In 2018, the Cathedral Magdalen 
ŀƴŘ {ǘ !ǳƎǳǎǘƛƴŜǎ CƻǊǳƳ ŎƻƳƳƛǎǎƛƻƴŜŘ ŀ ΨIŜǊƛǘŀƎŜ 
ƎŀǇ ŀƴŀƭȅǎƛǎ ǎǘǳŘȅΩ ǘƻ ŘŜǘŜǊƳƛƴŜ ǿƘŀǘ ƎŀǇǎ ǘƘŜǊŜ 
ǿŜǊŜ ƛƴ bƻǊǿƛŎƘΩǎ ƘŜǊƛǘŀƎŜ ǇǊƻǘŜŎǘƛƻƴ ǇƻƭƛŎƛŜǎΦ  ¢Ƙƛǎ 
conclǳŘŜŘ ǘƘŀǘ ǘƘŜ ŎƻƴǎŜǊǾŀǘƛƻƴ ŀǊŜŀ ŀǇǇǊŀƛǎŀƭ Ψƛǎ 
out of date and does not take into consideration 
new national and local planning policy and 
guidance and did not follow best practice for 
designation at the time (the Anglia Square shopping 
complex would have bŜŜƴ ǊŜƳƻǾŜŘύΦΩ 

4. Lǘ ŦǳǊǘƘŜǊ ǎǘŀǘŜǎ ǘƘŀǘ ΨŀƭǘƘƻǳƎƘ ǘƘŜǊŜ ƛǎ ƭŜǘƘŀǊƎȅ 
[within the city council] to update the Appraisal, 
resolving the currency of the contents of the 
document which are relevant to the NP 
[neighbourhood plan] area is possible through the 
btΦΩ 

5. IŜǊƛǘŀƎŜ 9ƴƎƭŀƴŘΩǎ ƎǳƛŘŀƴŎŜ ƻƴ ŎƻƴǎŜǊǾŀǘƛƻƴ ŀǊŜŀǎ 
says that local planning authorities must review 
their conservation areas from time to time, and 
ǘƘŀǘ ΨǊŜǎƻǳǊŎŜǎ ǇŜǊƳƛǘǘƛƴƎΣ ŜǾŜǊȅ ŦƛǾŜ ȅŜŀǊǎ ƛǎ ƛŘŜŀƭΩΦ 
A review is therefore well over-due. In light of the 
fact that the city centre conservation area includes 
sites that would no longer be considered worthy of 
designation, and the city centre is a far larger area 
than modern best practice, a boundary review 
would be beneficial. 

6. Updating the Conservation Area Appraisal would be 
a significant piece of work, and since it goes beyond 
the neighbourhood boundary is not within the 
scope of neighbourhood planning, but there would 
be a substantial benefit from doing so. An updated 

 

1 {ŜŜ ǇŀǊŀƎǊŀǇƘ млр ƻŦ IŜǊƛǘŀƎŜ 9ƴƎƭŀƴŘΩǎ I9!D нсу 
Conservation Area Appraisal, Designation and 
Management advice note. 

appraisal could provide better clarity on the special 
character of the area(s) that needs protecting, and 
through which policies that can be achieved. 

7. In the circumstances, it may be that the 
neighbourhood plan would be better off developing 
an addendum to the existing appraisal1 specifically 
in relation to the key character areas that fall 
within the NOW area.  

8. !ǎ ǿŜƭƭ ŀǎ ŦƻƭƭƻǿƛƴƎ IŜǊƛǘŀƎŜ 9ƴƎƭŀƴŘΩǎ ōŜǎǘ 
practice, this addendum could follow the 
ƳŜǘƘƻŘƻƭƻƎȅ ƻŦ ǘƘŜ Ψ/ƭƛƳŀǘŜ 9ƳŜǊƎŜƴŎȅ 
/ƻƴǎŜǊǾŀǘƛƻƴ !ǊŜŀ ¢ƻƻƭƪƛǘΩΣ ǿƘƛŎƘ ǘŀƪŜǎ ŀƴ 
approach to auditing the conservation area that 
identifies characteristics and elements that 
contribute to the conservation area, rather than 
buildings.  This helps to identify where there is 
potential for change (particularly retrofitting of 
existing buildings for energy efficiency), even to 
protected building stock. 

Should the Neighbourhood Forum seek to write an 
addendum to the conservation area appraisal? 

Should this be carried out to the methodology of 
the Climate Emergency Conservation Area Toolkit 
to help identify potential for improving the energy 
efficiency of existing houses? 

9. Whether or not a comprehensive review of the 
conservation area is included within this 
neighbourhood planning work, it is worth 
identifying the areas of particular heritage 
character within the area that may relate to 
neighbourhood plan policies.  

