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advance. 
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AGENDA 

1. To report apologies for absence and to identify substitute members;

2. Any items of business which the Chairman decides should be considered as a
matter of urgency pursuant to section 100B(4)(b) of the Local Government Act,
1972. Urgent business may only be taken if, “by reason of special circumstances” (which
will be recorded in the minutes), the Chairman of the meeting is of the opinion that the
item should be considered as a matter of urgency;

3. To receive Declarations of Interest from Members;
(Please see guidance form and flow chart attached – page 3) 

4. Minutes of the meeting of the Regulation and Planning Policy Committee held on
Monday 7 November 2022;

(attached – page 5) 

5. East Norwich Stage 2 Masterplan and Draft Supplementary Planning Document;
  (report attached – page 8) 

(Please Note: Appendix A and B of this report has been provided by an external source and 
we cannot guarantee that it is fully accessible) 
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Agenda Item: 3 

DECLARATIONS OF INTEREST AT MEETINGS 

When declaring an interest at a meeting Members are asked to indicate whether their 
interest in the matter is pecuniary, or if the matter relates to, or affects a pecuniary interest 
they have, or if it is another type of interest.  Members are required to identify the nature of 
the interest and the agenda item to which it relates.  In the case of other interests, the 
member may speak and vote.  If it is a pecuniary interest, the member must withdraw from 
the meeting when it is discussed.  If it affects or relates to a pecuniary interest the member 
has, they have the right to make representations to the meeting as a member of the public 
but must then withdraw from the meeting.  Members are also requested when appropriate to 
make any declarations under the Code of Practice on Planning and Judicial matters. 

Have you declared the interest in the register of interests as a pecuniary interest? If Yes, 
you will need to withdraw from the room when it is discussed. 

Does the interest directly: 
1. affect yours, or your spouse / partner’s financial position?
2. relate to the determining of any approval, consent, licence, permission or

registration in relation to you or your spouse / partner?
3. Relate to a contract you, or your spouse / partner have with the Council
4. Affect land you or your spouse / partner own
5. Affect a company that you or your partner own, or have a shareholding in

If the answer is “yes” to any of the above, it is likely to be pecuniary. 

Please refer to the guidance given on declaring pecuniary interests in the register of 
interest forms.  If you have a pecuniary interest, you will need to inform the meeting and 
then withdraw from the room when it is discussed. If it has not been previously declared, 
you will also need to notify the Monitoring Officer within 28 days. 

Does the interest indirectly affect or relate any pecuniary interest you have already 
declared, or an interest you have identified at 1-5 above?  

If yes, you need to inform the meeting.  When it is discussed, you will have the right to 
make representations to the meeting as a member of the public, but you should not 
partake in general discussion or vote. 

Is the interest not related to any of the above?  If so, it is likely to be an other interest.  
You will need to declare the interest, but may participate in discussion and voting on the 
item. 

Have you made any statements or undertaken any actions that would indicate that you 
have a closed mind on a matter under discussion?  If so, you may be predetermined on 
the issue; you will need to inform the meeting, and when it is discussed, you will have the 
right to make representations to the meeting as a member of the public, but must then 
withdraw from the meeting. 
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FOR GUIDANCE REFER TO THE FLOWCHART OVERLEAF. 
PLEASE REFER ANY QUERIES TO THE MONITORING OFFICER IN THE FIRST 
INSTANCE 
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Agenda Item: 4 

REGULATION AND PLANNING POLICY COMMITTEE 

Minutes of a meeting of the Regulation and Planning Policy Committee of 

South Norfolk District Council held on Monday 7 November 2022 at 10.30am. 

Committee Members 
Present: 

Councillors: F Ellis (Chairman), B Duffin, J Halls, S Nuri-
Nixon, J Savage and V Thomson  

Apologies for 
Absence: 

Councillors: P Hardy, W Kemp and T Spruce 

Substitute Member: Councillors: R Savage (for T Spruce) 

Cabinet Member 
Present: 

Councillors: G Minshull and L Neal 

Officers in 
Attendance: 

The Senior Heritage and Design Officer (C Bennett) and 
the Democratic Services Officer (J Hammond)  

108 APOLOGIES FOR ABSENCE 

Apologies were received from Cllr P Hardy, Cllr W Kemp and Cllr T Spruce, 

with Cllr R Savage substituting.  

109 DECLARATIONS OF INTEREST 

No declarations of interest were made. 

110 MINUTES 

The minutes of the meeting of the Regulation and Planning Policy Committee 

held on Friday 23 September 2022 were confirmed as a correct record and 

signed by the Chairman. 

111 ADOPTION OF CONSERVATION AREA APPRAISALS AND BOUNDARY 

AMENDMENTS FOR BERGH APTON, DITCHINGHAM AND KIMBERLEY 

CONSERVATION AREAS 

The Senior Heritage and Design Officer introduced the report, which 

presented the amended conservation area boundaries for the Kimberley 

Conservation Area as well as the conservation area appraisals and 
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management guidelines for the Bergh Apton, Ditchingham and Kimberley 

Conservation Areas. 

 Members were informed that the Council currently had 52 conservation areas. 

The current programme of conservation area appraisals being undertaken 

was the first comprehensive review of the conservation areas since their 

original designations in 1994. It was highlighted that since the original 

designations, developments had led to a change in the character and 

appearance of the conservation areas and there had been a change of 

opinion with regard to what heritage might be considered worthy of 

preservation.  

In response to a question concerning how often the re-appraisals should be 

carried out, the Senior Heritage and Design Officer explained that guidance 

from Heritage England stated it was best practice to review the area 

appraisals every five years, however, the large number of conservation areas 

within the District and the extensive work involved meant that this was not 

always possible. He added that the Council’s rolling programme of reviewing 

conservation areas had given priority to those areas where the character and 

appearance was considered to be at greatest threat from change. As the 

Council had only two to three small area appraisals to be carried out in the 

current programme, it was expected that the next programme of appraisals 

could begin in the next year, dependant of resource within the Team. 

The Senior Heritage and Design Officer advised the Committee of the process 

carried out to review the conservation area appraisals. He explained that in 

the winter of 2021 officers undertook a walkabout with the Parish Councils to 

assess the existing boundaries. A one-month consultation then ran from 1 to 

31 July 2022. The main changes proposed and altered following the 

consultation were: 

Bergh Apton 

No boundary changes had been proposed for Bergh Apton. However, some 

minor factual corrections were made following the consultation.  

 One member noted that the boundary at Bergh Apton intersected Bussey 

Bridge Farm and the Committee was advised that some of the buildings within 

Bussey Bridge Farm were outside of the Conservation Area, as they had been 

assessed to be modern farmhouses or newbuild properties.   

Ditchingham 

The Senior Heritage and Design Officer explained that no boundary changes 

had been proposed for Ditchingham. The conservation area management 

guidelines were updated to advise that uPVC windows could be installed, as 

long they matched the style of the existing windows. 
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With regard to parking; changes had been made to include the potential for 

plot parking, subject to sections of the hedgerow being retained. The Parish 

Council had requested that the guidelines be more specific on how modern 

needs should be handled and enforcement managed. The Senior Heritage 

and Design Officer explained that in order for the appraisal to be future proof, 

changes needed to be considered on a case by case basis.     

Kimberley 

The Committee were advised of the minor boundary changes proposed. The 

Senior Heritage and Design Officer explained that the boundaries had been 

amended in order to avoid intersecting existing gardens. He added that this 

would provide clarity to residents and officers, especially in terms of tree 

preservation.  

One member highlighted that some development boundaries in the District 

intersected gardens and queried how the development boundaries could be 

amended. The Senior Heritage and Design Officer advised the Committee 

that the Parish Council would need to contact Highways to request a review of 

the development boundary. He added that the District Council would only 

intervene or request a change if the current development boundary 

significantly impacted on the conservation area.   

After further discussion, the Committee thanked the Senior Heritage and 

Design Officer for his interesting and informative report and it was 

unanimously: 

RESOLVED 

To recommend that Cabinet recommends to Council that it: 

1. Approve and adopts the proposed changes to the boundary of the

Kimberley Conservation Area.

2. Approve and adopts the conservation area appraisals and conservation

management guidelines for the conservation areas of Bergh Apton,

Ditchingham and Kimberley Conservation Areas.

 (The meeting concluded at 11.05 am) 

____________ 
Chairman 
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Agenda Item: 5 
Regulation and Planning Policy Committee 

6 December 2022 

East Norwich Stage 2 Masterplan and Draft SPD 

Report Author(s): Paul Harris 
Place Shaping Manager 
01603 430444 
paul.harris@southnorfolkandbroadland.gov.uk 

Portfolio: Policy and External Affairs and Stronger Economy 

Ward(s) Affected: All 

Purpose of the Report:  
Brief summary outlining the purpose of the report (this should be no more than 5 lines) 

Recommendations: 

Regulation and Planning Policy Committee to: 

1. Note the content of the East Norwich Stage 2 Masterplan and draft SPD;

and,

2. Make comments or recommendations as necessary to inform the final East
Norwich SPD.

and,

3. Recommend that Council amends the Local Development Scheme to reflect
consultation on the East Norwich Masterplan SPD taking Place in Q3 2023/24.
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1. Summary 
 
1.1 Policy 7.1 of the GNLP identified East Norwich as a strategic regeneration area. 

Consultants Avison Young, Allies and Morrison, Hydrock and RPS were appointed 
by a public-private partnership to prepare a masterplan for the East Norwich area. 
At its meeting of 25 January 2022, the Regulation and Planning Policy Committee 
considered the East Norwich Stage 1 Masterplan. The Regulation and Planning 
Policy Committee expressed their support for the Stage 1 Masterplan and 
resolved to note its content. 
 

1.2 Since the completions of the Stage 1 Masterplan, the appointed consultants have 
been engaged in the preparation of a Stage 2 Masterplan. The Stage 2 
masterplan has not led to any significant changes to the approach laid out in 
Stage 1. Rather, Stage 2 has resulted in refinements to the key elements of Stage 
1 taking account of the outcome of an extensive dialogue with stakeholders. Also 
prepared as part of the Stage 2 Masterplan process was a Draft Supplementary 
Planning Document, an Infrastructure Delivery Plan and Delivery Report, including 
a refined Strategic Viability Assessment.   
 

1.3 A further Stage 3 Masterplan exercise is currently being undertaken. This exercise 
is looking at matters related to delivery including financial modelling, detailed 
viability appraisal and assessment of delivery options. Alongside any comments of 
the Regulation and Planning Policy Committee and proposed modifications to the 
emerging GNLP policy, the Stage 3 exercise will inform the Final SPD.   
 

1.4 The final SPD cannot be adopted without a further, formal public consultation in 
line with the relevant regulations and undertaken in line with the local planning 
authorities’ statement of community involvement. The decision to publish the final 
East Norwich SPD for consultation and adoption by South Norfolk will be subject 
to a further decision of South Norfolk’s Cabinet taken in line with the above 
timetable.     
 

1.5 It is proposed that Members of the Regulation and Planning Policy committee note 
the changes contained in the Stage 2 Masterplan and content of the draft SPD 
and make comments or recommendations to be taken into account in the 
preparation of the final SPD.   
 

2. Background 
 
2.1 On 26 July 2021, South Norfolk Council agreed to submit the Greater Norwich 

Local Plan (GNLP) for independent examination. Policy 7.1 of the GNLP identified 
East Norwich as a strategic regeneration area. Furthermore, Policy 7.1 also sets 
out that site proposals within East Norwich will meet the requirements of an area-
wide masterplan, which is intended to be prepared as supplementary planning 
document (SPD). 
 

2.2 Consultants Avison Young, Allies and Morrison, Hydrock and RPS were appointed 
by a public-private partnership including a number of key stakeholders including 
Norwich City Council, Homes England, Norfolk County Council and landowner 
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interests to prepare a masterplan for the East Norwich area. South Norfolk are not 
a funding partner but officer representatives from South Norfolk form part of the 
wider East Norwich Partnership Board. 
 

2.3 At its meeting of 25 January 2022, the Regulation and Planning Policy Committee 
considered the East Norwich Stage 1 Masterplan produced by the appointed 
consultants, and which was subject to informal public consultation in June and 
October 2021. The committed expressed their support for the Stage 1 Masterplan 
and resolved to note its content. The key elements of the stage 1 masterplan 
included: 
 
• A land-use strategy responding to the sites’ constraints. This strategy 

specified a mix of uses including housing, employment, creative industries, 
community facilities and ancillary retail and provided indicative densities and 
building heights, with the highest buildings generally located close to the river 
Wensum frontage and a significant proportion of homes fronting open spaces 
and/or the water.  

• An Access and Movement strategy that included: all modes vehicular 
connections through the sites, particularly through the May Gurney and Deal 
Ground sites into the Utilities site, with new bridges across the Yare and 
Wensum; potential bus routes thought Carrow Works and through the Deal 
Ground linking to the north side of the Wensum; and, new pedestrian and cycle 
connections east-west from the city centre/King Street to Whitlingham and 
north-south to Yarmouth Road.   

• Social and Community Infrastructure including a two form entry primary 
school, contributions towards secondary school place provision and provision 
of appropriate community health facilities,  

• New marinas to potentially include a large leisure marina on the Utilities site 
and a small leisure marina on the Deal Ground site. 

• The creation of a web of green and public open spaces coupled with 
landscape, ecological and planning proposals providing opportunities to 
achieve biodiversity net gain across the sites.   

 

3. Current position/findings 
 
3.1 Since the completions of the Stage 1 Masterplan, the appointed consultants have 

been engaged in the preparation of a Stage 2 Masterplan. This entailed 
refinements to the masterplan that arose from extensive dialogue with Partners, 
the Steering Group, City and County Officers and key external stakeholders 
including the Environment Agency, NHS and Clinical Care Group, bus operators 
and adjacent landowners. Also prepared as part of the Stage 2 Masterplan 
process was a Draft Supplementary Planning Document, an Infrastructure 
Delivery Plan and Delivery Report, including a refined Strategic Viability 
Assessment.   
  

3.2 The Stage 2 masterplan has not led to any significant changes to the approach 
laid out in Stage 1. Rather, Stage 2 has resulted in refinements to the key 
elements of Stage 1 taking account of the outcome of an extensive dialogue with 
stakeholders including members of the partnership, the Steering Group, City and 
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County Officers and key external stakeholders including the Environment Agency, 
NHS and Clinical Care Group, bus operators and adjacent landowners.  
 

3.3 Overall, the Stage 2 masterplan scheme can deliver c.3,632 residential units with 
33% affordable housing, and 507,000 sq ft of commercial floorspace, enabling at 
least 4,100 jobs to be provided.  
 

3.4 The Stage 2 summary masterplan is attached at appendix A and the key changes 
from the Stage 1 to Stage 2 Masterplan are set out below. In addition a “bridging 
report” that provides a more expansive commentary on changes made on the 
Stage 1 Masterplan as a result of feedback is listed as background paper to this 
report 

Access and Movement 
 

3.5 The importance of the Papermill Yard Entrance has been reinforced for 
pedestrians and cyclists due to its position as the origin/destination for the key 
east-west pedestrian and cycle route through to Whitlingham Country Park. The 
importance of this entrance for emergency vehicles and as a potential bus route 
and/or secondary access to the main Bracondale entrance is also recognised.  
 

3.6 It has been recognised that the King Street/Carrow House entrance could 
provide an alternative access point, subject to agreement with the Highway 
Authority. 
 

3.7 Improved Access to Network Rail land and sidings to ensure future Network 
Rail access is catered for.  
 

3.8 An additional emergency point of access into the Carrow Works at the 
Bracondale access has been allowed for in the vicinity of the existing Fire 
Station.  
 

Heritage 
 

3.9 Proposed residential development pulled further away from the newly elevated 
Grade 2* listing of the Carrow House Conservatory, and the additional listing of 
the Gardens. 
 

3.10 Enhancements in the arrival to the site in proximity of Carrow Abbey, a review of 
parcels of land to the south of the Abbey and overall enhancements for the 
incorporation of existing heritage assets into the masterplan.  
 

3.11 Removal of some proposed development in the southeast corner of the May 
Gurney site to improve views to, and the setting of, the Grade 1 listed St 
Andrew’s Church. 
 

3.12 A review of building heights and massing was undertaken in response to 
Historic England concerns and to establish the right balance between impact of 
height/massing, views, positive responses to the site’s assets and context and to 
make the best use of edge of city-centre sites.  
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Land Use  
 

3.13 Housing densities have been increased slightly where appropriate e.g. to the 
east of Carrow Abbey.  
 

3.14 The relative amounts of housing and employment land has been adjusted with 
the amount of residential development being increased and a reduction in 
commercial space.  
 

3.15 More intensive commercial development has been located around the 
Tarmac/Lafarge plant to act as a buffer mitigating the environmental impacts of 
the plan on neighbouring uses.  

County Wildlife Site 
 

3.16 In response to a boundary change to the County Wildlife Site adjacent to the site, 
residential development has been rearranged, without loss of units, to respect the 
new boundary.  
 

Draft Supplementary Planning Document (SPD) 
 

3.17 The Stage 2 Masterplan has been incorporated into a Draft Supplementary 
Planning Document (SPD). This document is included as appendix B. The Draft 
SPD sets out objectives and guidance to provide a framework for the future 
development at East Norwich. It is intended that this document will be adopted by 
Norwich, South Norfolk and the Broads Authority as the three Local Planning 
Authorities to whom the sites related.  
 

3.18 On the basis that this is a long-term initiative, with development taking place over 
potentially 15 years, the guidance is not prescriptive. Instead, the SPD establishes 
a series of parameters through objectives, requirements and guidance supported 
by contextual assessment covering all aspects of the masterplan. This approach 
will assist landowner/developers, local planning authorities and regulatory and 
other stakeholders to understanding the basis on which development proposals 
should be put forward and then assessed without being so inflexible as to restrict 
the ability of future development to response to changing circumstances.  
 