10. It can be considered that there are three historic 
character areas as indicated on Map 1: 

¶ Colegate and Duke Street 

¶ Magdalen Street 

¶ St Augustines Village 

11. Since these areas could be used to determine 
which design policies would apply, it is important 
that these boundaries are drawn in an appropriate 
way ς excluding elements that do not contribute to 
their character, and including elements that do. 
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For debate: Do you consider these to be the historic 
core areas, and are the boundaries appropriate? 

Scheduled ancient monuments 

12. The only scheduled ancient monument within the 
area are the remains of the city walls. There are 
visible remains within the area near Oak Street, 
Bakers Road, Magpie Road, and Magdalen Street. 

Listed buildings 

13. The area contains 135 statutory listed buildings, as 
indicated on map 1. A list of these buildings is 
provided in Appendix A. 

Local list 

14. The council has adopted buildings of heritage merit 
but that are not statutory listed into a local list.  
These are considered undesignated heritage assets. 
A list of these buildings is provided in Appendix B. 

Heritage assets outside of the area 

15. Some heritage assets that are outside of the area, 
such as Norwich Cathedral, have the potential to be 
affected by development within the area, 
particularly with respect to long views. The key 
heritage assets this applies to are identified in 
Figure 11 (page 14). 

Heritage at Risk 

16. hƴŜ ōǳƛƭŘƛƴƎ ƛǎ ƻƴ IŜǊƛǘŀƎŜ 9ƴƎƭŀƴŘΩǎ IŜǊƛǘŀƎŜ ŀǘ 
Risk list: 

¶ St Martin at Oak, Oak Street. Grade I listed. 

 

Figure 1 St Martin at Oak, Oak Street 

Policy 

17. The local plan policy relating to heritage is mostly 
set out in DM9 Safeguarding Norwich's heritage, 
but also of relevance is DM3 Delivering high quality 
design. 

18. The local plan also has two relevant appendices: 

¶ Appendix 7 ς Local criteria for assessment of 
locally identified heritage assets 

¶ Appendix 8 ς Long views and strategic 
viewpoints 

19. In addition to these, the council has adopted a 
Heritage Interpretation SPD.  This specifically 
requires heritage interpretation on some specific 
(at the time) allocated sites, none of which are in 
the neighbourhood area.  However, it also notes 
that this list is not intended to be exhaustive, and 
that heritage interpretation may be necessary on 
other allocated and unallocated sites. 

20. Given the importance of this neighbourhood area 
in the history of Norwich, and the fact that there 
ŀǊŜ ǎƛƎƴƛŦƛŎŀƴǘ ŀǎǇŜŎǘǎ ƻŦ ǘƘŜ ŀǊŜŀΩǎ ƘŜǊƛǘŀƎŜ ǘƘŀǘ 
have already been lost, a specific heritage 
interpretation policy for this part of Norwich could 
be included within the neighbourhood plan. 

21. Consultation could determine the type of heritage 
interpretation that could be required, but it is likely 
that it would focus on aspects of particular 
significance here: 

a) Manufacturing and industry, particularly cloth, 
shoes, stonemasonry, and ironworks (an 
inexhaustive list) 

b) Norwich courts, yards, and burgage plots 

c) Former churches and places of religious 
significance 

Is there particular heritage that should be 
commemorated through heritage interpretation in 
the area?  

Article 4 Directions 

22. There is one Article 4 Direction in the area that 
relates to heritage in Calvert Street, requiring 
permission for the replacement of windows. 

https://www.norwich.gov.uk/info/20199/adopted_local_plan/1457/development_management_policies/9
https://www.norwich.gov.uk/info/20199/adopted_local_plan/1457/development_management_policies/3
https://www.norwich.gov.uk/info/20199/adopted_local_plan/1457/development_management_policies/3
https://www.norwich.gov.uk/info/20221/development_management_policies/1655/appendix_7_%E2%80%93_local_criteria_for_assessment_of_locally_identified_heritage_assets
https://www.norwich.gov.uk/info/20221/development_management_policies/1655/appendix_7_%E2%80%93_local_criteria_for_assessment_of_locally_identified_heritage_assets
https://www.norwich.gov.uk/info/20221/development_management_policies/1657/appendix_8_%E2%80%93_long_views_and_strategic_viewpoints
https://www.norwich.gov.uk/info/20221/development_management_policies/1657/appendix_8_%E2%80%93_long_views_and_strategic_viewpoints
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Map 1: Heritage Assets in the neighbourhood area 
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Design Characteristics ς Blocks 
Average Density 

23. With a population of 30032 and area of 54.6 
hectares, the average density over the entire area 
is 55 people per hectare. There are 18173 dwellings 
in the area, and therefore density in terms of 
dwellings is 33 dwellings per hectare. 

24. As an urban neighbourhood, the national model 
design code suggests that the appropriate density 
would be between 60-120 dwellings per hectare. 

25. Therefore the current density is significantly lower 
than would be typical for an urban neighbourhood.  
This is partly as a result of the amount of non-
residential use in the area, and therefore we can 
use another metric to assess the density, floor area 
ratio. 

Figure 2 Floor area ratio is the proportion between the site area 
and the total building floor area. 

26. The built footprint of the area is 18 hectares, or a 
third of the total area. The average number of 
stories (see building height section below) is 
estimated to be between 2 and 3, which would give 
a floor area ratio overall of between 0.7 and 1. A 
typical floor area ratio for an urban neighbourhood 
is greater than 1, therefore on this metric too, the 
density is lower than would be expected for an 
urban neighbourhood. 

27. This is probably mainly because there are a 
considerable number of undeveloped sites, parks, 
car parks, and other open land which bring down 
the density.  The Anglia Square development will 
add 1100 dwellings, and therefore this 
development alone would bring the density of the 
area up to 53 dwellings per hectare. 

 

2 LocalInsight data 2021 

Site Density 

28. Site densities will generally be higher than overall 
neighbourhood densities, since they will not 
include the larger open spaces, such as parks, 
roads, and other forms of public realm.  

29. A target site density policy (or guidance) may help 
to inform what type of development is appropriate 
within the area. 

More research may be required to evidence what a 
target site density should be set at. 

Block Types 

30. Figure 3 shows typical block types that may be 
found. 

31. The predominant historic character of the area is of 
town centre courtyard blocks and used to be even 
more so before 20th century redevelopment. More 
recent development (20th and 21st Century) has 
tended towards urban neighbourhood perimeter 
blocks. These have been out of historic character 
with the area. 

32. bƻǊǿƛŎƘ ƛǎ ǇŀǊǘƛŎǳƭŀǊƭȅ ƪƴƻǿƴ ŦƻǊ ƛǘǎ ΨȅŀǊŘǎΩΦ  ¢ƘŜǎŜ 
are generally narrow yards accessed via alleys 
between buildings.  There are surviving examples 
on Magdalen Street and St Augustines Street (and 
to some extent Colegate and Muspole Street too), 
but many were lost in the mid-20th century, and 
with the redevelopment of Anglia Square in the 
60s.  (Further analysis of the yard form of 
development can be found in the Public Realm and 
Open Space briefing.) 

33. There are also a number of examples of courtyard 
development, where all the buildings face into a 
central (often rectangular) public or semi-private 
space. These date ŦǊƻƳ ±ƛŎǘƻǊƛŀƴ ό5ƻǳƎƘǘȅΩǎ 
Hospital) to mid 20th century social housing (Talbot 
Square). Some more modern development also has 
a courtyard feel (for example Beckham Place and 
Quintain Mews), although is not as formal as the 
older examples. 

3 LocalInsight data 2021 
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Figure 3 Block Types 

 

Town centre 
courtyard block 

 

Urban perimeter 
block 

 

Suburban 

Grain 

34. The historic grain of the area is fine, small plots 
with their narrow edge to the public realm.  Until 
redevelopment in the 20th century, there were also 
a number of burgage plots (long narrow plots) 
running between Oak Street and the river.  There 
are some exceptions to this grain though, 
particularly Victorian factories and 20th century 
office blocks. 

35. More recent residential development has generally 
respected the finer grain, with a few exceptions. 

 

Figure 4 Grain: The pattern of plots in an urban block/area. The 
grain is likely to be finer (smaller plot size) in town centres and 
coarser (larger plot sizes) in suburbs. 

Historic grain 

36. To be able to understand the progression of the 
grain of this part of the city over time, we can look 
at historic maps.  There are OS maps available from 
1886, 1907, 1914, 1928, and 1947. 

37. Maps 2 and 3 show the current figure ground and 
the historic figure ground from 1905 respectively.

https://maps.nls.uk/view/120851828#zoom=5&lat=5735&lon=7916&layers=BT
https://maps.nls.uk/view/125885810#zoom=5&lat=5800&lon=8393&layers=BT
https://maps.nls.uk/view/120851831#zoom=5&lat=5817&lon=7957&layers=BT
https://maps.nls.uk/view/120851834#zoom=5&lat=5648&lon=8342&layers=BT
https://maps.nls.uk/view/120851837#zoom=5&lat=5958&lon=8200&layers=BT
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Map 2: Figure ground 
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Map 3: Figure ground in 1905 

Source: NCCAAP and OS Second Edition 1905 
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Design Characteristics ς Streets 
Buildings Joining 

38. Figure 5 shows typical ways in which buildings 
relate to each other within streets.  

39. The predominant building form is buildings that 
join on either side. Historically, the rows of joined 
houses are very long, forming whole streets or 
blocks, as seen in Map 3.  

Building line  

40. The building line in the area is predominantly 
directly onto the street (no set back), particularly 
on the most historic streets, and is very compliant 
(that is, few gaps between buildings that form the 
buildings line ς see Figure 6). 

41. Most modern developments have been less 
compliant, with development tending to have 
occasional gaps between buildings. Only on a few 
of the more modern developments does the 
building line meet all of these criteria: where the 
building line has no set back, is continuous, and 
even continuous round the corner at junctions. The 
development on St Saviours Lane and Blackfrairs 
Street is one such example. 