3.19 It should be noted that a significant number of key statutory agencies have been 
consulted during preparation of the draft SPD including Norfolk County Council, 
Historic England, Environment Agency, and NHS/CCG. The current draft SPD 
takes account of these comments.  
 

3.20 The draft SPD is also supported by an Infrastructure Delivery Plan and Delivery 
Report. These are included as background documents this report.  
 
Next Steps … 
 

3.21 A further Stage 3 Masterplan exercise is currently being undertaken. Funded by 
Homes England, this exercise is looking at matters related to delivery including 
financial modelling, detailed viability appraisal and assessment of delivery options. 
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It is anticipated that Stage 3 work will be completed in early 2023. Alongside any 
comments of the Regulation and Planning Policy Committee and proposed 
modifications to the emerging GNLP policy, the Stage 3 exercise will inform the 
Final SPD.   
 

3.22 The final SPD cannot be adopted without a further, formal public consultation in 
line with the relevant regulations and undertaken in line with the local planning 
authorities’ statement of community involvement.  
 

3.23 On the basis that it is important that emerging modifications to the GNLP policy 
are taken into account in the SPD it is unlikely that this consultation will take place 
ahead of the GNLP consultation on Main Modifications. In this regard, the GNLP 
Inspectors’ letter of 11 November 2022 indicates that the Main Modifications 
consultation is likely to take place in Autumn 2023. It can be expected that formal 
consultation will be undertaken in parallel with or shortly after this consultation.  
 

3.24 The decision to publish the final East Norwich SPD for consultation and adoption 
by South Norfolk will be subject to a further decision of South Norfolk’s Cabinet 
taken in line with the above timetable.     
 

3.25 In September 2022, the Regulation and Planning Policy Committee considered an 
update to South Norfolk Council’s Local Development Scheme (LDS). The LDS is 
the project plan for the production of the Council’s local plan documents. At this 
time consultation on the SPD was forecast to potentially take place in early 2023, 
in line with the expectations for consultation on GNLP Main Modifications. The 
LDS will consequently need to be updated in line with the latest expectations.    
 

4. Proposed action 
 
4.1 It is proposed that Members of the Regulation and Planning Policy committee note 

the changes contained in the Stage 2 Masterplan and content of the draft SPD 
and make comments or recommendations to be taken into account in the 
preparation of the final SPD.   
 

4.2 It is further proposed that the Regulation and Planning Policy Committee 
recommend to the South Norfolk Council that it amended the LDS in respect of the 
East Norwich SPD timetable as set out in section 3. The update to the South 
Norfolk LDS will be considered by South Norfolk Council at its meeting on 12 
December 2022.  

5. Other options 
 
5.1 There are no other options available to the committee.  

6. Issues and risks 
 
6.1 Summarise for members any key issues or risks that need to be taken into 

account or balanced with other factors when making the decision, including the 
following: (if there are no implications, please state this under the relevant 
heading). 
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6.2 Resource Implications – The East Norwich Masterplan is being prepared by a 

public-private partnership including a number of key stakeholders including 
Norwich City Council, Homes England, Norfolk County Council and landowner 
interests. South Norfolk are not a funding partner but officer representatives from 
South Norfolk form part of the wider East Norwich Partnership Board. Officer 
representation is being met within existing resources. 
 

6.3 Legal Implications – There are no legal implication related to this report. Any 
future Supplementary Planning Document (SPD) will need to be prepared in 
accordance with relevant legislation and regulations. 
 

6.4 Equality Implications – Equalities implications will be addressed as necessary in 
the preparation of the SPD. An equalities impact assessment will accompany any 
future report to publish the East Norwich SPD for public consultation.  
 

6.5 Environmental Impact – The proposed allocation of the site in the Greater 
Norwich Local Plan (GNLP) took account of a range of environmental 
assessment, including Sustainability Appraisal (SA), incorporating Strategic 
Environmental Assessment (SEA), Habitat Regulations Assessment (HRA) and 
Strategic Flood Risk Assessment (SFRA). 
 
As part of the production of the masterplan consideration is being given to 
environmental factors including traffic, landscape, biodiversity, heritage and flood 
risk issues.  
 
Any future planning application will need to include any necessary environmental 
assessment, such as Environmental Impact Assessment (EIA) 
 

6.6 Crime and Disorder – the report is not considered to have any direct impact upon 
crime and disorder implications. 
 

6.7 Risks – aside from the risks out elsewhere, failure to deliver the regeneration of 
the East Norwich area as set out within the Greater Norwich Local Plan (GNLP) 
presents a risk to the fulfilment of that overall strategy. 
 

7. Conclusion 
 
7.1 The Stage 2 Masterplan and accompanying draft SPD has evolved the Stage 1 

Masterplan, which gained support from the Regulation and Planning Policy 
Committee, taking account further evidence and inputs from a range of 
stakeholders.    
 

7.2 The content proposals address the objectives of the defined masterplan brief. This 
includes: the delivery of sustainable connections; creation a diverse new quarter; 
making the most of the existing building stock on the Carrow Works site; provision 
of infrastructure; making the most of the river frontage; protection and 
enhancement of heritage assets; addressing the implications of a potential 
replacement of Trowse rail bridge and provision of infrastructure to allow low-
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carbon shared heating and power, flood resilience and promotion of healthy 
streets and healthy living. This content is based on credible evidence, including 
public and other stakeholder consultation, and have been drafted with the 
intention of ensuring flexibility so as to facilitate the sustainable development of 
the development sites over the longer term.  
 

7.3 The content of the draft SPD will be further refined taking account of the additional 
technical work that is underway and any substantive modifications to the GNLP 
policies advanced at the Main Modification Stage. Subject to the agreement of the 
Council’s Cabinet, the final SPD will undergo a formal round of public consultation, 
allied to GNLP progress, prior to its adoption.  
 

7.4 The Stage 2 Masterplan and draft SPD, provide a strong platform for the 
finalisation of the SPD, and ultimately the successful comprehensive regeneration 
of the East Norwich Strategic Regeneration Area. 

8. Recommendations 
 
8.1 Regulation and Planning Policy Committee to:  

 
1. Note the content of the East Norwich Stage 2 Masterplan and draft SPD;  

 
and, 
 

2. Make comments or recommendations as necessary to inform the final East 
Norwich SPD. 
 
and, 
 

3. Recommend that Council amends the Local Development Scheme to reflect 
consultation on the East Norwich Masterplan SPD taking Place in Q3 2023/24. 
 

Background papers 
 
East Norwich Strategic Regeneration Area: Stages 1&2 Bridging Document 

East Norwich Regeneration Area Infrastructure Delivery Plan  

East Norwich Regeneration Area Delivery Report 
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“East Norwich will become a highly sustainable new 
quarter for the City, accommodating substantial housing 
growth and optimising strategic economic benefits. It will 
be an inclusive, resilient and safe community in which 
people of all ages have good access to high quality 
homes that meet housing needs, and to strategic and local 
employment opportunities; can interact socially in green 
spaces and in new community facilities; and have the 
opportunity for independent, healthy and active lifestyles.

Supported by new infrastructure, the new quarter will 
link the city centre with the Broads and deliver high 
quality exemplar design, low carbon energy solutions 
and provide climate change resilience where this can be 
designed-in. The area’s riverside regeneration potential 
will be maximised to achieve a distinct sense of place 
with enhanced opportunities for river-based activity. The 
site has the ability to facilitate improved public transport, 
including rail services, which will benefit East Norwich and 
the city generally.”
Vision statement for East Norwich

EAST NORWICH  MASTERPLAN - SUMMARY    iii18



This East Norwich Masterplan document sets out the key summary plans that 
form the key elements of the Masterplan to guide the future development of the 
East Norwich Strategic Regeneration Area (ENSRA). This summary document 
should also be read in conjunction with the Draft Supplementary Planning 
Document (SPD) for East Norwich, which sets out the framework for future 
development of the area.

The key plans included in this summary are:

• Illustrative Masterplan

• Key Infrastructure

• Site wide Development Principles:

• Built Heritage

• Movement – pedestrian, cyclist and vehicular

• Public Realm

• Land Use – clusters, residential development, employment led clusters

• Building Heights – sensitivities, ranges

The full Masterplan, and SPD, contain other site-wide development principles,
for example, regarding energy provision, water and flood risk, ecology and
parking, and these should be reviewed as part of the comprehensive SPD
alongside this summary document.

The Masterplan has both been informed by, and in turn informs, the parallel
Infrastructure Delivery Plan (IDP) which should also be referenced in
conjunction with progressing future schemes as part of the implementation of
this Masterplan.

1	 PURPOSE
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Fig 2  The East Norwich Strategic Regeneration Area masterplan 
concept - the masterplan concept reflects the three primary 
opportunities for the area which relate to creating new waterfront; 
creating new connections between city and Broads; and, respecting 
heritage and improving its setting
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Fig 3  The East Norwich Strategic Regeneration Area illustrative 
masterplan - one possible interpretation of how the site’s primary 
opportunities and masterplan principles could be applied. Respecting 
the setting of the sites many heritage assets, a wide range of building 
typologies should respond positively to the site’s varied opportunities 
and a rich mix of uses ensure the establishment of a sustainable and 
healthy 20-minute neighbourhood 
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4	 ESSENTIAL 
INFRASTRUCTURE

The regeneration of East Norwich will give rise to the need for a wide range 
of supporting infrastructure. Essential infrastructure required to support the 
transformation of the area over the long term includes:

1	 Upgraded underpass 

2	 Vehicular Yare bridge (fixed)

3	 Vehicular Wensum bridge (opening or fixed)

4	 Pedestrian bridge Whitlingham (fixed)

5	 Pedestrian bridge to Carrow Road (opening or fixed)

6	 Boating marina on Utilities site

7	 Small leisure marina on Deal Ground site

8	 Low level riverside walk (flood mitigation)

9	 Other flood mitigation as required

10	 Bus services through the Carrow Works site

11	 e-bike-hire and e-car-hire services

12	 2FE primary school and contribution towards secondary school places

13	 Public open & child play space as required

14	 Community health facilities (CCG)

15	 Management and maintenance of Whitlingham Country Park

This plan does not take account of requirements arising out of the need to 
address Nutrient Neutrality. As this is an emerging issue, and necessary 
proposals become clearer, these will be referenced in the future SPD.

Top:  Existing railway underpass
Bottom: Existing Trowse Rail Bridge
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Fig 4  Essential on-site infrastructure (NB does not show any 
required off-site infrastructure requirements)
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1	 Upgraded underpass 
2	 Vehicular Yare bridge (fixed)
3	 Vehicular Wensum bridge (opening or fixed)
4	 Pedestrian bridge Whitlingham (fixed)
5	 Pedestrian bridge to Carrow Road (opening 

or fixed)
6	 Boating marina on Utilities site
7	 Small leisure marina on Deal Ground site
8	 Low level riverside walk (flood mitigation)
9	 Other flood mitigation as required
10	 Bus services through the Carrow Works site
11	 e-bike-hire and e-car-hire services
12	 2FE primary school and contribution 

towards secondary school places
13	 Public open & child play space as required
14	 Community health facilities (CCG)
15	 Management and maintenance of 

Whitlingham Country Park
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5	 DEVELOPMENT PRINCIPLES

5.1	 Built heritage

The Carrow Works site, in particular, provides a rich context of heritage 
buildings providing key context for future development. The site wide 
development principles start with those heritage buildings to be retained. The 
SPD provides significant reference to how the setting of those buildings can be 
protected and enhanced as part of future development.

Top: Carrow Abbey from the Priory 
grounds
Bottom: Carrow House
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Retained listed building 

Retained non-listed building

Fig 5  The illustrative masterplan and heritage assets  
(NB plan only shows assets within the ENSRA’s boundary)
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6	 MOVEMENT PRINCIPLES

6.1	 Movement : Walking and wheeling

Connectivity for pedestrians, both around this site - hitherto closed away 
from public access – and to the city and station to the west, and Whitlingham 
Country Park and the Broads to the east – is a key  part of opening up the site 
with its gardens and grounds, and as part of the ‘city to the Broads’ opportunity.

Top:  Potential riverside space, Carrow Works
Bottom: Existing disused pedestrian bridge 
connecting Carrow Abbey with Carrow House
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Fig 6  Pedestrian routes 
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Top:  Poor existing cycling facilities on 
Bracondale
Bottom: The ‘east-west main street’, 
Carrow Works

6.2	 Movement: Cycling

Cycle routes and connections, based on the illustrative masterplan, showing 
primary, secondary and informal cycling routes across the East Norwich area.
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Fig 7  Cycle routes and connections 
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Top:  The roundabout at Bracondale will 
be the principal vehicular access
Bottom: Internal streets within the sites 
will be reused

6.3	 Movement: Vehicles

New road connections and vehicular access points - based on the illustrative 
masterplan. The plan shows primary vehicular access points, secondary access 
points and emergency access points. The hierarchy of vehicular routes across 
the site is also shown.

Early discussion with the County Council will be needed to satisfy requirements 
within this Framework.
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Fig 8  New road connections and vehicular 
access points
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7	 OPEN SPACE AND PUBLIC 
REALM PRINCIPLES

The masterplan’s open space and public realm strategy outlines a wide range 
of opportunities to create a series of new spaces and new or improved streets 
and links between them.

A	 Carrow Abbey grounds 

B	 Carrow House grounds

C	 Carrow west gate 

D	 The ‘F’ building space 

E	 Seed Square 

F	 Carrow river front 

G	 Carrow south gate 

H	 Pumping Station 

I	 Village greens 

J	 Broads gate

K	 Small leisure marina 

L	 Large leisure marina

Top:  Carrow Abbey sunken gardens
Bottom: The River Yare at May Gurney
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Fig 9  Public realm framework based on the 
illustrative masterplan
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8	 LAND USE PRINCIPLES

8.1	 Land use strategy

Strategic land use clusters based on the masterplan concept - showing broad 
land use strategy for the ENSRA.

Top:  The listed former Trowse Railway 
Station building
Bottom: Former pumping station 
building, east of the railway line
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Fig 10  Land use strategy
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Top:  Goldsmith Street, Norwich (Mikhail 
Riches)
Bottom: Hale Wharf, Tottenham

8.2	 Potential land use distribution

Ground flood uses of the illustrative masterplan. Note that this is the land use 
framework tested in the masterplan production process and illustrates only one 
way in which the masterplan could be delivered
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Fig 11  Potential ground flood uses
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Top:  The German Gymnasium, King’s 
Cross
Bottom: Ancoats, Manchester

8.3	 Potential employment clusters

Illustrative and potential distribution of employment uses and clusters of non-
residential uses - based on the illustrative masterplan. Note that this is the land 
use framework tested in the masterplan production process and illustrates only 
one way in which the masterplan could be delivered.
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Fig 12  Potential distribution of employment clusters
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9	 BUILDING HEIGHT PRINCIPLES

9.1	 Sensitivities

Given the heritage assets and Broads context, the whole of the ENSRA is 
sensitive to potentially adverse townscape impacts of new development - 
although some areas are, relatively, more sensitive that others. This plan 
outlines a qualitative assessment of relative levels of sensitivity across the 
ENSRA.

RIV
ER W

ENSUM

Top:  Warehouse building along the River 
Wensum, Carrow Works
Bottom: View towards the Deal Ground 
site from the River Wensum
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Fig 13  Building height sensitivities 
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Top:  The setting of Carrow Abbey
Bottom: Trees in the Carrow Abbey 
Grounds

9.2	 Building height ranges

In view of the varying levels of sensitivity to building heights across the ENSRA 
area, this strategy sets potentially suitable building height ranges  for new 
development across East Norwich.
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Fig 14  Typical building height ranges
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“East Norwich will become a highly sustainable new 

quarter for the City, accommodating substantial housing 

growth and optimising strategic economic benefits. It will 
be an inclusive, resilient and safe community in which 

people of all ages have good access to high quality 

homes that meet housing needs, and to strategic and local 

employment opportunities; can interact socially in green 

spaces and in new community facilities; and have the 

opportunity for independent, healthy and active lifestyles.

Supported by new infrastructure, the new quarter will 

link the city centre with the Broads and deliver high 

quality exemplar design, low carbon energy solutions 

and provide climate change resilience where this can be 

designed-in. The area’s riverside regeneration potential 
will be maximised to achieve a distinct sense of place 

with enhanced opportunities for river-based activity. The 
site has the ability to facilitate improved public transport, 

including rail services, which will benefit East Norwich and 
the city generally.”
Vision statement for East Norwich
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1.1.1	 The purpose of this Supplementary Planning 

Document (SPD)

East Norwich presents a once in a lifetime opportunity 

to deliver comprehensive regeneration of this part of the 

city through high quality placemaking, creating a new 

destination for Norwich. It offers a unique opportunity to 
provide new homes and places to work in Norwich whilst 

also improving the quality of life, health and well-being 

for existing residents and future generations. In addition 

to the growth and investment opportunities, perhaps 

most importantly of all is the opportunity to open up 

historical parts of the city which have historically been 

inaccessible. This enables the provision of radically 

improved connections between the city and the Broads.

This SPD and its illustrative masterplan is seen by 

Norwich City Council and its partners as a critical piece 

of work to advance the regeneration of this important 

part of the city.  The investment being made in bringing 

the SPD forward reflects its important role in supporting 
the adoption of the Greater Norwich Local Plan (GNLP), 

which includes the area as a site-specific allocation in 
the submission plan.

Beyond the GNLP, the East Norwich Strategic 

Regeneration Area (ENSRA) is of strategic importance to 

the future growth and success of the city and wider area.  

The central role it will play in providing homes and jobs 

in the future is underlined by its recognition as a central 

pillar of the Town Deal agreed for Norwich, whereby 

funding has been secured for both the masterplan and 

SPD production and the acquisition of Carrow House by 

Norwich City Council.

There are many issues, opportunities and constraints 

which are directly relevant to the ENSRA and the 

preparation of a masterplan and SPD for it. Establishing 

an understanding of and appreciation for the ENSRA’s 

complex historical and environmental context has 

been an important part of the process of its production. 