42. Some Victorian streets have small front gardens 
(Most notably Sussex Street, Magpie Road and Bull 
Close Road). The set backs are fairly consistent, 
with very little variance.  

43. Some modern developments have followed this 
principle, with new building lines set back from the 
road by a small garden. These come in two phases. 
Firstly the mid-20thC flatted developments at 
DƛƭŘŜƴŎǊƻŦǘΣ {ǘ aŀǊȅΩǎ tƭŀƛƴ ŀƴŘ hŀƪ {ǘǊŜŜǘΣ 
Fishergate and Blackfriars Street, Bull Close, and 
Cowgate. Though as flatted development, it is 
sometimes unclear whether the front gardens are 
private or shared. Secondly the more recent 
redevelopments of townhouses at Friars Quay, and 
on Oak Street. 

44. A large step back from the street (such as for 
parking areas) is not characteristic of the area and 
has generally only resulted in the area from more 
recent infill development (e.g. on Chatham Street). 

 

Figure 6 Building Line Terminology 

 

Compliance 

 

Set Back, Variance and 
Frontage 

 

Figure 7 Building Lines 

 

The building line is directly 
onto the street, such as on 

Magdalen Street. 

 

The building line is 
consistent, but set back 

from the street, such as on 
Sussex Street. 

 

Figure 5 Party Wall Conditions 

 

Town centres: Buildings 
should be allowed to join 
on either side and to the 
rear. 

Urban neighbourhoods: 
Buildings should be 
allowed/required to join 
on either side. 

Suburbs: Buildings are 
either detached or only 
join on one side. 
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45. In some streets, more modern development has 
disrupted a historic building line. For example on 
Fishergate where the street includes a mixture of 
buildings on the street, small front gardens, and 
large gaps between buildings, where previously it 
had a fairly continuous building line all the way 
along (see Maps 2 and 3).  

46. Some other streets have no discernible building line 
to the street as a result of development which has 
not respected the building forms of this area.  
Examples of such development are St Edmunds 
Wharf and Key & Castle Yard. 

47. On streets with small gardens, there has generally 
been little erosion of the building line through 
porch extensions or other structures forward of the 
building line, with one notable exception on Bull 
Close Road, where a recent extension to a building 
on Bull Close protrudes forward of the building line 
on Bull Close Road (see inset on map 2). The 
approval of that development indicates that the 
ƭƻŎŀƭ ǇƭŀƴƴƛƴƎ ŀǳǘƘƻǊƛǘȅΩǎ ŎǳǊǊŜƴǘ ǇƻƭƛŎƛŜǎ ƻǊ 
practice in relation to building line is not sufficient. 

48. ²ƘƛƭŜ ǇƻƭƛŎȅ 5aо ŎƭŀǳǎŜ Ŏ ǎŀȅǎ ǘƘŀǘ ΨǘƘŜ ŘŜǎƛƎƴ ƻŦ 
all development must have regard to the character 
of the surrounding neighbourhood and the 
elements contributing to its overall sense of place, 
ƎƛǾƛƴƎ ǎƛƎƴƛŦƛŎŀƴǘ ǿŜƛƎƘǘ ǘƻΧ ƘƛǎǘƻǊƛŎ ǎǘǊŜŜǘ 
ǇŀǘǘŜǊƴǎΣ Ǉƭƻǘ ōƻǳƴŘŀǊƛŜǎΧΩΣ ǿŜ ƘŀǾŜ ǘƻ ƭƻƻƪ ǘƻ ǘƘŜ 
Conservation Area Appraisal for specific guidance 
on the application of this policy within the 
neighbourhood area.  

49. In the Conservation Area Appraisal, Policy B2 
Ψ!ǇǇǊƻǇǊƛŀǘŜ ǎŎŀƭŜ ƻŦ ƴŜǿ ŘŜǾŜƭƻǇƳŜƴǘΩ ƎƛǾŜǎ 
slightly more specific guidance, making clear that 
historic street patterns should be retained or 
reinstated.  However, the status of this guidance is 
questionable, given the age of the conservation 
area appraisal, and the fact that it is not specifically 
referenced within DM3. 

50. It is clear that a policy such as this would be 
beneficial in historically sensitive locations where 
the building line is an important contributor to the 
local character, and departing from it would 
degrade that character, including those streets 
where the prevailing form of development is 
buildings fronting directly onto the highway, and 
those where there is a historic consistent set-back. 

51. It is less clear what this policy would have to say 
about locations where the building line has already 
been eroded (for example Fishergate, where the 
historic pattern was for the frontage to be directly 

onto the street, but some modern mid 20th century 
development is set back), or where the historic 
building line has disappeared entirely (for example 
Oak Street and Chatham Street). New building lines 
have been set by more recent developments on 
several roads, and it could be argued that the new 
building lines should be respected rather than 
historic ones. 

For debate: Should new development on streets 
with already eroded building lines respect the new 
building line, the historic building line, or not be 
required to respect either? 

52. In addition to respecting existing and historic 
frontages, this policy could promote the creation of 
new frontages where none previously existed or it 
no longer makes sense to reinstate a historic 
frontage onto a heavily redeveloped location.  For 
example, the creation of a new defined building 
line to the east side of the one-way section of 
Edward Street. 

Public/private 

 

Figure 8 Urban courtyard block forms of development have a 
clear distinction between public space (around the perimeter) 

and private space (within the block) 

53. The nature of the urban block form of 
development, especially when the building line is 
directly onto the road, is that there is a very clear 
distinction between public and private space. 
Where there have been historic exceptions to 
following the building line (such as in front of 
churches), it is clear that this open space can be 
considered public. However, some recent forms of 
development have left the distinction between 
public and private space unclear. Some examples: 

¶ Alms Lane ς where the neighbouring private car 
park is often better used by pedestrians than 
the overgrown right of way. 
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¶ The Lathes ς which is too permeable to be 
considered private but is not active enough to 
be public. 

¶ Quintain Mews ς where it is not clear whether 
the green space in the middle of the 
development is publicly accessible but is too 
enclosed by the development to be considered 
public. 

¶ Magdalen Close ς where the rear of the flat 
blocks are publicly accessible but are not active 
enough to be considered public. 

A design code could set out how the distinction 
between public and private space can be 
delineated, particularly in situations where 
buildings do not conform to urban block 
development along streets. 

Canyonisation 

54. While the continuous building line close to the 
street can contribute to the character of the area, it 
also comes with a risk of canyonisation. 

Exceptions 

55. There are many exception cases to all these 
characteristics, some intentional, some not.  

The forum may wish to set out in a design code 
criteria on which exceptions to the prevailing 
building forms should be judged. 

 

Figure 9 There are many examples of exceptions to the building 
line, form, and height within the area. The many churches show 
how these exceptions can contribute to the identify of the area. 

Streetscape design 

56. As well as the design of buildings, and the way they 
define and form edges of public realm, there are 
also elements of the space on which a 
neighbourhood plan may set design principles. This 
is discussed further in the Public Realm and Open 
Space briefing, but the key considerations are: 

¶ Design of waste storage 

¶ Treatment of boundaries, such as walls, fences, 
and entranceways 

¶ Placement and design of street furniture 

¶ Wayfinding and signage 

¶ Sustainable drainage systems 

¶ Street tree planting and rain gardens 
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Design Characteristics ς Height 
57. The characteristic building heights of the existing 

buildings are shown on map 4. 

Residential buildings 

58. The predominant number of storeys of residential 
houses within the area is two to three, while some 
flatted developments and town houses next to the 
river rise to four storeys.  

59. The buildings tend to have a fairly consistent and 
relatively low storey height, resulting in eaves 
heights of between 5 and 6m for two storey 
buildings, and 8 and 9m for three storey. 

60. The approved development of Anglia Square 
includes steps up from between 3 and 6 storey 
buildings at the edge of the site to 7- 8 storeys at 
the centre of the site and towards St Crispins Road. 

Commercial buildings 

61. The purpose-built office buildings within the area 
are generally between three and five storeys tall (6 
storeys in the case of Sovereign House), but some 
of these have higher storey heights than the 
residential buildings and are therefore taller than 
an equivalent residential building of the same 
number of storeys.  

Industrial buildings 

62. The industrial buildings are a mix of one and two-
storey units, but tall storey heights mean that some 
of the single storey buildings exceed some two 
storey building heights. 

Exceptions 

63. The Anglia Square buildings as existing are, and the 
proposed buildings will be, exceptions to the 
predominant building heights of the surrounding 
area. 

64. Some of the industrial buildings on Oak Street are 
exceptions in that the single-storey sheds with lots 
of open space between are not typical of this area 
of the city. 

65. Meanwhile, the redevelopment taking place at 161 
Oak Street is for residential development of 5 
storeys. 

66. Apart from these, there are relatively few 
exceptions to the prevailing heights within the 
area. 

The effect of height on the character and 
identity of the area 

67. The height of buildings clearly has an effect on 
stategic views (such as from Britannia Road) and 
local vistas (such as the view from Magpie Road 
towards the city). 

68. Perhaps more significant, however, is the effect of 
the level of variability of building height on the 
character of individual streets.  Some streets are 
entirely characterised by buildings of the same 
height (Magpie Road, Esdelle Street, Willis Street), 
while others have variability within a given range 
(Magdalen Street, for example, which has heights 
ranging from one to four storeys). 