Aspects of this context are summarised in the following 

section although it is recognised that more detailed 

analytical work will be required to support more detail 

proposals that might come forward. 

Informed by a comprehensive programme of stakeholder 

and wider community engagement, a concept  

masterplan was prepared on behalf of the Partnership 

as a precursor to this SPD. The SPD provides planning 

and design guidance to landowners to help guide 

the preparation and assessment of future planning 

applications. Once formally adopted, this SPD will 

supplement relevant policies in the GNLP. Up to that 

point, in view of the work and engagement undertaken, 

the Draft SPD will be a material consideration to relevant 

planning applications that might come forward. 

In addition, all new proposals will have to comply with 

the policies in the adopted GNLP and other Local 

Plans covering the area unless material considerations 

indicate otherwise - as the sites in East Norwich straddle 

administrative (and Local Plan) boundaries (see Fig 2). 

Note also that a Neighbourhood Plan for Trowse is in 

preparation by Trowse Parish Council.

1	 PURPOSE

1.1	 The SPD in context

Norwich City 
Football Club

County Hall

ATB Laurence 
Scott site

Whitlingham 
Great Broad

Carrow 
Abbey

Trowse 
Village

RIVER WENSUM

RIV
ER Y

ARE

Whitlingham 
Little Broad

© Google Earth 2021
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1	 Carrow Works

2	 Deal Ground

3	 May Gurney

4	 Utilities site

5	 ATB Laurence Scott 

site (for future access to 

Utilities site)

Fig 1  East Norwich Masterplan area and its 

principal sites
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1.1.2	 Flexibility

It should be noted at the outset that whilst this SPD 

and the masterplan embedded within have involved 

significant amounts of design and technical work and 
have been informed by extensive stakeholder and 

community engagement, it should not be considered a 

blueprint.

Guidance has generally been expressed as a series of 

principles presented firstly under a number of site-wide 
themes followed by more detailed design considerations 

relating to different identified character areas as 
the ENSRA. Judgements will need to be made – by 

applicants and the Planning Authorities – on how these 

principles can be interpreted and applied. Whilst the 

masterplan and guidance outlined in the SPD seeks to 

take a balanced view across a wide range of sometimes 

conflicting objectives, further balanced judgements will 
no doubt need to be made and justified as detailed 
proposals come forward.

1.1.3	 The East Norwich Partnership

The East Norwich Partnership is a public-private 

body established specifically to bring forward the 
comprehensive and coordinated regeneration of the 

East Norwich area, ensuring that critical infrastructure 

is delivered to unlock the sites, to the benefit of the 
city.  The Partnership was established by, and is led 

by, Norwich City Council. The membership of the 

Partnership is as follows:

• Norwich City Council

• Norfolk County Council

• South Norfolk Council

• Broadland District Council

• Broads Authority

• Homes England

• New Anglia LEP

• Network Rail

• Carrow Works Owner / Contracted Private Sector

Developer (Unilever Britvic /Fuel Properties)

• Deal Ground / May Gurney Owner (Serruys Property

Company)

• Utilities Site Owners (RWE and National Grid)

Fig 2  The East Norwich area and  

relevant Administrative boundaries
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2	 INTRODUCTION OF THE SITES AND 

STRATEGIC CONSIDERATIONS

Fig 3  The East Norwich Strategic Regeneration Area in a scaled comparison with Norwich city centre. The graphic demonstrates the extraordinary scale of the 

opportunity presented by the area - comparable in size with the historic core of the city

EAST NORWICH
EXISTING SITE

EAST NORWICH
NORWICH CITY CENTRE

NORWICH 
CASTLE

NORWICH  
CATHEDRAL

2.1	 Introduction

East Norwich presents the city of Norwich with a 

transformative regeneration opportunity. It was once 

the industrial heartland of the city, lying outside the city 

walls and connected to the city by both the railway and 

the River Wensum and the River Yare - whilst also being 

adjacent to and part within, The Broads National Park.

The SPD area is formed of the following development 

sites: 

•	 Carrow Works – the former Colman and Britvic/Unilever 

Site on the southern bank of the River Wensum and to 

the west of the railway line (includes the site of Carrow 

House);

•	 Deal Ground – large site east of the railway on the 

southern bank of the River Wensum;

•	 May Gurney – former head offices for local civil 
engineering contractors, located to the north of 

Bracondale; and

•	 Utilities Site – former power station site on the north 

bank of the River Wensum.

It also includes a small site known as Land in front of 

ATB Laurence Scott which is principally included as an 

opportunity to improve the river front routes required to 

access the Utilities site from the west.

2.2	 Location context and history

The East Norwich regeneration area is comprised of four 

main strategic sites. Three of the sites, Carrow Works, 

Deal Ground and May Gurney, are located to the south of 

the River Wensum. The Utilities site is located to the north 

of the river. 

The regeneration area is located approximately 1.3km 

south east of Norwich City Centre with the Broads located 

to the east of the site with a direct connection along the 

River Yare. Whitlingham Country Park is also located 

directly adjacent to the east of the site. 

The Carrow Works site is accessed off the A147 with 
a dedicated access point off the Martineau Lane / 
Bracondale roundabout with the other sites to the south 

of the river located off Bracondale. With the exception of 
the Carrow Works site, whilst the sites have access issues 

which need to be overcome, their location provides them 

with good access to the strategic road network, including 

the A47 Norwich Southern By-pass which is a key route 

out of the south of the city. The Utilities site does not have 

public access, however the site can be privately accessed 

via Hardy Road and a bridge over the railway to the north 

of the site which is accessed via the Thorpe Road and a 

number of residential streets.
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Carrow Abbey

The regeneration area is located approximately 1km 

south-east of Norwich Train Station with East Midlands 

Railway and Greater Anglia Railway servicing the 

station. The sites are also serviced by network Norwich 

bus services with bus stops located on Bracondale and 

the A147 for the southern sites and the A1242 for the 

northern sites.

2.2.1	 Carrow Works

Carrow Works is the site of the former Colman’s factory 

which manufactured Colman’s mustard and other 

sauces. It had been manufacturing the products since 

1856 when Jeremiah Colman moved the production to a 

factory on the land, and by 1874 the site employed 1,500 

people. The Colman family also lived on the site, in both 

Carrow Abbey and Carrow House.

Colman’s merged with Keen Robinson & Company in 

1903 and by 1909 the company employed 3,000 people. 

In 1995, Colman’s became part of Unilever UK Ltd and 

in January 2018 it was announced that Carrow Works 

was to close, and production moved to Burton-on-Trent 

in the UK and to Germany. 

As part of Jeremiah Colman’s support for his employees, 

Trowse Village, which is located to the south east of the 

Carrow Works site, was built during the late 1800s to 

provide homes for the workers at the factory. Today, the 

village is one of the most desirable locations to live in the 

city and has a population of 1,000 people. 

This rich history is reflected in the area’s concentration 
of heritage assets. Several contiguous conservation 

areas cover much of the area and specific built assets 
include the site of the Carrow Priory which is a Scheduled 

Monument, the Grade 1 listed Carrow Abbey and 

numerous other listed buildings, locally listed buildings 

and other assets (see Appendix section 2.11 for map of 

heritage assets).

2.2.2	 The Broads

The Norfolk and Suffolk Broads is a network of navigable 
rivers and lakes in Norfolk and Suffolk. The area is 120 sq. 
miles with over 120 miles of navigable waterways and is 

comprised of seven rivers and 63 broads. The Broads is 

accessed from Norwich via the River Wensum which runs 

through the entire city to the confluence with the River 
Yare at East Norwich which then flows to the Broads.

The Broads were created by the flooding of peat workings 
and are Britain’s largest protected wetland. They are a 

popular tourist attraction and have been a boating holiday 

destination since the late 19th century. It is estimated that 

The Broads attract in the region of 8 million visitors a year. 

The Broads are managed by the Broads Authority 

which was established in 1989, with responsibility for 

conservation, planning, recreation and waterways. The 

Broads area recognised as having the equivalent of 

National Park status. The Broads Authority has three 

statutory purposes – protection of the special qualities of 

the area, to promote and improve access, and to protect 

navigation. These have equal status.
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View east across the County 

Wildlife Site from Deal Ground 

Carrow House, Grade II listed and 

its Grade II* conservatory

View towards Paper Mill Yard 

from the River Wensum

Existing buildings on the 

Carrow Works site 

The Abbey ruins looking north 

towards Carrow works

From looking east from the Deal 

Ground’s Wensum banks

2.2.3	 The Port of Norwich and river crossings

Rivers and waterways are an essential part of the 

character and history of Norwich, and the Port of 

Norwich remains an asset protected by an Act of 

Parliament. This provides an important context for East 

Norwich as the Act protects access to the Port and 

centre of the city by vessels via a series of opening 

bridges along the River Wensum. Any loss of such 

access – through provision of a fixed bridge – will need 
to be appropriately compensated. This is not a new 

issue for the area with the long term replacement of 

the currently openable Trowse Rail Bridge the subject 

of consideration and discussion between relevant 

parties. A marina/alternative boating facilities for river 

users has been discussed as one way of providing 

this compensation should bridges be fixed rather than 
opening. 

For the purposes of this SPD, it is critical that both 

eventualities are enabled, showing how aspirations 

could be delivered with or without lifting bridges to allow 

vessels into the city and how marina facilities can be 

accommodated in the area.

At present all bridges do open, including the Trowse 

Rail Bridge which is, reportedly, the only electrified 
opening (swing) bridge on the UK network.  For a range 

of service pattern and engineering reasons, the ability 

to open the bridge ‘on demand’ is limited and usually 

requires significant advanced notice (7 days) and a 
limited time window outside of train operating hours .

The Trowse Rail Bridge crossing is a critical piece of 

infrastructure for the city, carrying the mainline rail 

connections between Norwich and London and Norwich 

and Cambridge (and beyond).  As such it supports 

significant economic, business and visitor activity and is 
central to the future economic success of Norwich.

The current Trowse Rail Bridge is a single-track bridge 

which, whilst functionally suitable at present, is a future 

constraint on the rail capacity. As such partners have an 

aspiration to see the crossing improved to provide dual-

track capacity through the provision of a new bridge.

The improvements to the Trowse rail crossing is subject 

to a separate feasibility and delivery process, however 

some elements of the Partnership are involved and 

therefore the two processes are being prepared with 

full sight of each other.  The SPD has been prepared 

to create a framework that enables the Trowse Rail 

Bridge to be upgraded or replaced whilst also unlocking 

development across the ENSRA in the intervening 

period.
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Fig 4  Policy and 

strategy context
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3.1	 Introduction

The SPD benefits from a range of existing and emerging 
policy and strategy direction that have shaped the 

establishment of the vision and objectives for the 

ENSRA.

The strategic sites included within the SPD area 

overlap four separate Local Planning Authorities (LPA) 

administrative jurisdictions. 

• Norwich City Council;

• South Norfolk Council;

• Broadland District Council; and

• Broads Authority Executive Area.

Whilst the site is being allocated collaboratively by all

these authorities through the Greater Norwich Local

Plan process, and the Local Plan for the Broads,

planning decisions may need to be made on individual

applications by the relevant Authority.

The SPD supplements relevant GNLP policies. Primary

amongst these are Policy 7.1 East Norwich set out in

the GNLP Strategy document together with the guidance

and controls outlined in the GNLP Sites document where

the ENSRA is formally allocated. There are however

many other relevant polices in the GNLP which are

relevant and which this SPD supports. This SPD should

therefore be read in conjunction with the GNLP as a

whole, but as a guide, each section of the SPD which

is intended to directly support or supplement GNLP

planning policy, relevant cross-reference information is

included. The most directly relevant policy in the Local

Plan for the Broads is Policy NOR1.

3.2	 City-wide strategies

The starting point for understanding the key priorities 

for the ENSRA is the City Council’s Norwich 2040 

Vision and the subsequent Corporate Plan, which sets 

the direction for any investment and interventions the 

authority makes and identifies the outcomes they need 
to achieve in order to improve the lives of Norwich’s 

residents and businesses.

The 2040 City Vision establishes five themes that will 
guide the redevelopment of the ENSRA area: 

• A Creative City - Norwich is a place where culture and

creativity play an important part in how the city feels

about itself and others perceive it.  In 2040, Norwich

will be world renowned for its creativity – a leader in

innovation, culture, education and invention.

• A Liveable City - The city takes pride in being a place

with a great local environment that people value. We

are committed to shifting to clean energy by 2040

(carbon-neutral by 2050). We will support and promote

sustainable living – where today’s citizens meet the

needs of the present without compromising future

generations.

• A Fair City - Norwich is a place where many already

enjoy a great quality of life. By 2040, the health, well-

being and life chances of all our citizens will be improved.

We will remove barriers to achievement and a high

standard of living will be enjoyed by everyone.

• A Connected City - At the heart of any good city is how

well it connects with both its citizens and the world at

large. In 2040, Norwich will have a modern transport

system, be at the forefront of digital connectivity and

create opportunities for all residents to link with each

other.

• A Dynamic City - Today Norwich has two successful

universities and thriving life sciences, creative, tech,

leisure and retail sectors. In 2040, Norwich will be a

place where entrepreneurs, social enterprises, national

and global companies choose to provide good jobs,

prosperity and success.

The Corporate Plan 2022-26 takes its lead from the

Norwich 2040 City Vision. There are five ‘aims’ in this
corporate plan which collectively add up to building a

more sustainable city: environmentally, socially and

economically. The objectives complement the five
themes of the Norwich 2040 City Vision partnership,

which is the vehicle for finding citywide solutions and
opportunities to the challenges we face as a city. The

five corporate plan aims are:

1. Aim 1 - people live independently and well in a
diverse and safe city

2. Aim 2 - Norwich is a sustainable and healthy city

3. Aim 3 - Norwich has the infrastructure and housing it
needs to be a successful city

4. Aim 4 - the city has an inclusive economy in which
residents have equal opportunity to flourish

5. Aim 5 - Norwich City Council is in good shape to
serve the city

Ultimately, the 2040 Vision and Corporate Plan articulate 

clear themes and priorities that the SPD has to embrace 

and demonstrate how East Norwich will facilitate the 

delivery of beyond the lifetime of the plan.  Alongside 

the economic, social and environmental sustainability 

of the ENSRA a key specific consideration will be 
understanding the significance of the heritage assets 
and the character of the conservation area not only to 
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preserve the structures themselves but also properly 

reflect the importance of the site to the economic and 
cultural history of the city. 

In October 2020 Norwich was awarded £25mn via the 

government’s Town’s Fund as part of a new Town Deal, 

one of the first centres in the UK to be awarded funding 
under the programme.  The funding has been secured 

to begin delivery of the Norwich 2040 Vision, and is 

focussed on the delivery of investment to accelerate the 

development of a new high quality urban quarter in east 

Norwich including support for masterplanning exercise of 

the ENSRA and the purchase of Carrow House.

Clearly the SPD (and its masterplan) is a critical 

component of Norwich City Council’s Town’s Deal 

commitments as key pillar for delivering the long term 

health and sustainability of the city.

The River Wensum Strategy is a joint strategy 

between Norwich City Council the Broads Authority, 

Norfolk County Council, the Environment Agency and 

the Wensum River Parkway Partnership, as the River 

Wensum Strategy Partnership (RWSP). It was launched 

in June 2018 and its objectives include enhancing 

connectivity, activity, green infrastructure and heritage in 

river corridor.

3.3	 Existing Policy

Consideration will need to be given to the National 

Planning Policy Framework (NPPF) and relevant national 

planning practice guidance. The recently published 

National Model Design Code is also relevant. Other 

national level guidance is also relevant including Historic 

England’s ‘Setting of Heritage Assets’ guidance and also 

their ‘Tall Buildings guidance’.

The Greater Norwich Development Partnership (GNDP) 

is a joint partnership between Norfolk County Council, 

Norwich City Council, Broadland District Council and 

South Norfolk Council. 

The partnership oversaw the production of the Joint 

Core Strategy (JCS) for the Broadland District Council, 

Norwich City Council and South Norfolk Council 

(adopted March 2011, as amended January 2014). This 

is currently the overarching strategic spatial planning 

document for the three main Local Planning Authorities 

(LPAs) with land within the regeneration area.

Additionally, the LPAs all have their own Development 

Management and Site Allocation Local Plans that cover 

each jurisdiction, and The Broads Authority has its 

own standalone Local Plan for the Broads (adopted 

May 2019) which includes strategic, development 

management and site allocation policies.

At a strategic level, Norfolk County Council is the County 

Authority and has a number of adopted Local Plans 

and adopted non-statutory strategic strategies that are 

applicable to the ENSRA site. These include:

•	 Core Strategy and Minerals and Waste Development 

Management Policies DPD 2010-2026  (adopted Sept 

2011);

•	 Minerals Site Specific Allocations DPD (adopted Oct 
2013, as amended Dec 2017);

•	 Waste Site Specific Allocations DPD (adopted Oct 2013);

•	 Norfolk Strategic Infrastructure Delivery Plan 2021 

(adopted December 2021);

•	 Connecting Norfolk - Norfolk’s Local Transport Plan 

2011-2026 (adopted Apr 2011); and

•	 New Anglia Local Enterprise Partnership’s (NALEP) 

Economic Strategy for Norfolk and Suffolk, The draft 
NALEP Local Industrial Strategy, The NALEP Norfolk, 

Suffolk Economic Recovery Re-start Plan and the River 
Wensum Strategy (2018).

A range of relevant Supplementary Planning Documents 

are in place acorss the relevant Local Planning 

Authorities. These include Norwich City Council’s 

Heritage Interpretation SPD.

3.4	 Emerging Policy

3.4.1	 Emerging Greater Norwich Local Plan

The emerging Greater Norwich Local Plan (GNLP) has 

been co-produced and will be jointly adopted by Norwich 

City Council, South Norfolk Council and Broadland 

Council. Once adopted the GNLP will provide the 

strategy for future development of the Greater Norwich 

area, and identify specific areas for development, for the 
period up to 2038.