Street Enclosure Ratio 

69. The relationship of the height of the enclosing 
ōǳƛƭŘƛƴƎǎ ǘƻ ǘƘŜ ǎǘǊŜŜǘΩǎ ǿƛŘǘƘ όōŜǘǿŜŜƴ ōǳƛƭŘƛƴƎǎύ 
is called the enclosure ratio. The National Model 
Design Code suggests that town centres and urban 
neighbourhoods should have enclosure ratios of 
between 1:1 and 1:2 (i.e. the street is twice as wide 
as the buildings are tall). 

70. It is outside the scope of this report to carry out an 
analysis of the enclosure ratios of the streets within 
the area.  However, this would be a beneficial piece 
of evidence, particularly if the neighbourhood 
forum would like to include a building heights 
policy within the neighbourhood plan. 

 

Figure 10 There are multiple effects of building height on the 
character of the area. 

Further evidence: Update the map with the current 
height of existing building, ideally eaves and overall 
heights in m (rather than number of storeys).
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Map 4: Building Heights (in 2010) 

This map is a reproduction of fig 12 from the NCCAAP and has not yet been updated with any changes that 
have occurred since 2010, as well as there being a number of inaccuracies in the original map. 
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Building height policy 

71. ²ƘƛƭŜ ǇƻƭƛŎȅ 5aо ŎƭŀǳǎŜ όŦύ ǎŀȅǎ ǘƘŀǘ Ψ5ŜǾŜƭƻǇŜǊǎ 
should demonstrate that appropriate attention has 
been given to the height, scale, massing and form 
ƻŦ ƴŜǿ ŘŜǾŜƭƻǇƳŜƴǘΩΣ ǘƘŜǊŜ ƛǎ ƴƻ ǎǇŜŎƛŦƛŎ ƎǳƛŘŀƴŎŜ 
as to how this appropriateness should be judged. It 
could be argued that the Conservation Area 
Appraisal Policy D2 Appropriate scale of new 
development gives slightly more specific guidance, 
but the argument is weakened given the age of the 
document, and that the policy is vague and, in 
some instances, self-contradictory. 

72. A neighbourhood plan could give more specific 
guidance on the appropriate height of buildings 
within the neighbourhood area.  It would be 
inadvisable for this to be a blanket height limit, but 
rather to set out zones where taller buildings might 
be considered appropriate (although still subject to 
other policies which may limit their height), and 
other areas where the prevailing building height 
must be respected. Where limitations on height 
might be applied, justification would be required. 

73. We have already discussed above one justification 
for putting controls on height ς to protect views ς 
but there are others: 

¶ Overbearing, particularly of dimutive 
historic buildings 

¶ Overshadowing/loss of daylight to 
neighbouring buildings 

¶ Overshadowing of the public realm 

¶ Resulting form of development too narrow 
(or indeed to squat, which might suggest a 
taller building would be more appropriate) 

¶ To match a prevailing roof line or eaves line 

¶ Visually uncomfortable change in height 

¶ Where a taller building would create a 
beneficial landmark 

¶ To limit the canyonisation of vehicular 
streets (and therefore reduce air quality 
risks) 

Skyline and views policy 

74. ! нлму ǎǘǳŘȅ ǊŜǾƛŜǿƛƴƎ bƻǊǿƛŎƘΩǎ {ƪȅƭƛƴŜ ŀƴŘ 
Views Policies4, commissioned by the Cathedral 
Magdalen and St Augustines Forum, found that 
Ψ¢ƘŜ ǇƻƭƛŎƛŜǎ ŦƻǊ ǾƛŜǿǎ ŀƴŘ ǎƪȅƭƛƴŜ ƳŀƴŀƎŜƳŜƴǘ ƛƴ 
bƻǊǿƛŎƘ ŀǊŜ ƭŀŎƪƛƴƎ ƛƴ ŘŜǘŀƛƭ ŀƴŘ ŀŎŎǳǊŀŎȅΩ ŀƴŘ 

 

4 Comparative Note on Skyline and Views Protection 
Policies: Norwich and York, One Planning Ltd, November 
2018. 

made several observations about the limitations of 
bƻǊǿƛŎƘΩǎ ǇƻƭƛŎȅ ƛƴ ǊŜƭŀǘƛƻƴ ǘƻ ǎƪȅƭƛƴŜ ŀƴŘ ǾƛŜǿǎΦ 

75. While a comprehensive review of the skyline and 
views policy for the entire city is needed, there is 
potential for the neighbourhood plan to strengthen 
the policy in relation to the NOW area.  There are 
two potential aspects to this: 

1. The effect of potential development within 
the area on the strategic skyline views 
identified in Appendix 8 of the Local Plan, 

2. The identification of views from within the 
area (including to landmarks out of the 
area) that are worthy of protection. 

The former would require that the significance of 
the strategic views be assessed, including to what 
extent the features of the NOW area contribute to 
or detract from those strategic views. (See also the 
Conservation Area Appraisal Policy C2). 

The latter would require an assessment of the key 
views within the area (perhaps using those on page 
57 of the NCCAAP as a starting point), and what it is 
about those views that is significant and warrants 
protecting.  