The GNLP was submitted to Secretary of State for 

Examination in July 2021, with the Examination in Public 

(EiP) taking place in February and March 2022, and 

adoption expected in the first part of 2023. 

Following the adoption of the GNLP the following Local 

Plans are proposed to be superseded:

•	 The Joint Core Strategy for Broadland, Norwich and 

South Norfolk (2011 and subsequently readopted 2014);

•	 Broadland Site Allocations Development Plan Document 

(2016);

•	 Norwich Site Allocations and Site-Specific Policies Local 
Plan Document (2014); and

•	 South Norfolk Local Plan Site Specific Allocations and 
Policies Document (2015).

Policy 7.1 in the emerging GNLP is the strategic policy 

covering the regeneration of East Norwich. This is 

supported by a detailed specific site allocation policy in 
the Site Allocation Plan.

3.4.2	 Minerals and Waste Local Plan

The emerging Norfolk Minerals and Waste Local Plan is 

expected to be submitted in 2022. Policy MP10 is directly 

relevant due to the location of the safeguarded Trowse 

railhead and asphalt plant adjacent to the boundaries 

of the SPD and site allocation area. Draft Policy MP10 

states “the County Council will safeguard rail heads and 

associated storage, handling and processing facilities for 

the bulk transport by rail of minerals and will safeguard 

sites for the manufacture of coated materials”. The draft 

policy also states that, “development proposals within 

250 metres of the above minerals related facilities should 

demonstrate they would not prevent or prejudice the 

use of those facilities”. Furthermore, it states that, “the 

County Council will oppose development proposals 

which would prevent or prejudice the use of safeguarded 

sites for those purposes unless suitable alternative 

provision is made, or the applicant demonstrates that 

those sites no longer meet the needs of the aggregates 

industry”.
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4	 HISTORY

4.1	 Historic development of the East 

Norwich Masterplan area

View towards Carrow House from Carrow 

Abbey, 1868 (image: Unilever Archive)

The original alignment of Carrow Bridge 

on the axis of Carrow Road - this opening 

bridge built in 1833 itself replaced an earlier 

fixed bridge - Image courtesy of  
www.picture.norfolk.gov.uk

Thorpe Power Station on the Utilities site - 

image credit, John Chesney by courtesy of 

The Broadland Memories Archive

Carrow Works played an 

important role in the social 

history of the city (image: 

Unilever Archive)

The Colman family - above, Jeremiah 

and Caroline Colman in1868; and, 

below - their children in 1871 (image: 

Unilever Archive)Carrow Abbey showing 

the ruins of the old church 

(image: Unilever Archive)

The history of the Carrow Works site however goes 

much further back. The first buildings in the area were 
St Nicholas’ Chapel and Carrow Abbey. The Chapel, 

mentioned in the Domesday Book, was demolished 

during the dissolution of the monasteries in the 16th 

century. The Abbey is built on the site of a Benedictine 

Priory built in 1146, itself built on the site of an earlier 

religious hospital. Parts of the Priory, including remains 

of the Norman church survive although it too was largely 

demolished in the 16th century. 

These oldest and most significant of the site historic 
assets benefit from the highest levels of protection. 
The Abbey is a Grade I listed building, and the Priory 

grounds fall within an area identified as a Scheduled 
Monument.

4.1.2	 The significance of the river

The River Wensum has played a fundamental role in 

shaping the city and the patterns of activity within it - 

particularly as a means of transportation for Norwich 

industry. The river’s critical role in this regard long-pre-

dates the railway and is why the settlement and industry 

developed here. Carrow Works and the sites opposite 

Waterside East have relied on river trading since before 

mediaeval times.

4.1.1	 East Norwich’s evolution – the emergence of 
Colman’s

Routes connecting the historic city of Norwich with the 

towns and villages east of the city have historically 

converged at Trowse Newton to form Bracondale. This 

key city axis bridges the River Yare and continues 

towards the historic centre, terminating at The Castle.

City expansion beyond the historic city walls gathered 

pace in the eighteenth century, during which time the 

importance of the Bracondale axis only increased. 

Industries in Norwich were thriving, and it was a time 

of significant growth – with many new residential 
neighbourhoods emerging to supporting the city’s major 

industries. The production of foodstuffs was a key sector 
for east Norwich, including flour at the City Flour Mills on 
King Street, mustard at the Colman’s factory on Carrow 

Road and beer at the malthouse on Kerrison Road.

The Colman’s mustard brand was established in 1815 

four miles south of Norwich in the village of Stoke 

Holy Cross. The company founder, Jeremiah James 

Colman, purchased the land at Carrow Works in 1850 

and production transferred to the Carrow Road site in 

1865. Production continued on the site up to its closure 

in 2019. During that time, the brand established a world-

wide reputation, helped by is distinctive yellow branding.
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Fig 7  1937-1961Fig 5  1885-1903

Fig 8  1940-1947

Fig 9  1947-1970

Fig 6  1888-1913 Fig 10  Present day aerial

4.1.3	 The arrival of the railway

It was the arrival of railway services to the city in 

1845 that facilitated significant industrial, and with-it 
population, growth across the city. The northern part of 

the Carrow Works site was served by railway sidings to 

support the supply and distribution of goods to and from 

the factory.

Originally linked to Carrow Works via a single-track rail 

connection beneath the mainline approach to Trowse 

Bridge, the Deal Ground site has long had operational 

links with the Carrow Works site. The name of the site 

is derived from the part of Colman’s works where crates 

and barrels were built from ‘deal’ (softwood) imported 

from the Baltic to Yarmouth and brought up the River 

Yare by wherry to a wharf opposite Whitlingham. The 

Grade II listed bottle kiln which remains on the site was 

used to dry timber.

4.1.4	 Norwich’s powerhouse

The utilities site’s principal association is with power 

generation with the first power station commencing 
service on the site in 1926. The commanding Trowse 

Power Station occupied a prominent riverside location. 

Various additions and expansions were made to 

the power station complex with the site remaining 

operational until 1975. The whole of the site was 

demolished in 1981-82.
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5	 CONTEXTUAL AND SITE 

ANALYSIS

Fig 11  Thumbnail images outlining 

analysis undertaken

5.1	 Overview

5.1.1	 Contextual analysis

The contextual and site analysis can be found in 

Appendix 2, with thumbnail images of the topics 

covered presented on the facing page. The contextual 

analysis provides an overview of aspects of city area-

wide analysis that has been undertaken as part of the 

baseline phase of work during the production of the 

masterplan for East Norwich. The following issues are 

included:

•	 Administrative boundaries

•	 Urban grain and land use context;

•	 Building heights;

•	 Walking and cycling;

•	 Public transport; and

•	 Road access.

5.1.2	 Site analysis

Following this, analysis was undertaken that includes a 

closer look at the attributes of the sites themselves. They 

have all had an important role in providing parameters 

and context within which the masterplan framework has 

emerged:

•	 Land ownership;

•	 Flood risk;

•	 Environmental designations;

•	 Heritage and landscape; and

•	 Utilities.

The analysis reveals that there is a complex range 

of issues to be considered as a masterplan is 

conceptualised for the east Norwich area. With so 

many heritage, flooding and ecological constraints, the 
masterplan will need to carefully balance a wide range of 

issues and opportunities.
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Images of Carrow Works
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“East Norwich will become a highly sustainable new 

quarter for the City, accommodating substantial housing 

growth and optimising strategic economic benefits. It will 
be an inclusive, resilient and safe community in which 

people of all ages have good access to high quality 

homes that meet housing needs, and to strategic and local 

employment opportunities; can interact socially in green 

spaces and in new community facilities; and have the 

opportunity for independent, healthy and active lifestyles.

Supported by new infrastructure, the new quarter will 

link the city centre with the Broads and deliver high 

quality exemplar design, low carbon energy solutions 

and provide climate change resilience where this can be 

designed-in. The area’s riverside regeneration potential 
will be maximised to achieve a distinct sense of place 

with enhanced opportunities for river-based activity. The 
site has the ability to facilitate improved public transport, 

including rail services, which will benefit East Norwich and 
the city generally.”

VISION VISION 

STATEMENTSTATEMENT 
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Fig 12  Concept diagram for the East Norwich masterplan. The 
masterplan opens up new connections between Norwich city and the 

Broads, taking advantage of the city’s waterfront with a development 
framework which carefully and respectfully breathes new life into some 

of the city’s most important but hitherto hidden heritage assets
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6	 VISION AND OBJECTIVES

6.1	 Vision for East Norwich Strategic 

Regeneration Area

6.1.1	 Overview

East Norwich provides a transformational opportunity 

to realise the significant ambitions for economic and 
housing growth set out in the Greater Norwich Local 

Plan and wider ecological improvements to the area. 

Redevelopment of the site presents East of England’s 

biggest brownfield redevelopment opportunity.

The excellent location of the sites, where the city meets 

the Broads and close to Norwich Railway Station, will 

deliver a well-connected and sustainable neighbourhood 

accessible to all. The River Wensum will be enlivened 

with much improved facilities, activities and ecology 

along its length, benefiting residents, workers and 
visitors alike. Drawing on its industrial heritage, it will be 

a place full of life and vitality, delivering a vibrant new 

part of the city, providing homes and jobs for the people 

of Norwich. The buildings and spaces at East Norwich 

will be high quality and complement the historic setting 

and fantastic connections to the city centre, local villages 

and Whitlingham Country Park. 

The full spectrum of homes will be provided, suitable 

for all stages of life. Businesses will benefit from a 
range of innovative and flexible workspaces for growing 
local companies and start-ups, as well as providing 

the capacity and quality of space to make Norwich a 

landmark business destination and attract national and 

international businesses around Norwich’s established 

industry strengths, including finance, insurance, creative 
digital, food health and environmental sciences. East 

Norwich will enable business growth and attract inward 

investment to create good quality jobs for local people. It 

will be a hub and catalyst for creativity and innovation.

Carrow Works, the former home of Colman’s and an 

integral part of local history, will become the cultural 

heart of the area. Carrow Abbey is the jewel in the crown 

and, with a reinvigorated river frontage, the area as a 

whole has the potential to contribute much more directly 

to Norwich’s growing visitor economy.

Lively public streets and squares will thread through 

the area and be at the heart of these new communities 

and will create a bold sense of place and community 

for residents, visitors and workers alike. Extensive 

public spaces, improved access to Whitlingham Country 

Park and new landscaped park spaces for formal and 

informal cultural events will be available for community 

interaction, play and recreation. High-quality digital and 

physical infrastructure will be provided from the outset, 

encouraging low carbon living, biodiversity net gain and 

providing the flexibility needed for sustainable energy 
solutions fit for the 21st century, building in low running 
costs through high efficiency standards.

East Norwich will prioritise pedestrians and cyclists with 

excellent public transport, creating convenient and safe 

pedestrian and cycle access through the site to the city 

centre, railway station and surrounding communities and 

linking into city-wide footpaths and cycle ways, to enjoy 

the wider city and Broads environments.
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Community and stakeholder engagement revealed broad 

support for the vision for the ENSRA (see Appendix X 

for engagement summary). In so doing, three primary 

opportunities emerged:

6.2	 Three primary opportunities

An extension of Norwich’s magnificent waterfront

Historically, the industrial east of the city relied on the River Wensum for the 

movement of materials and products, supporting manufacturing processes, 

and cooling at the great Thorpe Power Station. The masterplan presents 

an opportunity to recast this relationship with the river, creating vibrant and 

attractive riverside environments; protecting existing and supporting new 

wetland habitats; and supporting boating and water-based activities for 

leisure and enterprise.

Opening new connections between the city and the Broads

The sites have long played a significant role in the city’s industrial history, but this 
has meant that they have been inaccessible to the public for many decades. One 

of the biggest opportunities presented by their redevelopment is opening up this 

strategic site, between the historic city centre and the Broads, and providing a 

network of walking, wheeling, and cycling routes between the two.

A glorious past, framing an exciting future

East Norwich, and the Carrow Works site in particular, has huge 

historical significance for the city. Reimagined landscapes and re-
purposed buildings will combine to support the regeneration of East 

Norwich. New will complement old to form a series of connected but 

contrasting neighbourhoods which support a vibrant mix of uses, 

activities, tenures and environments, with Carrow Abbey at its heart.

AA BB CC
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Capitalising on 
river frontage

Optimising land 
and promoting 
diversity

Respecting 
nature

Delivering 
flood resilience 

Delivering 
sustainable 
connections

Equitable 
infrastructure 
provision

Flexibility, 
robustness and long 
term thinking 

Respecting heritage 
and improving its 
setting 

Fig 13  Illustrative axonometric view of the ENSRA River Wensum 

waterfront, and key east-west link as it passes through the Carrow 

Works and Deal Ground site
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6.3	 The Opportunity

6.3.1	 A vision unpacked

The underlying vision for the masterplan emerged 

following shared discussions between Norwich City 

Council, landowners and local stakeholders. It has been 

informed and shaped through public and stakeholder 

engagement and sets out bold aspirations for East 

Norwich.

Central to the vision is the creation of a highly connected 

network of routes and spaces which improve access 

to and use of an ecologically improved River Wensum 

corridor. This will be established by a ‘green grid’ of 

characterful landscape spaces, integrating existing 

pockets of significant green space and introducing new 
areas, to create a sequence of spaces that lead from 

city to The Broads. Along this sequence, opportunities to 

improve the area’s biodiversity must be taken.

Unpacking the vision for the ENSRA, the masterplan for 

the area outlined in this SPD promotes the following:

•	 A diverse new quarter making the most of existing 

building stock on the Carrow Works site (including 

a number of fine listed buildings).  This ready-made 
diversity, together with high-quality urban design and 

new architecture, could accommodate a rich cultural mix 

of living with a range of tenures, retail, leisure spaces, 

extending Norwich’s independent spirit while supporting 

opportunities for skilled jobs and economic development;

•	 Deliver essential infrastructure to ensure all development 

sites are accessible and connected to their immediate 

surroundings.

•	 Ensuring that the masterplan addresses the implications 

of a potential replacement of the Trowse rail bridge that 

improves the rail infrastructure, enabling ‘Norwich in 90’ 

rail connections to London and enhancing linkages with 

Cambridge and Oxford;

•	 Promotion of a low car use environment, supported by 

an excellent walking and cycling network that connects 

the city to the Broads.  The development will promote 

healthy streets and healthy living principles;

•	 Provision of site-wide infrastructure to allow the 

introduction of a low-carbon shared heating, cooling and 

power network, as well as excellent digital connectivity;

•	 Protection and enhancement of the sites’ and wider city’s 

rich heritage assets (both designated and undesignated) 

and their settings, and the conservation areas included 

within the site, in accordance with policy in the Greater 

Norwich Local Plan. Development proposals will need 

to outline arrangements for the long term stewardship, 

management and maintenance of the site’s built, 

archaeological and landscape assets;

•	 Ensuring that the potential of the sites’ riverside 

location is fully realised and contributes significantly to 
regeneration of the river corridor; and

•	 Integrated sustainable drainage systems (SuDS) and 

use flood plain remodelling to create ‘room for the river’ 
- including storm water storage and wetlands around the 

River Yare. 

The masterplan is therefore focussed on testing how 

these objectives can be delivered within the context of 

the site constraints in order to make the vision of a new 

accessible and sustainable piece of city a reality.

Building on the primary opportunities (see 6.2), eight 

site-wide masterplan objectives (see 6.4) provide an 

important context for more detailed aspects of the 

masterplan framework. Not every individual proposal will 

meet all of these masterplan objectives, but they are a 

useful high-level guide and reference against which new 

development proposals should be assessed.

6.3.2	 Design codes

The importance of design codes and guides is now 

acknowledged by the Government in both the National 

Planning Policy Framework and the National Model 

Design Code. Design codes and guidance which 

respond positively to the principles and guidance 

outlined in this SPD will be required for all major 

planning applications across the East Norwich area. 

Such design codes and guidance must be agreed by the 

relevant Local Planning Authority.
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Ensuring the sites become 

a fully integrated part of 

East Norwich, connecting 

with surrounding routes 

and prioritising sustainable 

forms of transport, 

including public transport 

services. New forms of 

infrastructure supporting 

sustainable travel modes 

should be fully integrated 

with the delivery of new 

development.

Embracing the highest 

levels of environmental 

sustainability in building 

design and construction 

and delivering biodiversity 

net gain across the 

development as a whole. 

New development should 

take full account of 

the special ecological 

characteristics and 

designations of the area.

The site benefits from 
built heritage assets of 

national significance 
as well as a rich social 

history. Opening the site 

up to public use presents 

incredible opportunities 

to reuse and re-purpose 

these assets and, 

crucially, improve their 

setting. The long term 

stewardship of the historic 

gardens and assets is a 

priority.

New development must 

manage issues associated 

with flood risk and its 
mitigation across the sites. 

Creative approaches - 

including SuDS - to achieve 

this objective may provide 

wider benefits. As global 
temperatures rise flood 
events are becoming more 

regular and it is critical that 

development proposals take 

account of these risks.

Delivering  

sustainable connections11

55

22

66
Respecting 

nature

Respecting heritage  

and improving its setting

Delivering  

flood resilience

The opportunity to create 

expansive new and varied 

riverside environments is 

one of the most exciting 

opportunities for East 

Norwich. The opportunity 

to establish a new fully 

accessible riverside 

walk on both sides of 

the Wensum should be 

carefully explored for the 

benefit of all.

The masterplan is 

a flexible and long-
term framework for 

investment and growth. 

Its implementation and 

realisation will take a 

number of years, so 

the masterplan and its 

guidance need to be 

flexible enough to enable 
development proposals to 

take account of changes in 

circumstances.

High density development 

with a vibrant mix of 

uses delivering a range 

of new jobs and mixed 

tenure homes should be 

promoted, supported by 

appropriate education, 

health and other 

community facilities. In 

creating new connections 

with the Broads, improving 

the visitor experience 

should be a high priority.