Should the neighbourhood plan include a views 
policy? Which specific key views need protecting? 
Does this policy need to be distinct from a building 
height policy? 

 
Figure 11 Map from NCCAAP with analysis of views towards 

major landmarks from the area. 
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Design Characteristics ς Buildings 

76. A full analysis of building characteristics is outside 
the scope of this report.  The key considerations are 
laid out in the National Model Design Code. 
However, some of the key characteristics prevalant 
within the area are set out here.  

A finer grain of study of the forms of building within 
the area could be carried out at a later stage of 
neighbourhood plan development. 

Types and forms 

77. The main historic thoroughfares are characterised 
by a variety of building forms with common 
attributes. They vary in height but are generally 
consistent in having pitched roofs with the main 
ǊƛŘƎŜ ǇŀǊŀƭƭŜƭ ǘƻ ǘƘŜ ǊƻŀŘΦ  aŀƴȅ ƘŀǾŜ ΨbƻǊǿƛŎƘ 
ƎŀōƭŜǎΩ ς gabled dormers that extend to the front 
of the building. Some have flat roofs. 

 

Figure 12 Buildings on Magdalen Street 

78. On the Victorian terraced streets, the forms are 
often very consistent. The most typical form within 
this area are two-storey narrow fronted (front door 
opening directly into front room), with consistent 
pitched roof, no gables and no roof windows to the 
front. 

 

Figure 13 Terraced housing at Cowgate (no front gardens) 

 

Figure 14 Terraced housing on Magpie Road (with front 
gardens) 

79. The 20th century social housing development has 
also generally been of a consistent form ς two and 
three storey flat blocks usually with shallow bay 
windows, entrance stairwell between the flats, and 
pitched roofs (hipped at the end of blocks). 

 

Figure 15 Mid 20th Century social housing, this example from 
Fishergate 

80. There has been much more variation in the form of 
more modern development, but there is a majority 
of pitched roofs (with the main ridge parallel with 
the road), few dormers (except on the main 
thoroughfares), regular window patterns and 
narrow fronts. 

 

Figure 16 Late 20th and 21st century developments at Coslany 
Street (Oak Street) 
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Meeting the ground 

81. aƻǎǘ ōǳƛƭŘƛƴƎǎΩ ƎǊƻǳƴŘ ŦƭƻƻǊ ƭŜǾŜƭ ƛǎ ǎƛƳƛƭŀǊ ǘƻ ǘƘŜ 
exterior ground level.  It is rare for there to be any 
more than a couple of steps up from the ground to 
the internal floor level. 

 

Figure 17 Typical ground floor entrances on Duke Street 

82. Porches are rare, although door surrounds are 
reasonably common, particularly on some of the 
grander buildings on Colegate and Duke Street. 
Inset porches are also rare. 

83. On the shopping streets of Magdalen Street and St 
Augustines, the ground floor treatment is 
characterised by shopfronts, which all broadly 
conform to a limited set of archetypes. (On 
Magdalen Street, the consistency is partly due to a 
1957-8 joint project between Norwich City Council 
and The Civic Trust5 which standardised the design, 
colour scheme, fascia lettering, street furniture and 
lighting of the Street.) 

 

Figure 18 A row of shop fronts on St Augustines Street (2021) 

Façade Composition 

84. The tendency within the area is for facade 
composition to be semi-formal, with windows 
aligned from one storey to the next (although the 

 

5 Magdalen Street, Norwich: an experiment in civic 
design 1958-1959. Published 1962 by The Civic Trust. 

ground floor may be an exception). There is rarely 
much projecting articulation to the window 
openings, with it being more common than not for 
windows to be set back from the wall face by up to 
ŀ ōǊƛŎƪΩǎ ǘƘƛŎƪƴŜǎǎΦ 

 

Figure 19 Articulation: elements of the facade that project or 
recess from the wall face. 

Meeting the sky 

85. Typically buildings in the area meet the sky with a 
pitched roof and small eaves, often with corbelled 
brickwork just below the eaves. Parapets are not 
typical of the area, except for a few flat-roofed (or 
low-pitched roof) buildings on Magdalen Street.  

86. Most buildings have chimneys, situated at the ridge 
between units. 

Materials and colour 

87. The facade material is predominantly red brick, 
with some painted render and some flint-faced 
buildings (almost exclusively historic properties).  
Facade colours are generally white, light stone or 
yellow, with occasional light blues (e.g. duck egg 
blue). There is much more variety in joinery/shop 
front colours. Rainwater goods are typically black. 

88. Since different materials have different levels of 
carbon emissions and other environmental impact 
from their manufacture, as well as their effect on 
the energy efficiency of buildings in use, the 
specification of materials is one way in which 
carbon emissions can be influenced through the 
planning system. This ought to be taken into 
consideration when considering policy that would 
limit the options of materials and construction 
techniques that can be employed in the area. 

89. Materials used are a key factor in the longevity of 
buildings as a whole, since this affects their 
robustness, repairability, adaptability, and 
recyclability.    
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Negative Buildings and Opportunities 
Existing policy on the enhancement of 
negative landmarks 

90. The Conservation Area Policy and Guideline C 
(Views and Landmarks) includes a section on 
ΨwŜƳƻǾŀƭ ƻŦ ƴŜƎŀǘƛǾŜ ƭŀƴŘƳŀǊƪǎΩΦ ¢Ƙƛǎ ǎǘŀǘŜǎ ǘƘŀǘ 
ΨŎƭŀŘŘƛƴƎ ǘƘŜƳ ƛƴ ƳƻǊŜ ŀǇǇǊƻǇǊƛŀǘŜ ƳŀǘŜǊƛŀƭǎΣ 
remodelling them to improve the appearance and 
silhouette, or ideally, their demolition and 
ŀǇǇǊƻǇǊƛŀǘŜ ǊŜŘŜǾŜƭƻǇƳŜƴǘ ǿƛƭƭ ōŜ ŜƴŎƻǳǊŀƎŜŘΦΩ 

91. This is not backed up by any current development 
management policy.  Some of the negative 
landmarks identified in the conservation area 
appraisal have already been demolished, and 
others have been given permission for demolition.  
Furthermore, it is questionable whether demolition 
should be favoured over remodelling, given the 
embodied carbon in buildings, and therefore the 
desirability of retaining existing buildings where 
possible. 

92. That does not diminish the fact that some buildings 
do have a negative visual impact on the 
conservation area.  There have already been 
instances of existing buildings being reclad, such as 
ŀǘ {ǘ /ǊƛǎǇƛƴΩǎ Iƻǳǎe.   

Definition 

93. What is considered to be a negative building is 
always going to have an element of subjectivity to 
it, and therefore it is preferred to frame this 
anaylsis, and any resulting policy, in terms of 
opportunities for improvement.  

94. In this briefing, three scales of opportunity to 
enhance the design of the local area are defined, 
and in the case of the first two, specific 
opportunities identified. 

Opportunities for comprehensive 
redevelopment 

95. A number of opportunities exist for comprehensive 
redevelopment of sites which are either empty, or 
where a satisfactory development could only be 
achieved with the demolition of existing buildings. 
These are outlined in blue on map 5. 

96. The most prominent of these ς Anglia Square ς now 
has permission for comprehensive redevelopment.  
In the historic core of the neighbourhood area at 
/ƻƭŜƎŀǘŜ ǘƘŜǊŜ ŀǊŜ ǘƘŜ {ǘ DŜƻǊƎŜΩǎ ²ƻǊƪǎ ŀƴŘ ¢ƘŜ 
Glassworks sites, as well as the Colegate car park.  

97. Alongisde Magdalen Street there are car park sites 
ŀǘ tŜŀŎƻŎƪ {ǘǊŜŜǘΣ ŀƴŘ {ǘ {ŀǾƛƻǳǊΩǎ [ŀƴŜΦ 

98. Outside of the historic core, there are sites at 123-
135(?) Oak Street, St Crispins and Pitt Street, St 
aŀǊȅΩǎ ²ƻǊƪǎΣ land adjacent the river on Duke 
Street, and the car park at Edward Street. 

Are there other sites within the area that offer the 
opportunity for comprehensive redevelopment? 

Opportunities to improve buildings through 
recladding, renovation or redevelopment 

99. The buildings marked in red are those where there 
Ƴŀȅ ōŜ ŀƴ ƻǇǇƻǊǘǳƴƛǘȅ ǘƻ ƛƳǇǊƻǾŜ ǘƘŜ ōǳƛƭŘƛƴƎΩǎ 
impact on the character of the area.  Some of these 
may be servicable structurally, but changes to their 
outward appearance would be beneficial. 
Therefore they would be suitable candidates for 
recladding or other forms of renovation.  

Are there any buildings that should be added or 
removed from those marked? 

Opportunities to improve energy efficiency 

100. The vast majority of the buildings within the area 
will need upgrading to meet modern energy 
efficiency standards standards in coming years.  

101. Some energy efficiency measures, such as external 
wall insulation, reroofing with a thicker build-up to 
accommodate more insulation, removal of 
chimneys, and installation of renewable energy 
systems, have a visual impact on the building, and 
therefore may affect the character of the area. 

102. While it will be necessary to ensure that changes to 
buildings of heritage value are sensitive to their 
existing character, there are other buildings whose 
appearance has a neutral effect on the 
conservation area, and where changes to their 
outward appearance would be acceptable.  

103. A design code could indicate the types of changes 
to outward appearance of those buildings that 
would be acceptable to achieve energy efficiency.  
The Climate Emergency Conservation Area Toolkit, 
published by the Architects Climate Action Network 
is an example of such work. 

An elemental analysis of the character of the area 
could be produced to inform neighbourhood 
specific design code on this issue. 
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Map 5: Opportunity sites and negative buildings 

 