New and improved 

connections, flood 
mitigation, and community 

facilities are just some of 

the essential infrastructure 

components required to 

support the regeneration 

of East Norwich. Ongoing 

collaborative working 

between key stakeholders 

will be needed to create 

an equitable framework 

to support long term 

infrastructure delivery.

Capitalising on 

the river frontage33

77

44

88
Flexibility, robustness  

and long-term thinking

Optimising land and 

promoting diversity

Equitable  

infrastructure provision

6.4	 Masterplan objectives
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7	 KEY CONCEPTS

7.1	 Introduction 7.2	 20 minute neighbourhoods 

Two key concepts which have underpinned the design 

development of the masterplan are taken from two 

important documents which provide guidance on 

delivering sustainable and healthy communities. 

1	 The Town and Country Planning Association’s 20-minute 

neighbourhood study; and

2	 Building for a Healthy Life, prepared in partnership with 

Homes England, NHS England and NHS Improvement.

The idea of a 20-minute neighbourhood is derived 

from research which showed that 20 minutes is the 

maximum time people are willing to walk to meet their 

daily needs. This idea now forms the basis of the more 

holistic 20-minute neighbourhood concept, which is 

about creating attractive, interesting, safe, walkable 

environments in which people of all ages and levels of 

fitness are happy to use active travel for short distances 
from home to the destinations that they visit and the 

services they need to use day to day – shopping, school, 

community and healthcare facilities, places of work, 

green spaces, and more. These places need to be 

easily accessible on foot, by cycle or by public transport 

– and accessible to everyone, whatever their budget or 

physical ability, without having to use a car.

The 20-minute neighbourhood idea is also about 

strengthening local economies by keeping jobs and 

money local and facilitating local food production to 

create jobs and supply affordable healthy food for all; 
about empowering communities to have a direct say in 

how their neighbourhoods change; and about doing all 

this in ways that create places that meet the needs of 

the least healthy and the least well-off.

The key characteristics of a 20-minute neighbourhood 

are:

•	 Diverse and affordable homes;

•	 Well connected paths, streets and spaces;

•	 Schools at the heart of communities;

•	 Good green spaces in the right places;

•	 Local food production;

•	 Keeping jobs and money local;

•	 Community health and well-being facilities; and

•	 A place for all ages.

The concept of the 20 minute neighbourhoods recognises 

that the places where people live are major influences 
on their well-being. It also acknowledges that there has 

been a shift in the way we live, and that the cities which 

were planned with cars in mind, are no longer serving 

communities or supporting healthy, sustainable, lifestyles. 

The concept also serves as a positive response to the 

threat of climate change, by minimising dependence on 

cars and therefore reducing carbon emissions.

The East Norwich masterplan has been designed to 

ensure it is accessible and well connected for those 

walking, cycling or using another form of active travel. 

New routes, connections and facilities are proposed to 

enable inhabitants of East Norwich to move around safely 

and easily. The mix of uses proposed reflects the needs 
of a new community for Norwich, supporting new and 

existing residents of all ages, and enabling them to access 

what they need within a 20 minute journey by foot. 

Building for a Healthy Life (BHL) is an important design 

tool for creating places that are better for people and 

Transforming the way we live

Societies around the world are facing a number of urgent, interconnected
problems, including how to reduce carbon emissions; how to help
people become more active to improve health and wellbeing; how to
reduce loneliness; and how to improve high streets and neighbourhoods
that have declined.

These questions, shared by disparate places, are leading to similar
answers. In essence, town planners, city leaders, neighbourhood groups
and local businesses are discovering the benefits of creating places that
include most of the things that most people need for their everyday 
lives within a short and pleasant walk or cycle ride. The creation of these
‘complete, compact and connected’ places is being given different names

20-Minute Neighbourhoods

Executive summary
3

Executive summary

Diverse and 
affordable homes

Schools at the heart 
of communities

Good green spaces 
in the right places

Keeping jobs and
money local

Community health and
wellbeing facilities

A place for 
all ages

Features of a

20-minute
neighbourhood

Well connected paths,
streets, and spaces

Local food production

Fig 14  Features of a 20-minute neighbourhood 

(TCPA)
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7.3	 Building for a Healthy Life
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What’s needed:

•  Look beyond the red line that marks the extent of 
your site. Ordnance Survey maps along with satellite 
mapping software such as Google Earth are useful 
tools to help you understand the wider context and 
how you can best stitch a new development into  
a place. 

•  Identify the places, facilities and services you need  
to connect to. 

•  Draw points of connection into and through your site - 
creating a strong and direct street, path and open  
space network.

•  Create well-connected street and path networks, 
providing opportunities for these to be extended  
beyond the site boundary in the future. 

•  Research and respond to how water flows and nature 
moves across your site and the wider surroundings.

Create places that are well integrated into the site and their wider natural  
and built surroundings. Avoid creating isolated and disconnected places  
that are not easy places to move through and around.

IN
T

E
G

R
A

T
E

D
 N

E
IG

H
B

O
U

R
H

O
O

D
S

 

Filtered permeability. Aura, Great Kneighton, Cambridge.

Photo credit: Timothy Soar
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What’s needed:

•  A strong framework of connected and well overlooked 
streets and spaces.

•  Look beyond the plan and illustrative street scenes;  
what will you actually see and experience walking  
along the street? 

•  Perimeter blocks with clearly defined public fronts  
and private backs.

•  Active frontages. Front doors, balconies, terraces,  
front gardens and bay windows are a good way to 
enliven and add interest to the street and create  
a more human scale to larger buildings such as 
apartments and supported living accommodation.

• Carefully considered street corners. 

•  Three dimensional models (physical or computer 
generated) and simple, hand drawn street cross 
sections can be particularly useful tools to 
understand and test the spatial qualities of a place.

Create a network of streets and spaces that are well enclosed by buildings  
and/or structural landscaping, taking care to ensure that front doors and the 
principal facades of buildings face streets and public spaces.
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Upton, Northampton.

Photo credit: Garry Hall.

Fig 15  Case studies of good residential 

neighbourhoods from Building for a Healthy Life

nature, written in partnership with Homes England, NHS 

England and NHS Improvement. The guidance shares 

a number of the same objectives as the 20-minute 

neighbourhood, in supporting healthy, liveable, 

sustainable communities. 

The guidance is organised across three headings: 

Integrated Neighbourhoods, Distinctive Places 

and Streets for All. Under these headings are 12 

considerations for the delivery of successful places, 

with examples and guidance on how these can be best 

applied to the individual characteristics of a site and its 

wider context.

These considerations, as described below, have been 

reflected on early in the East Norwich masterplanning 
process, and throughout the design evolution. 

7.1.1	 Integrated Neighbourhoods

The considerations set out under this heading cover: 

Natural connections - creating places that are well 

integrated into the site and their wider natural and built 

surroundings; Walking, cycling and public transport 

- ensuring the right infrastructure is in place to enable 

short trips of up to three miles to be made easily on 

foot or bicycle, helping to improve public health and 

air quality whilst also reducing local congestion and 

carbon emissions; Facilities and Services - places that 

offer social, leisure and recreational opportunities for 

all ages, within a short walk or cycle from their homes; 

Homes for everyone - providing a range of homes with 

a mix of housing types and tenures, in the heart of new 

developments, with access to outdoor space, that meet 

local community needs.

7.1.2	 Distinctive Places

This heading is about creating well designed, distinctive 

places which respond to local character or create 

their own distinctive character. This section discusses 

the following considerations: Making the most of 

what’s there - taking the time to understand the place, 

establishing a concept design to ensure that the street, 

block and open space structure is right from the start, 

and working with the context and existing features when 

appropriate; A Memorable Character: creating a place 

with a locally inspired or otherwise distinctive character, 

thinking about positive local character and sources of 

inspiration, local materials and creation of public spaces; 

Well defined streets and spaces - creating a network 

of streets and spaces that are well enclosed by buildings 

and/or structural landscaping, taking care to ensure 

that front doors and the principal façades of buildings 

face streets and public spaces; Easy to find your way 
around - using legible features to help people find 
their way around a place, including connected, direct, 

streets with different characters that reflect their role as a 
principal or secondary route.

7.1.3	 Streets for all

This heading discusses the role of streets and the public 

realm in delivering important aspects of sustainable 

communities, including: 

•	 Healthy streets - balancing the need to accommodate 

the movement of motor vehicles alongside the need 

for people to move along and cross streets with ease, 

including the need to redistribute street space to 

create safe and inclusive environments which support 

sustainable modes of transport, play and nature; 

•	 Cycle and car parking - well-designed developments 

which make it more attractive for people to choose to 

walk or cycle for short trips helping to improve levels 

of physical activity, air quality, local congestion and the 

quality of the street scene, as well as providing sufficient 
and well-integrated car parking; 

•	 Green and blue infrastructure - creating a strong 

landscape strategy from the start, incorporating different 
types of spaces which have overlooking and natural 

surveillance, opportunities for habitat creation and 

movement corridors to support biodiversity and creative 

sustainable drainage systems; 

•	 Back of pavement, front of home - clearly defined 
private spaces through strong, attractive and high quality 

boundary treatments which consider opportunities for 

nature and outdoor amenities.
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DEVELOPMENT PRINCIPLES
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Fig 16  The East Norwich Strategic Regeneration Area masterplan 

concept - the masterplan concept reflects the SPD’s 3 primary 
opportunities for the area which relate to creating new waterfront; 

creating new connections between city and Broads; and, respecting 

heritage and improving its setting
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New ped/cycle bridge over River Wensum

Retained Mustard Seed Drying building

Main Bracondale entrance

Small leisure marina opportunity

Opportunity for addition river moorings

Opening up of ‘King Street’ entrance 

Formal gardens, opened up to public and linked

County Wildlife Site

Refurbished Trowse Railway Station building

New all modes road bridge over River Wensum

Opportunity for new large leisure marina

Improved ped/cycle underpass

Mixed use cluster with heritage buildings

Low level riverside walk (both side of river)

Re-use of existing bridge for peds/cycles

Upgrading of ped-cycle access to Utilities 

Key E-W link directly aligned with underpass

Potential for improved Trowse rail bridge

New all modes bridge over River Yare

New ped/cycle bridge to Whitlingham

8	 MASTERPLAN 

CONCEPT

Retained listed building 

Retained non-listed building 

Development parcels 

Primary route 

Secondary route 

Water frontage 

Marina 

River access route

Tarmac
Plant
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Development respecting garden setting 
and creating new accesses to the site

Fig 17  The East Norwich Strategic Regeneration Area illustrative 

masterplan - the illustrative masterplan presents a scheme 

which shows one possible interpretation of how the site’s primary 

opportunities and SPD’s masterplan principles could be applied. 

Respecting the setting of the sites many heritage assets, a wide range 

of building typologies should respond positively to the site’s varied 

opportunities and a rich mix of uses ensure the establishment of a 

sustainable and healthy 20-minute neighbourhood 

9	 ILLUSTRATIVE 

MASTERPLAN

Tarmac
Plant
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10	 BUILT HERITAGE AND 

ARCHAEOLOGICAL 

PRINCIPLES

10.1	 Context

The ENSRA’s built heritage and archaeological assets 

are significant. Regeneration of the area should maximise 
opportunities to preserve, enhance, or better reveal 

their significance. It also raises the exciting prospect of 
these currently hidden assets being made more publicly 

accessible. With the majority of heritage assets falling 

within the city council’s administrative area, Norwich Local 

Plan Policy DM9 relating to heritage assets is particularly 

important.

A listing and scheduling review was undertaken by Historic 

England in December 2021 which resulted in a number of 

revisions to the statutory designations of heritage assets 

across the ENSRA. The boundary of the Scheduled 

Monument has widened, new listed buildings have been 

designated and the grade of one listed building has been 

upgraded.

A overview of the heritage context relevant to new 

development within the ENSRA is summarised in Fig 18. Key 

features include:

10.1.1	 Carrow Priory Scheduled Monument

Carrow Priory was a Benedictine convent founded in 1146 

and suppressed in 1538. There is a close relationship 

between the priory and other listed buildings and structures 

around the former precinct, most notably the Grade I Carrow 

Abbey. The scheduled monument designation extends 

across an extensive area at the heart of the Carrow 

Abbey site incorporating the Priory ruins and their 

grounds, the Abbey and its grounds together with 

many associated adjacent smaller buildings.

10.1.2	 Listed buildings

Following the recent Historic England review, there 

are now 14 listed buildings or structures across the 

site, as follows:

1	 Grade I Carrow Abbey

2	 Grade II* Conservatory at Carrow House

3	 Grade II Carrow House and Gardens

4	 Grade II Carrow Works Block 92

5	 Grade II Carrow Works blocks 7, 7A, 8A and 8 
including metal canopy attached to block 7

6	 Grade II Eastern air raid shelter at Carrow Works

7	 Grade II Walls steps and paved surfaces of sunken 
garden near Carrow Abbey

8	 Grade II Flint wall and 19 attached pet tombs

9	 Grade II Lodge, gardener’s cottage and former cart 
shed to Carrow Abbey

10	 Grade II Carrow Works Former Mustard Seed Drying 
Shed

11	 Grade II K6 Telephone Kiosk outside the entrance of 
the former mustard seed drying shed

12	 Grade II Trowse Railway Station

13	 Grade II Late C19 engine house at Trowse Sewage 
Pumping Station

14	 Grade II Timber-drying bottle kiln

Fig 18  Built heritage, conservation and 

landscape context

Relevant City Council planning policies:

DM1, DM3, DM9, JCS 1, JCS 2, JCS 11, GNLP 2, 

GNLP 3, GNLP 7.1, GNLP0360/3053/R10
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Retained listed building 

Retained non-listed building

10.1.3	 Bracondale Conservation Area

https://www.norwich.gov.uk/downloads/file/2994/
bracondale_conservation_area_appraisal

At its eastern extent, this Norwich City Council 

conservation area incorporates much of the Carrow 

Works site and extends west towards the city centre 

along either side of Bracondale and King Street where it 

eventually directly borders the City Centre Conservation 

Area.

10.1.4	 Trowse Millgate Conservation Area

https://www.norwich.gov.uk/downloads/file/2872/trowse_
millgate

The northern part of this Norwich City Council 

conservation area incorporates the Grade II listed former 

Trowse Station building and the area between the 

railway line and the River Yare including the (partially 

listed) old pumping station buildings and cottages. The 

area also extends south along Bracondale Mill Gate.

10.1.5	 Locally listed buildings

Identified in the relevant conservation area appraisals, 
there are numerous locally listed buildings both within 

the ENSRA and immediately beyond it. These buildings 

and structures make an important contribution to 

the character of the area and to the setting of other 

designated assets and new development should take 

account of, and respond positively to this.

New development will also impact on the setting of 

numerous other designated heritage assets beyond but 

in close proximity to the ENSRA’s site boundary. These 

assets include but are not limited to: 

10.1.6	 Trowse with Newton Conservation Area

https://www.southnorfolkandbroadland.gov.uk/downloads/

file/1198/trowse-with-newton-character-appraisal-2012

This South Norfolk conservation area is contiguous with 

the Trowse Millgate Conservation Area to the west and 

extends across the valley of the Yare to cover the majority 

of the village of Trowse Newton.

10.1.7	 Grade I St Andrew’s Church

Located on the western fringes of Trowse Newton in the 

valley of the River Yare and in close proximity to the May 

Gurney site.

10.1.8	 Grade II Registered Park and Garden - Crown 

Point 

An expansive area of gardens around Crown Point 

country mansion.

Fig 19  The illustrative masterplan and heritage assets  

(NB plan only shows assets within the ENSRA’s boundary)

Tarmac
Plant
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10.2	 Principles

10.2.1	 Heritage and historic environment principles

The following development principles relate to heritage 

issues and opportunities. These will be important 

considerations in the consideration of development 

proposals across the ENSRA:

H1	 Accessible heritage – opening the Carrow Works and 

the rest of the ENSRA up so it becomes an integrated 

part of the historic city of Norwich.

H2	 A celebration of Colman’s legacy – the Colman 

family’s significance on the city of Norwich and, most 
particularly, the ENSRA cannot be over-stated. The 

closure of the Colman’s plant at Carrow Works brought 

to an end 160 years of production. Redevelopment of 

this site, opening new connections between the city and 

the Broads, presents unique opportunities to deliver new 

public facilities, interpretation and visitor attractions for 

the city. 

H3	 Broads context – The site’s redevelopment and the 

setting of its built and archaeological assets must be 

seen in their Broads context, which has the same status 

as a National Park. The cultural heritage of the Broads 

is functionally linked with the industrial development 

of Norwich and these sites would all have had landing 

wharves and staithes to load and unload import and 

export goods. 

H4	 Contemporary and contextual approach – as outlined 

in the Character Areas section below, existing buildings 

and landscape features across the ENSRA already 

present distinct and contrasting environments reflecting 
the site’s historic uses and operations. These existing 

and contrasting historic characters should underpin 

the redevelopment of the ENSRA as a whole, with the 

setting of re-purposed heritage assets being enhanced 

by contemporary and contextual design.

H5	 Statements of heritage significance – comprehensive 

heritage statements will be required as part of 

development proposals which impact on the site’s 

heritage assets. The breadth and scope of this 

supporting information should be agreed with the Local 

Planning Authority. As outlined in Historic England 

guidance on such statements, these should include 

information on the following:

a	An understanding of the form, materials and history of 

the affected heritage asset(s), and/or the nature and 
extent of archaeological deposits

b	An understanding of the significance of the asset(s)

c	 An understanding of the impact of the proposal on that 

significance - it may be that a stand alone Heritage 
Impact Statement is also required

d	Outline the design approach to avoid, minimise and 

mitigate any potential negative impact

e	Outline how opportunities to better reveal or enhance 

significance have been incorporated

H6	 Heritage interpretation - as required under the City 

Council’s Policy DM9, heritage interpretation may be 

required where the City Council’s Heritage Interpretation 

SPD will be relevant.

H7	 Fabric first – all designated heritage assets should 

be retained and reused for an appropriate use within 

development proposals coming forward. The LPA will 

also support the principle of retaining and appropriately 

Figure number caption

Grade II Listed Carrow House with adjacent 
conservatory and formal gardensThe Grade II Listed ‘F building’, Carrow Works

Mature trees and formal sunken gardens 
between Carrow Abbey and Carrow HouseRuins of Carrow Priory
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reusing non-designated assets subject to the provisions 

of Norwich Local Plan Policy DM9.

H8	 Stewardship and management – with assets of 

such historical importance at the heart of the ENSRA, 

and most particularly the Carrow Works site, detailed 

consideration must be given to the long-term heritage 

stewardship and management.  This should include 

maintenance and management measures to ensure the 

removal from the ‘at risk’ register of assets such as the 

bottle kiln on the Deal Ground and blocks 7/7A and 8/8A 

on Carrow Works.

H9	 Setting of heritage assets – new development 

across the ENSRA will be expected to make a positive 

contribution to local character and distinctiveness and 

enhance or better reveal the significance of the site’s 
unique heritage assets. Note that, as outlined in the 

heritage baseline studies, not all heritage assets across 

and around the site will be designated as such.

10.2.2	 Site-wide heritage-led design principles

H10	 Height and massing – in view of the historical 

significance of the area and the Broads context it benefits 
from, the whole of the ENSRA is sensitive to potentially 

adverse townscape impacts of new development. This 

includes the heights of new buildings and the impact 

this would have on the setting of heritage assets. The 

Building Heights section below provides more guidance 

on this important issue - but it should be noted that the 

design work undertaken during the production of this 

SPD and its masterplan was not supported by detailed 

analysis of the townscape and visual impact of new 

development. These studies and the modelling work 

underpinning them will however be required to support 

planning applications. 

H11	 Character of the formal gardens – the landscaped 

physical and visual connection between Carrow Abbey 

and Carrow House should be carefully retained, 

respected and, where possible, improved. Existing formal 

landscaped gardens associated with Carrow Abbey 

and Carrow House are themselves listed structures and 

play a fundamental role in establishing the setting of the 

important buildings they connect.

H12	 Retention of important trees – there are many 

important trees across the area which play a key role in 

enhancing the character of the area and the setting of 

key heritage assets. In particular, existing trees make a 

positive contribution to the setting of the listed Carrow 

Abbey and Carrow House and the character of the 

conservation areas along the site’s Bracondale and King 

Street frontages. Many of these trees are protected by 

Tree Preservation Orders and are within conservation 

areas - with individual TPOs and TPO group 

designations in place to protect important individual and 

groups of trees.

H13	 Screening effect of trees – many of the site’s larger 

trees assisted in screening Carrow Abbey from 

the Carrow Works factory. This plays a key role in 

contributing positively to the setting of this unique 

asset. Existing trees will continue to play that role as 

new development replaces the Carrow Works factory 

buildings to the north and east of the Abbey.

H14	 Flint boundary wall around the Abbey – these existing 

structures play a very important role in defining and 
containing the Carrow Priory site and the area around 

Carrow Abbey. These are curtilage listed and any works 

to these walls would require Listed Building Consent and 

Scheduled Monument Consent.

H15	 Setting of Carrow Abbey and Priory – development 

within the curtilage of the gardens to the rear of the 

Abbey is not appropriate given the likely harm that 

would be caused to the setting of the listed building. 

Any new build within the formal gardens would need 

to include the retention of the sunken garden and 

pet cemetery and maintain/enhance their setting and 

the formal setting of the Abbey Building. Where new 

development is proposed, key factors include how new 

buildings address and enclose existing buildings; how 

the arrival experience is determined by the placement 

and relationship between buildings; how the retention 

and reuse of existing ancillary buildings to the Abbey 

are used to create a positive and respectful arrival 

experience. The grounds, trees, existing flint walls and 
other landscape features all play a key role in defining 
and establishing a sense of quiet separation which is 

an important aspect of the Abbey’s and Priory’s special 

interest and setting.

H16	 The future of Carrow Abbey – in finding and agreeing 
to a viable new use – be that public or private – for 

Carrow Abbey, great emphasis must be placed on 

protecting and securing the historic integrity of the 

building. Reusing this formerly residential Grade I listed 

building should be done in a way which protects and 

restores heritage features and maintains the principal 

spaces within the building. The interconnectedness of 

these principal spaces is an important aspect of the 

building’s significance and this should be protected. The 
Council would support the principle of the Abbey building 

and its curtilage being open to the public given its profile 
in and significance to the city of Norwich.

H17	 Abbey approach – redevelopment of the Carrow Abbey 

site present an important opportunity to improve the 

quality of the approach to the Abbey from the site’s 

principal entrance off Bracondale. Adaptation and 
reuse of buildings around the Abbey and careful new 

development around them should deliver a dramatically 

improved approach experience which will improve the 

setting of the Abbey and its grounds.

H18	 Setting of Carrow House – new development adjacent 

to Carrow House should remain outside of the curtilage 

of the Grade II* listed conservatory. Development in the 

watersdie part of the Carrow Works site will also impact 

on the setting of Carrow House. It should be noted that 

there are curtilage listed WW2 bomb shelters beneath 

the gardens. The repair and re-use of an existing 

From the top: Historic 

river-front warehouse, 

Carrow Works; Building 7/8; 

Unlisted brick warehouse; 

Former Pumping Station 

extension, Deal Ground
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gardens cottage/boiler house within the curtilage is 

encouraged.

10.2.3	 Site-wide archaeology principles

A desktop archaeological assessment has been 

undertaken to inform the masterplan. This assessment 

has included a review of a comprehensive range of 

available sources, in accordance with key industry 

guidance, in order to identify known and potential buried 

archaeological remains located within the site. The 

known or potential significance of the buried remains 
has been determined, as far as possible, on the basis 

of available evidence.  However, it should be noted that 

mitigation through preservation by record (archaeological 

excavation and other types of investigations) will 

almost certainly be required on parts of the site. Such a 

programme of archaeological mitigatory work may have 

considerable implications in terms of time and costs.

H19	 Carrow Priory – is a Scheduled Monument located in 

the south-west of the site, represents the ruined remains 

of the Priory of St Mary of Carrow, a Benedictine nunnery 

founded in 1146. The Scheduled Monument comprises 

both below ground and upstanding remains and any 

archaeological remains associated with it are considered 

to be of national significance. 

H20	 Scheduled Monument Consent – Any development 

within the scheduled area, other than the sensitive 

redevelopment of the 1960s cafeteria building, is unlikely 

to be considered appropriate. Scheduled Monument 

Consent will be required for any form of ground 

disturbance or work.

H21	 Abbey Dining Rooms – these are attached and 

immediately north of the Abbey building, is built directly 

above the site’s original church ruin. Whilst the dining 

room building is not considered to have a positive role in 

establishing the setting of the Abbey, redevelopment of 

the site should use the same shallow slab foundation to 

avoid undue ground disturbance.

H22	 Potential burials – due to the site’s previous use as 

a monastic complex, it is anticipated that there will 

be burials in the vicinity and it is likely that there were 

multiple areas of burial associated with the Priory, or 

other associated remains, outside of the Scheduled 

Area.

H23	 Flint and faunal remains – Palaeolithic and Mesolithic 

flints and Palaeolithic faunal remains have been found 
both within the site and at other locations within the 

vicinity. It is likely that more flints will be present within 
the surviving gravel terraces and peat deposits located 

within the site. Faunal remains could also be recovered 

from the site. It is anticipated that such finds would be of 
local to regional significance.

H24	 Roman remains – the north-east part of the site has 

potential for finds or features associated with Roman 
occupation. During the medieval and/or post-medieval 

periods, it is possible that parts of the site would have 

been used as a livestock meadow, and evidence of land 

division or drainage associated with such activity could 

conceivably be present in parts of the site. Any such 

evidence would be of no more than local significance.

H25	 Modern industrial activity – evidence of modern 

industrial activity is expected and could comprise 

features associated with existing buildings or buildings 

that have since been demolished. Such evidence is 

anticipated to be concentrated in the north and east of 

the Carrow Works Site, the north and west of the Deal 

Ground site, the centre and west of the Utilities site, and 

the western part of the ATB Laurence Scott site. Any 

such evidence is considered to be of local significance 
only.

Above: The Deal Ground’s Grade II listed bottle kiln The German Gymnasium restaurant at King’s Cross - which provides 
a useful and relevant example of how new life through sensitive 

conversion can be breathed into the Mustard Seed Drier building

The Mustard Seed Drier building, Carrow Works

H26	 Open space – Carrow Priory Scheduled Monument 

should be designed into any redevelopment proposals 

as an area of open space. This would ensure that there 

would be no direct impacts from development on this 

Scheduled Monument.
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11	 MOVEMENT PRINCIPLES

11.1	 Context

Ensuring new development benefits from good walking 
and cycling links and will be well served by public 

transport is one of the fundamentals of the 20-minute 

neighbourhood concept. Sustainable development is 

reliant on sustainable transport connectivity. 

Improving access to and between the sites within the 

ENSRA is fundamental to the successful regeneration 

of the area. Local connections will ensure the area 

comes forward to form a new fully integrated part of 

the city of Norwich. However, there are also significant 
opportunities to deliver strategic access improvements 

to help improve connections between the city and the 

Broads with far reaching benefits for all.

11.1.1	 Transport Assessments

Transport Assessments should be submitted with future 

planning applications for the sites within East Norwich. 

In doing so, care will need to be taken that account is 

made of area-wide transport issues associated with the 

ENSRA site allocation as a whole sites.

11.2	 Movement principles

11.2.1	 Walking, wheeling and cycling principles

The following principles relate to walking, wheeling 

(i.e. scooting, wheelchairs and mobility scooters and 

pushchairs) and cycling issues and opportunities across 

the ENSRA - see Fig 20 for wheeling and walking 

connections and improvements, see Fig 22 for cycling 

connections and improvements.

M1	 Active travel the first priority – in delivering 

connections and improving linkages, the highest priority 

will be given to supporting active travel – walking, 

wheeling and cycling.

M2	 East-west route – the ENSRA will deliver a new 

east-west walking, wheeling and cycling route across 

the entire area. This connection will be formed of a 

number of connections and linkages as follows, all of 

which will need to be delivered for the route to become 

established:

a	A new pedestrian and cycle bridge across the River 

Wensum to Geoffrey Watling Way on the alignment of 
the old Carrow Bridge. The preferred alignment of the 

bridge would follow that of the old Carrow Bridge, on 

the axis of the old Carrow Road. Landing the bridge of 

the north side will require collaboration and agreement 

with private landowners. The potential impact on existing 

residents of apartments on the north side of the river 
Fig 20  Pedestrian routes - based on the 

illustrative masterplan
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Fig 21  Artist’s impression of how an improved railway underpass could look - looking towards the Carrow Works 

from the Deal Ground Site. The image shown works within the broad parameters of the existing opening. It is 

envisaged that this works could be delivered ahead of works associated with the potential longer term replacement 

of the Trowse rail birdge. Replacement of the rail bridge might present opportunities to make further improvements 

to this key pedestrian and cycle connection which could include the widening of this route.

86



will be an important consideration given the changes in 

level that will need to be navigated to deliver this bridge. 

Alternative locations may need to be explored if this 

alignment proves to be too difficult to deliver.

b	Entrance to the Carrow Works site via the existing King 

Street gateway. Again, there are ownership issues here 

which will require collaboration and agreement with 

private landowners.

c	 A length of ‘active street’ across the north of the Carrow 

Works site lined and addressed by a range of different 
activities and uses. This would ideally be a place for 

people, with pedestrian priority but also designed to 

accommodate a bus route if required.

d	An upgraded underpass connection between Carrow 

Works and Deal Ground. Collaboration with and the 

approval of Network Rail will be critical here, along 

with land owners either side of the underpass. This is a 

critical link for the ENSRA and further detailed feasibility 

work is needed, taking account of  engineering works, 

cost and required approvals to enable a pragmatic 

solution. Lighting, high quality materials, a robust 

maintenance regime and potential public art will all play 

an important role in delivering improvements here.

e	Pedestrian and cycle provision on the new road bridge 

over the River Wensum between the Deal Ground and 

Utilities site.

f	 A length of active ‘shared’ street across the northern part 

of the Deal Ground.

g	A new pedestrian and cycle connection across the River 

Yare to Whitlingham Country Park and The Broads 

beyond.

M3	 Riverside walk – a new riverside walking and cycle 

path along the north and south banks of the River 

Wensum across the Deal Ground and Utilities sites 

which connects with existing riverside routes. Extending 

this route across the Carrow Works site is supported 

although it is recognised that opportunities here are 

more limited. The route should extend west of the 

Utilities Site beneath the rail bridge on the north bank of 

the River Wensum towards the city along land owned by 

ATB Laurence Scott. Current users of the Utilities site 

have a right of access across the ATB Laurence Scott 

site which is an important consideration. 

M4	 Potential realignment of National Cycle Route 1 – 

the opening up of the sites presents the opportunity 

to realign the National Cycle Route 1 across the sites 

to provide a safer route for cycle users which avoids 

major nearby junctions. The route shown would include 

passing beneath the railway line through an improved 

underpass connecting the Carrow Works and Deal 

Ground sites although alternatives may need to be 

considered given width restrictions.

M5	 Junction and crossing improvements – pedestrian, 

wheeling and cycle connections will be made with 

existing routes in the area through the provision of 

improvements at key junctions and crossings. Facilities 

to cross King Street and connect to onward routes to 

the city centre will be of particular importance given the 

importance of knitting the east-west route into wider 

existing or potential connections with the city and the 

Broads. The King Street area west of the site is of 

particular concern given the constrined nature of the 

pedestrian facilities west of the Carrow Bridge junction.

Fig 22  Cycle routes and connections - based on the 

illustrative masterplan
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M6	 Existing railway bridge – the existing road bridge 

across the railway north of the Utilities site is to 

be retained principally as a pedestrian and cycle 

bridge. Ideally this bridge would be adopted as part 

of the highway network. See also principles relating 

to emergency access and commuted sums for 

maintenance below.

M7	 Informal routes across Carrow Works – the southern 

part of the Carrow Works site – around the historic 

Carrow Abbey and Carrow House – will provide informal 

pedestrian, wheeling and cycle routes across the site 

as part of a permeable local routes network, including 

the re-opening and refurbishment of the existing bridge 

linking the gardens associated with Carrow House and 

Carrow Abbey. Routes should be aligned to only make 

use of existing openings in the existnig flint bounday 
walls rather than creating new openings.

M8	 Hire schemes – a cycle and scooter hire scheme 

is already operational in the city - the Beryl scheme. 

New development across the ENSRA should support 

the strengthening of this network. Such hire schemes 

have an increasingly important role to play in providing 

sustainable and healthy (active) means of travel as a 

viable alternative to the private car. 

11.2.2	 Local public transport and car club principles

The following principles relating to improvements in 

local public transport will be applied in determining 

development proposals coming forward in the ENSRA - 

see Fig 25:

M9	 Local bus connections and improvements to 

existing services – in order to minimise the number of 

private car trips generated by the development of the 

ENSRA, improvements in local public transport (bus) 

facilities and services will be required to help support 

sustainable patterns of movement. Contributions to 

improvements to local services and facilities - such as 

improved waiting facilities and service information - will 

be the initial priority to help encourage sustainable 

patterns of movement for new residents and workers 

from the outset. Liaison with bus service providers will 

be required to agree appropriate improvements. 

M10	 Carrow Works service – delivery of the ENSRA should 

be supported by improved local bus services. The 

Carrow Works site is well located to support a new or 

revised existing service with a route passing directly 

through the Carrow Works site.

M11	 Bus stops – new stops should be distanced 

appropriately - approximately 400m apart - to encourage 

patronage in locations where activities are clustered. 

A stop or stops should be located as close to the 

underpass connection with the Deal Ground as possible 

to ensure new services benefit the whole of the ENSRA.

M12	 Access to rail services – Norwich Railway Station is 

within walking distance of the ENSRA. Development 

should support measures to improve accessibility to 

Norwich Railway Station from the ENSRA. This will be 

achieved through improved pedestrian, wheeling and 

cycle routes and supporting improved bus services 

between the site and the Station.

Fig 23  North - south connection showing how 

pedestrian and cycle links can be formed 

using a combination of new and re-purposed 

existing infrastructure between the May 

Gurney site, across the Deal Ground and 

Utilities sites to the Cremorne Lane area.

Fig 24  East - west connection - showing how the proposed 

primary east-west pedestrian and cycle route across the site, 

linking the city with the Broads can be achieved, across the 

Carrow Works and Deal Ground sites, through the provision 

of new bridges and improvements to the existing underpass 

connection.
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M13	 Car clubs – access to electric car sharing/clubs for new 

residents and businesses across the ENSRA would help 

to provide an alternative to car ownership which will help 

to encourage active and sustainable patterns of travel 

and reduce the number of car trips generated by the 

redevelopment of the ENSRA.

11.2.3	 Vehicular and road access principles

Access to the sites is a major constraint. Establishing 

vehicular and road access to the sites is fundamental to 

enabling the sites to come forward for development. The 

following principles relate to the establishment of road 

and vehicular access to the sites across the ENSRA (see 

Fig 26).

M14	 Primary, secondary and emergency vehicular 

access – for the resilience of the local highway network, 

each site should have a primary and secondary point 

of vehicular access. Specific constraints, however, 
may result in the need for bespoke solutions. Whilst 

potentially workable primary, secondary and emergency 

access options are put forward below, further feasibility 

work is required to establish the suitability of these 

routes as part of Transport Assessments associated with 

development proposals.

M15	 Carrow Works site movement principles (see Fig 26)

a	The primary vehicular access will be via a remodelled 

existing junction off the Bracondale / Martineau Lane 
roundabout. There is considerable potential to reduce 

the scale of this junction from the 5 lanes which served 

the operational factory.

b	Given the constraints associated with the site, secondary 

access may only be possible to deliver in later phases 

of development. The preferred location for secondary 

vehicular access is via the existing Paper Mill Yard 

entrance. This access is currently privately controlled 

and agreement on the use of this access for vehicles will 

need to be established with the current owner. This route 

does however provide emergency access to the site.

c	 Emergency access may be provided via the upgrading of 

the existing Carrow House access-way south of Carrow 

House which links to the existing Carrow House car 

park. An alternative emergency access could be formed 

in the vicinity of the existing Fire Station on Bracondale.

M16	 Deal Ground / May Gurney sites movement 

principles (see Fig 26)

a	Primary vehicular access will be via a new/replacement 

junction in close proximity to the existing Bracondale 

entrance to the May Gurney site.

b	There are a number of options for emergency access 

to the Deal Ground site. The existing vehicular service 

access to the Tarmac aggregate plant directly off the 
railway bridge can serve as an emergency access. In 

the longer term when the Utilities site has come forward, 

emergency access would be provided via the new 

Wensum road bridge, with emergency access to the 

Utilities site being gained via either the existing vehicular 

bridge to Cremorne Lane over the railway to the north, 

or (for smaller vehicles only) under the height restricted 

railway bridge to the west.

c	 Weight restrictions for vehicular use of the existing 

Cremorne Lane bridge will need to be establihsed. Fig 25  Diagram showing existing and potential bus routes and stops in the area 

as a whole and specifically within the Carrow Works site. The 5 minute walking 
threshold around stops serving the ENSRA are also shown. Note that layout is 

based on the illustrative masterplan. No account is taken of service frequency.

Tarmac
Plant
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Strengthening work may be required to ensure the 

bridge can service emergency vehicles in liaison with the 

relevant authorities.

M17	 Utilities site movement principles (see Fig 26)

a	The primary vehicular access will be provided by the new 

Wensum road bridge connecting directly with the Deal 

Ground site.

b	Provision of secondary access is unlikely to be possible in 

the short term.

c	 Emergency access may be gained via either the existing 

vehicular bridge over the railway to to Cremorne Lane 

or, for smaller vehicles only, under the height restricted 

railway bridge to the west.

11.2.4	 Adoption and maintenance principles

With all sites within the ENSRA being in private 

ownership with only limited or compromised access to 

the surrounding adopted highway network, the following 

principles relating to the adoption and maintenance of 

the highway will be applied in determining development 

proposals coming forward in the ENSRA:

M18	 Road adoption – this ENSRA SPD has been produced 

on the basis that all principal roads across the area and 

new bridges connecting to it will be adapted or built to 

adoptable standards and will form part of the adopted 

highway network. The masterplan concept (Fig 16) and 

illustrative masterplan (Fig 17) have been designed to 

retain the majority of the existing road alignments through 

the sites.

M19	 Commuted sums for maintenance – it is likely that 

Norfolk County Council will require commuted sums for 

the adoption and maintenance of the particular or special 

connections such as the underpass between the Deal 

Ground and Carrow Works sites and the existing bridge 

over the railway line north of the Utilities site.

11.2.5	 Parking principles (see Fig 27)

This major brownfield site, located within walking 
distance of Norwich Station and the city centre, presents 

a unique and exciting opportunity to deliver sustainable 

forms of mixed use, high density and high-quality 

development which makes the very best use of urban 

land and the infrastructure already in place in this part 

of the city. Redevelopment should come forward in a 

form which reduces reliance on the private car in order 

to promote and prioritise active and sustainable modes 

of transport. In promoting the ENSRA for redevelopment, 

GNLP Policy 7.1 East Norwich emphasises the need for 

traffic restraint. 

The greatest priority, in terms of ensuring the site is 

accessible, will be placed on promoting and supporting, 

first, active travel patterns and then public transport. 
The approach to the provision of parking for new 

development will have a direct bearing on travel 

behaviour of those who live and work within the ENSRA, 

and in the total number of trips generated by the 

development. Alongside the provision of good quality 

walking and cycling infrastructure and investment in 

local public transport services and facilities, flexibility in 
the provision of parking and the application of parking 

standards will therefore be required to help encourage 

active and sustainable patterns of movement . 

Fig 26  New road connections and vehicular 

access points - based on the illustrative 

masterplan
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Parking principles for new development across the 

ENSRA include:

M20	 Car free development – the principle of car free 

development is supported within the ENSRA. 

M21	 Flexibility in application of parking standards – 

adopted Norwich City Council parking standards confirm 
that the ENSRA is an ‘accessible location’. Parking 

standards are expressed as minimums and maximums 

with a minimum standard of 0.5 spaces per dwelling in 

this location. However, whilst this location is not currently 

identified as being within the City Centre Parking Area, 
in supporting high density and sustainable forms of 

development, the planning authority will take a flexible 
stance on the application of car parking standards 

across the ENSRA.

M22	 Community transport hub concept – COVID-19 has 

fundamentally changed working patterns. More people 

are working remotely, closer to or within the homes. 

Creative approaches to supporting these new patterns of 

work are called for. Flexible workspaces, shared amenity 

facilities and community (decked) parking provision 

could potentially be combined to support high density 

residential and employment developments. In the longer 

term and as demand for car parking declines car sharing 

and hire become more established, other redevelopment 

options may be explored. 

M23	 Hire schemes – in addition to improvements to public 

transport services, support for the introduction of new, 

or expansion of existing, e-car, e-bike and e-scooter 

hire schemes will help provide new (and nearby 

existing) residents with viable alternatives to private car 

ownership.
Fig 27  Illustrative parking strategy - in the context of a restricted approach 

to parking provision across the ENSRA, a range of types of parking will 

be required, informed by the building types it supports. This diagram show 

shows potential parking provision based on the illustrative masterplan
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M24	 A range of parking types – with such a wide spectrum 

of dwelling types anticipated across the ENSRA, from 

high density apartments to town-houses, a range of 

parking approaches are likely to be required which could 

include the following as considered appropriate for 

specific  housing typologies:

•	 A limited amount of dedicated on-site parking, potentially 

within lower-level podiums of apartment blocks.

•	 On- and off-street surface parking, noting that the City 
Council parking standards stipulate that a minimum of 

25% of all car parking spaces provided will be ’on-street’ 

or in communal areas and not allocated to particular 

households.

•	 On-plot or integrated parking within housing-based 

developments noting that the City Council parking 

standards stipulate that no more than 20% of the parking 

spaces will be provided as individual garages.

•	 A purpose built but temporary decked community 

transport hub to provide for shorter-team parking 

requirements associated with employment (and 

potentially residential) uses. See M22.

M25	 Area-wide and wider measures – to help manage 

on-street parking, the introduction of new or revision of 

existing parking permit schemes should be considered 

to help enforce appropriate patterns of parking on the 

ENSRA site and in nearby residential areas to mitigate 

against potential impacts of new development on nearby 

streets.
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12	 OPEN SPACE, PUBLIC REALM 

AND ECOLOGY PRINCIPLES

12.1	 Context

The ENSRA presents the city with an unparalleled 

opportunity to reconnect with an important part of its 

history. The Colman’s estate and operation at East 

Norwich has played a pivotal role in the city’s successes. 

This new phase of regeneration will reconnect this 

historic part of Norwich with the city – and in doing so, 

facilitate a much stronger and more direct connection 

between the city and the Broads.

The public realm is the primary tool through which these 

connections will be made. A range of spaces and links 

will be opened up through the coming forward of the 

ENSRA. GNLP Policy 7.1 East Norwich acknowledges 

the need to enhance green spaces and links and 

notes that “development must protect and enhance 

key areas of landscape and biodiversity value, green 

infrastructure assets, corridors and open spaces within 

the area, including enhancing linkages from the city 

centre to the Broads, Whitlingham Country Park, Carrow 

Abbey County Wildlife Site, the wider rural area and 

elsewhere in Norwich”. The policy also requires that 

development must demonstrate the means to retain 

and maintain these assets in perpetuity through a long 

term management plan for all open space, public realm 

and areas of ecological value to be submitted as part of 

future planning applications

12.2	 Principles

12.2.1	 Open space, public realm and ecology principles

A number of principles relating to the provision of public 

realm, open spaces and biodiversity across the ENSRA 

are relevant, as follows:

OS1	 Accessible and open to all – where ecologically 

appropriate, the vast majority of the ENSRA - its spaces 

and places - will be open to public access and an 

integrated part of the city of Norwich.

OS2	 Stewardship – a bespoke management and 

maintenance regime will be required for the more 

ecologically and historically sensitive open spaces 

across the ENSRA. These are likely to include the 

County Wildlife Site on the Deal Ground and parts of 

the Carrow Abbey grounds. In scoping and agreeing 

the appropriate regimes to secure and protect these 

assets in perpetuity, close collaboration with the relevant 

stakeholders will be required including the Norfolk 

Wildlife Trust and Historic England respectively and 

potentially Whitlingham Charitable Trust and the Norwich 

Fringe Project.

OS3	 Ecological Impact Assessment (EcIA) and Ecological 

Management Strategy (EMS) – working in liaison with 

Norfolk Wildlife Trust, a full EcIA based on appropriate 

survey work will be required to support development 

proposals to demonstrate how the ecological mitigation 

Relevant City Council planning policies:

DM6, DM7, DM8, JCS 1, JCS 2, JCS 11, GNLP 2, 

GNLP 3, GNLP 7.1 
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hierarchy has been applied to all potential impacts 

on ecological receptors. There may be ecological 

constraints not yet understood because surveys have not 

been undertaken. EcIA and associated species surveys 

should be commissioned at the earliest opportunity to 

inform the detailed design of the scheme. The EcIA 

should inform a site-wide Ecological Management 

Strategy (EMS).

OS4	 Biodiversity net gain (BNG) – In accordance with BS 

8683 “Process for Designing & Implementing Biodiversity 

Net Gain” and as required under GNLP Policy 3, the 

ENSRA presents an important opportunity to achieve 

biodiversity net gains on-site. The need for development 

to deliver measurable improvements for biodiversity by 

creating or enhancing habitats is recognised in national 

planning policy and in the GLNP’s Climate Change 

Statement. The government has confirmed, through the 
recently approved Environment Act that has now gained 

Royal Assent, that it intends to legislate the requirement 

for development to deliver a minimum 10% biodiversity 

net gain nationally. On a site-by-site basis, in addition to 

adherence with the mitigation hierarchy, development 

will therefore be required to deliver a minimum 10% net 

gain. An ENSRA-wide approach might be appropriate 

and acceptable if binding assurances are put in place 

between relevant landowners.

OS5	 Environmental enhancement and mitigation 

– a number of environmental enhancement and 

mitigation opportunities should be promoted through 

redevelopment of the ENSRA including:

a	Suitable mitigation and enhancement strategy for 

protected and notable species, informed by species 

specific surveys.

b	 Incorporation of green/brown roofs, living walls rain 

gardens and other green infrastructure for biodiversity.

c	 Incorporation of species-specific enhancements into 
dwelling for example, bat and bird boxes (and nesting 

platforms) and insect bricks. 

d	Use of Norfolk based seed mixes for grassland and 

wild-flower meadows (rather than generic, commercially 
available mixes).

e	Protected and enhance retained habitats and notable 

features such as woodlands and river through suitable 

buffers and management.

f	 Design of SuDS and other blue-green infrastructure for 

biodiversity.

g	Secure the delivery of biodiversity net gains for at least 

30 years through a suitable management plan.

h	A sensitive lighting strategy provided to demonstrate how 

impacts on nocturnal wildlife including bats, birds otters 

and fish (e.g. eels) are avoided and minimised.

i	 In designing energy and resource efficient new buildings, 
in view of issues associated with water stress, new 

development should be designed to be low uses of 

water.

OS6	 County Wildlife Site – the following principles relating to 

the County Wildlife Site (CWS) will apply:

a	The Carrow Abbey Marsh CWS should be managed to 

preserve and enhance its biodiversity and ecology with 

improvement works to restore condition of the CWS and 

enable future management.

b	This will likely involve limiting or avoiding public access 

to the CWS in order to preserving the area for the sole 

benefit of wildlife.
Fig 29  Public realm framework based on the 

illustrative masterplan
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c	 Where possible, new development should seek to 

provide a buffer between the extent of new development 
and the CWS boundary.

OS7	 Quality and quantity – the context of the ENSRA is 

important in relation to the provision of open space 

in new development. The ENSRA benefits from both 
a city and rural context – improved links to both are 

fundamental to successful delivery. High density mixed-

use development across parts of the site will benefit 
from the opening up of some of the site’s open spaces 

for public enjoyment. The delivery of the bridge to 

Whitlingham, the riverside walks and leisure marina 

facilities, connections with the adjacent Country Park 

and the wider Broads will bring significant benefits to 
all those who live and work nearby. These two aspects 

combine to deliver quantitative and qualitative benefits 
and improvements in terms of provision of and access to 

open space. 

OS8	 Meeting open space policies and standards – the 

opportunity to improve access to the nearby Country 

Park and the wider countryside will help to ensure 

occupiers of new development will benefit from good and 
convenient access to nearby public open space.

OS9	 Dog walking – as confirmed in Natural England 
Accessible Natural Green Space Standard, the needs of 

dog walkers should be addressed with the provision of, 

or access to, circular dog walks of various lengths and 

provision of secure off lead areas (not in the CWS).

OS10	 Public realm network, see Fig 29 – the coordinated 

redevelopment of the ENSRA will bring forward the 

opportunity to create a high quality and connected 

network of public spaces and public realm which is 

directly connected to, and serves to expand, the existing 

public realm network of the site. Key spaces and 

connections will include:

a	Carrow Abbey grounds – the key central space 

on the Carrow Abbey site. The space plays a critical 

role in establishing the setting of Carrow Abbey and 

Priory. The site presents the rare opportunity to create 

a peaceful place of quiet separation from the city, 

potentially through managed public access. This would 

be established through a Management Plan. Established 

existing trees play a very significant role in the character 
of the space. The sunken rose garden to the west of 

the Abbey should be restored and form part of a linked 

network of public spaces across the Carrow Works site.

b	Carrow House Grounds – the grounds form an 

important part of the landscaped connection between 

the Abbey and Carrow House and now benefit from their 
own listed building status. These formal gardens present 

opportunities to form part of a managed public network 

of informal leisure routes across the historic Carrow 

Works site. The gardens should be restored, maintained 

and managed accordingly, via Management Plan, to 

ensure to provide a positive setting to the listed Carrow 

House and Conservatory.

c	Carrow west gate – this is one of the site’s principal 

pedestrian and cycle gateways forming the primary 

connection with the city of Norwich. This threshold will 

play a particularly important role for pedestrians and 

cyclists but should also be considered as a potential 

Grand II listed Carrow House, the Grade II* 
listed Conservatory and the Grade II listed 
gardens

The Grade II listed Carrow Abbey 
sunken gardens 
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entrance to the site for bus services (subject to approval 

of bus operators and transport authorities). It will be a 

hard landscape space but one which, given the activities 

likely to be sited around it, should be designed to 

accommodate concentrations of people. It should be a 

flexible space, potentially a focal point for informal pop-
up events and activities.

d	The ‘F’ building space – this refurbished building 

will be a focal point of commercial activity across the 

ENSRA. The form of the existing listed building provides 

an opportunity to create a hard landscaped space for 

activities and events with a good south-facing aspect 

and opportunities to create new points of riverside 

access for visitor or commercial moorings.

e	Seed Square – this is an important space which sits on 

the prominent axis of the primary east-west link across 

the ENSRA. The space would be framed by the recently 

listed Mustard Seed Drying building which presents 

exciting refurbishment and reuse opportunities.

f	 Carrow river front – access to the river-front on the 

Carrow Works site might be intermittent. But where 

opportunities exist to establish open access to the 

riverside they should be taken. The redevelopment of 

the factory buildings on the eastern end of the site’s river 

frontage would appear to offer the greatest opportunities 
in this regard. This access could be complemented by 

new river moorings, bringing increased leisure activities 

to the Wensum.

g	Carrow south gate – the arrival experience from the 

Carrow Works site’s principal vehicular entrance off 
Bracondale. Key issues here will be to reduce the scale 

of the existing access arrangement and consider how 

new development responds positively to, working with 

other heritage buildings associated with the Abbey, the 

approach to the Abbey building and grounds.

h	Pumping Station – this is an interesting cluster of 

heritage buildings. The buildings would lend themselves 

to arts and community uses and the space outside the 

buildings could support their reuse by offering flexible 
space where activities could spill out into south facing 

courtyards.

i	 Village greens – development of the May Gurney 

and Deal Ground sites will create a new mixed use 

residential cluster. Set in the Yare valley, public spaces 

should be set between and around new houses to 

complement the village character of new development in 

this location and offer complementary environmental and 
ecological conditions close to the County Wildlife Site.

j	 Broads gate – the connection between the Deal Ground 

site and the new Yare ped-cycle bridge crossing is a key 

threshold space in the ENSRA. Improving connections 

between the city and the Broads is achieved through 

this link and this location will form the new threshold 

between town and country. Its design and treatment 

should be handled accordingly. It will also be important 

to retain site security for the Yacht Club and ensure their 

operations can continue without obstruction.

k	Small leisure marina – this is a zone of functional 

flood plain which might present opportunities for a 
small leisure-based marina to support leisure boats 

and recreation vessels. This is a complex space with 

many level changes at a point of convergence between 

numerous routes. Careful design and treatment will 

therefore be required.

The Grade I listed Carrow Abbey in its formal gardens - all falling within the 
area covered by the Carrow Priory (ruined portions) Schedules Monument
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l	 Large leisure marina – the ENSRA presents a major 

opportunity to create a wonderful new ‘Gateway to the 

Broads’ facility focused around a large leisure marina. 

12.2.2	 Factors relating to the provision of a new large 

leisure marina

OS11	 Purpose and benefits of a new large leisure marina 

- a new leisure marina will be delivered along the River 

Wensum, east of the Trowse Bridge and any new 

fixed bridge across the Wensum. This marina will be a 
destination and could support a small cluster of associated 

commercial and/or leisure activities. The marina is 

important as it will:

•	 Contribute, along with riverside moorings and other 

improvements, towards compensation for the loss of access 

for larger boats to the Port of Norwich.

•	 Help to deliver better connections between the city and the 

Broads.

•	 Help to support increased use of the rivers for leisure and 

visitor activities and attractions. 

•	 Provide scope for improved private moorings, potentially 

including riverside (on-line) moorings for visitors, facilities 

building at marina, hard-standing for boat storage and 

slipway to improve access to reinforce wider benefits.

•	 Potentially deliver some flood mitigation which benefits the 
East Norwich Regeneration Area as a whole.

OS12	 Preferred location of large leisure marina - the preferred 

location for the marina has been incorporated into the 

SPD masterplan, on the eastern side of the Utilities site 

sub-station. Other locations may be appropriate if they 

are shown to be environmentally and financially viable 

and meet the criteria outlined below. The Broads Authority 

are the key stakeholder for any such facility and should 

be engaged throughout all stages of work. Key factors 

which have informed the preferred location for the large 

leisure marina in the masterplan concept and illustrative 

masterplan include:

•	 The leisure marina will need to be located downstream of 

any fixed bridge across the River Wensum.

•	 The Utilities Site is less ecologically sensitive & will need to 

be decontaminated.

•	 The suggested preferred location efficiently addressed 
offset distances associated with large sub-station facility.

•	 The suggested preferred location causes minimum conflicts 
with underground utilities.

•	 The suggested preferred location provides marina access 

at a location of an existing water inlet.

•	 The suggested preferred location is at the confluence of the 
Rivers Wensum and Yare where the channel is wide.

•	 The suggested preferred location may present opportunities 

for operational efficiencies/synergies with other water-
based facilities.

•	 The alignment of the marina in the masterplan concept 

creates new waterfront development opportunities which is 

good for development values.
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Fig 30  Public realm framework based on the 

illustrative masterplan
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Relevant City Council planning policies:

DM1, DM12, DM13, DM16, DM17, DM18, DM19, DM21, 

DM22, JCS 5, JCS 7, JCS 8, JCS 9, JCS 11, GNLP 2, 

GNLP 5, GNLP 6, GNLP 7.1, Policy GNLP0360/3053/R10 

13	 LAND USE PRINCIPLES

13.1	 Introduction

The ENSRA creates an opportunity to create a distinctive 

new part of the city – working with natural and heritage 

assets to embrace and enhance the city’s relationship to 

the river and its economic and cultural past. 

At the heart of the opportunity is a focus on introducing a 

range of residential, commercial, leisure and community 

activities that enliven the area and create a vibrant location 

for people to live, work and enjoy their spare time. 

The SPD seeks to integrate spaces for living and working, 

supporting these with retail and leisure facilities that meet 

the needs of both residents and workers, reflecting the 
diverse and integrated mix found in the heart of Norwich 

that makes the city so successful and attractive.

Norwich has seen significant levels of development in 
recent years both within the city and around its edges, 

this has delivered a range of new properties including 

apartments, urban town-houses and larger suburban 

semi-detached and detached homes. This reflects the mix 
of people who want to live in Norwich, who range from 

young first-time buyers, families and older people looking 
to ‘downsize’ – supplemented by a more transient student 

population. 

In the main development has focussed on ‘traditional’ 

property tenures in the form of build to sell market homes 

or affordable housing both to rent and purchase. However, 

in recent years there has been an increasing quantum of 

development focussed on specific parts of the housing 
market including older persons/ retirement living and 

new build to rent units. 

The land use strategy which underpins the masterplan 

outlined in this SPD seeks to provide the appropriate 

setting and development opportunities to respond to 

each of these markets and ensure East Norwich can 

accommodate a truly mixed and balanced community of 

residents. 

The strategy seeks to leverage the site’s riverside 

setting to support the delivery of new apartments, both 

within retained buildings at Carrow Works and new 

buildings along the river frontage on Carrow Works, the 

Deal Ground and the Utilities site. The sale, location 

and nature of these opportunities can support a mix of 

tenure types including general sale/ rental development, 

specialist provision (such as retirement living or build 

to rent) and sector specific homes (such as student 
accommodation or extra care). 

The SPD also provides for new houses to be built 

offering a unique opportunity for families and larger 
households to live close to the city centre but still benefit 
from connections to the river and wider countryside. The 

mix responds to the attractiveness of Norwich as a city 

for families and the strong levels of demand and need 

for larger properties within the city.
Fig 31  Strategic land use clusters based on 

the masterplan concept - showing broad land 

use strategy for the ENSRA
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13.2	 Principles

13.2.1	 Land use principles for East Norwich

The opportunity to integrate amenity provision and new 

homes is crucial to East Norwich’s success and its ability 

to achieve the mix of residents envisaged and creating 

a community that benefits from a wide range of facilities. 
The co-location of residential and community/commercial 

space will be critical to supporting residents across all 

age and socio-economic groups. 

At the heart of the masterplan outlined in this SPD is the 

integration of new community facilities that can provide 

for the population of East Norwich, with space for a 

school, health facilities and community space as part 

of new neighbourhoods in the city. These will be highly 

accessible to residents of the area, linking to the main 

pedestrian, cycle and bus network. 

The approach to non-residential uses has been 

developed to both complement the existing offer within 
Norwich but also create new and distinctive opportunities 

to meet the needs of residents and businesses alike. It 

will provide residents with places to work close to home 

and new leisure, dining and entertainment opportunities, 

these will also offer attractive opportunities for people 
whose businesses are based here. 

LU1	 Land use strategy - the following land-use areas 

comprise the high-level land use strategy for the ENSRA 

- see Fig 31 to which the following text directly relates:

1	 Carrow Works West Gate – the main gateway to the 

ENSRA from the city, the ‘Carrow Works West Gate’ 

area will be a vibrant, characterful and lively place with a 

mix of new and refurbished historic buildings supporting 

ground floor commercial, retail and leisure uses 
combining with high density housing and employment 

uses above. 

2	 Carrow Works ‘main street’ – a housing-led area with 

a lively 'main street' environment with active frontages 

along its length culminating in the refurbished Mustard 

Seed Drying building. Active frontage is critical along 

both side of this important route - achieved through 

ground floor commercial, community or other non-
residential uses together with housing development 

which directly addresses this route. A range of housing 

typologies will be delivered including high density 

riverside apartments, maisonettes and terraced housing 

with scope for other innovative forms of high-density 

housing of all tenures. This street-based environment 

is a suitable location for a new local centre with an 

appropriate level of convenience retail floorspace 
together associated community uses and facilities.

3	 Carrow Abbey – the area centred around Carrow Abbey 

and Carrow House and their associated and connected 

historic gardens will be a housing-led area. Similar 

to the Carrow Works ‘main street’ area, this location, 

because of the nature of the development parcels in 

the vicinity of the main entrance to the site, is also 

considered appropriate for uses associated with a new 

Fig 32  Ground flood uses of the illustrative masterplan. Note that this is the land use 
framework tested in the mastetplan production process and illustrates only one way in 

which the masterplan could be delivered
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local centre and has been earmarked for a cluster of 

community uses in the illustrative masterplan including 

a new primary school and healthcare provision (see 

Fig 36 for healthcare floorspace requirements from the 
HUDU model). Some limited convenience retail may be 

acceptable as part of mixed used development subject 

to retail impact studies. The format of any retail must 

be for a local ‘walk-to’ customer base. Low rise, out of 

centre retail formats with generous parking will not be 

acceptable. Carrow House is a flexible building, suitable 
in the short term for employment uses with future scope 

for conversion to other uses. Conversion of the listed 

former Trowse railway station building into small offices 
and workshops would be welcome.

4	 Railway axis – the Tarmac Plant site will remain 

operational for the foreseeable future. Housing 

development is unlikely to be suitable in the immediate 

vicinity of this facility together with the mainline railway 

and water treatment works. Employment uses which 

can act as an environmental buffer to nearby residential 
developments would be the most suitable land use. 

5	 Pumping Station – this small cluster of heritage 

buildings are associated with the water treatment 

works. It is a sensitive area with many heritage assets. 

Small scale housing development infill together with 
community, leisure and cultural uses would be suitable.

6	 May Gurney – this is a location suitable for mixed and 

family housing of a scale suitable for the Yare Valley 

setting. 

7	 Deal Street – This strip of land is suitable for mixed and 

family housing with a wonderful Broads outlook. Given 

the flooding constraints in this location, habitable rooms 
should be located on upper floors.

8	 Waterfront east – suitable for higher density forms of 

housing with riverside apartments with a mix of types 

and tenures.

9	 Crown Point – this part of the Utilities Site, backing 

on to the Crown Point Rail Depot, is suitable for 

employment-led uses. The ongoing operation of the rail 

depot will be a priority. Subject to improving access to 

the site, this part of the ENSRA may be appropriate for 

larger scale institutional or higher education uses.

10	 Marina – the opportunity for a new boating marina 

east of the existing sub-station creates the opportunity 

for a discrete new mixed use quarter with a range of 

higher density housing and commercial / leisure uses 

associated with the marina.

11	 Utilities east – this zone will be characterised by mixed 

family houses with gardens.

LU12	 Residential development capacity

Whilst the masterplan set out in this SPD is illustrative, 

the development framework embedded within it has 

been tested against the headline guidance under the 

Regulation 19 version of GNLP Policy 7.1 which states 

that the site will, in the plan period, deliver in the region 

of 4,000 homes. 

Overall, the illustrative masterplan provides capacity to 

deliver between 3,600 to 3,900 new homes of different 
forms and tenure types, with approximately 40% being 

houses and 60% apartments - see Fig 33.

LU13	 Non-residential use strategy

The Regulation 19 version of GNLP Policy 7.1 states 

that the site will, in the plan period, deliver at least 6,000 

jobs. The illustrative masterplan outlined in this SPD 

delivers over 80,000sqm of non-residential floorspace, 
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Fig 33  Illustrative and potential distribution of employment uses and clusters of non-

residential uses - based on the illustrative mastetplan. Note that this is the land use 

framework tested in the mastetplan production process and illustrates only one way in 

which the masterplan could be delivered
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incorporating a range of employment uses including new 

workspace, retail, leisure, education, community and 

healthcare activity. It is considered that these uses can 

accommodate at least 4,100 jobs. 

The non-residential uses will be critical to the long-term 

success of the ENSRA in creating a desirable place 

for people to live, work and visit. A mix of vibrant uses 

across East Norwich will encourage people to a site that 

has been closed off to the public for a number of years. 
An important part of creating a vibrant and exciting place 

will be meanwhile uses that will bring life to an area 

before development begins and whilst it is going on. 

The use mix outlined in this SPD has been developed 

through market analysis and engagement with the East 

Norwich Partnership, stakeholders and the community. 

Furthermore, it has been refined through engagement 
with landowners, partners and stakeholders during its 

production.  

LU14	 Carrow Works

The Carrow Works site provides an opportunity for a 

dynamic mix of non-residential uses to serve not only 

the new residents and employees but those visiting 

East Norwich. Its mix of heritage buildings and industrial 

character can provide a point of difference from other 
areas of the City.  

The cluster of non-residential buildings around Carrow 

House and towards the river will be a gateway to East 

Norwich from the City and provide an interesting mix of 

office, co-working, small and medium-sized enterprise 
(SME) space, open-plan flexible and ancillary retail 
space. The workspace will house growing sectors and 

new businesses in Norwich including, media, culture, 

digital and creative industries and will be supported 

by a vibrant Food Hall that provides space for local 

businesses and entrepreneurs. 

The ground floor uses along the main east-west 
street will create a new active street providing a mix 

of interesting uses that connect the main employment 

areas on the site whilst also connecting the riverside. 

These uses could include: 

•	 Traditional amenities that support residential and 

workspace such as a small format food store, hair and 

beauty salons and dry cleaners; 

•	 Experiential leisure such as Escape Rooms, Mini Golf 

and other interactive games;

•	 An improved offering for families with young children 
including nursery and soft play facilities; 

•	 Food and beverage to support the day and evening 

economies including, coffee shops and cafés, pubs, 
bars, restaurants. Furthermore, evening economy and 

community and commercial leisure including live music 

venues or locations for e-sports; and 

•	 Health facilities including a gym and facilities such 

as pilates and yoga studios, cross-fit and spin class 
facilities, spaces for private gyms/personal training, 

dentist, physiotherapist, chiropractors and pharmacies. 

The buildings to the east of the site, adjacent to the 

railway line will provide a mix of creative workspace and 
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Fig 34  Masterplanning studies undertaken to explore 

potential locations for a 2FE primary school on the 

Carrow Works site. Three options are presented here 

but other locations may be shown to be appropriate, 

subject to appropriate mitigation measures associated 

with neighbouring or nearby uses (incl. the railway and 

aggregates plant in particular)
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light industrial uses, which will buffer the residential uses 
to the west of the railway line. These spaces will provide 

space for light manufacturing and the production of 

goods. 

The mixed-use cluster to the south of the site will include 

a two form of entry primary school, primary health facility, 

nursery as well as other non-residential and community 

facilities deemed necessary. The SPD supports mixed 

use development in this area with non-residential uses at 

ground floor and residential above, where viable. 

New homes delivered on the East Norwich sites will 

require a range of community facilities and although 

the masterplan outlined in this SPD is indicative, the 

number of new homes will drive the need for a primary 

school, nursery and primary healthcare facility. Beyond 

the primary care there will be a need and/opportunity 

to integrate wider healthcare facilities from both public 

and private sector operators to ensure the needs of 

the community are met. This would most likely include 

dentists, physiotherapists, chiropractors, mental health 

specialists and pharmacies. These can be integrated 

into a health centre or could help to create active street 

frontages in appropriate locations across the masterplan 

area. 

Further engagement, market testing and technical work 

is required to understand the future of Carrow Abbey. 

It is an important heritage asset for the City that should 

be celebrated with the integrity and historic character 

protected. Benefits for the city as a whole would come 

with the Abbey and its grounds being made accessible 

to the public. Stewardship of this important asset and 

others across the ENSRA will be important and liaison with 

relevant stakeholders and authorities will be required to 

agree a management plan.

LU15	 Primary school provision

Given the anticipated level of housing development and 

the associated population increase, with reference to the 

Norfolk County Council Planning Obligations Standards 

document February 2022, there will be a requirement for a 

new two form entry (2FE) primary school within the ENSRA.

The location of the school is a very important consideration. 

A number of options have been considered and should 

be further explored as detailed proposals come forward 

(see Fig 34). There are a number of important factors 

associated with the provision of a new primary school in the 

masterplan, including:

•	 The school should be a fully integrated part of the new 

neighbourhood, designed to encourage trips by active travel 

means.

•	 The school could make a positive contribution to the 

establishment of a community hub, contributing to the 

potential provision of a range of services to meet the 

everyday community and convenience needs of new and 

nearby existing residents.

•	 The locations outlined in the options are preferred because 

they would enable the school to more easily operate and 

be collocated with complementary community and other 

facilities.

Fig 35  Estimated walking distance from potential new primary school on Carrow 

Works site - in increasing 5 minute bands (NB Routes based on illustrative mastetplan)
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•	 A location in the southern part of the Carrow Works 

site would ensure the school was in close proximity to 

other parts of the ENSRA, with its catchment therefore 

reaching the areas of the site it will need to serve (see 

Fig 35).

•	 This location is broadly equidistant from the two nearest 

existing primary schools - Trowse and Lakenham 

Primary School are both approximately 15 minutes’ walk 

away.

•	 Given the urban location, the nature of the constraints 

associated with the site and the need to make best 

use of brownfield land for a range of land uses, an 
urban form of school - multi-storey and potentially an 

integrated part of a mixed-use development - is likely to 

be required.

•	 Some location options explored raise different site-
specific environment constraints. The potential impact 
of adjacent uses on the school will be a factor and, 

vice-versa, the operation of a new school should not 

undermine the ongoing operations of other consented 

uses in the area. The proximity of the railway line, rail 

head and the Tarmac plant and their associated noise 

and dust issues will be important considerations.

The approximate walking catchment of a potential new 

primary school on the Carrow Works site, in 5 minute 

walking bands, is shown for information in Fig 35. The 

estimated walking times are based on the routes shown 

in the illustrative masterplan. Note that other locations 

may be shown to be appropriate and deliverable across 

the ENSRA. 

LU16	 Deal Ground and May Gurney 

The Deal Ground and May Gurney sites will be the 

gateway to the Broads and the historic village of Trowse, 

merging the City into the countryside. 

The areas to the north of the Deal Ground will provide 

spaces for active leisure associated with the river and 

Examples of contemporary urban schools. From top, (i) Wyvil Primary School, Keybridge House and (ii) King’s 
Cross Academy are both primary schools incorporated into mixed use housing developments; (iii) ‘commuter 
parking’ at King’s Cross Academy; (iv) Hackney New School is an urban secondary school knitted within a 
constrained urban context 

Residential 

houses

800 - 1,000 units* 

100,000+ sqm**

Residential 

apartments

2,600 - 2,900 units* 

170,000+ sqm**

4,100+ 
jobs created

50,000 sqm**

work/non-resi space

*   Approximate estimate based on illustrative masterplan
**  Approximate estimate of net internal area (NIA) floorspace
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01/03/2022, 10:40 Allies and Morrison Mail - RE: East Norwich - Health Matters

https://mail.google.com/mail/u/0/?ik=8438793ef5&view=pt&search=all&permmsgid=msg-f%3A1726092035399004641&simpl=msg-f%3A1726092… 1/3

Anthony Benson <abenson@alliesandmorrison.com>

RE: East Norwich - Health Matters 

CLARE, Thomas (NHS NORFOLK AND WAVENEY CCG) <thomas.clare1@nhs.net> 1 March 2022 at 10:13
To: Anthony Benson <abenson@alliesandmorrison.com>
Cc: "MCWALTER, Catherine (NHS NORFOLK AND WAVENEY CCG)" <c.mcwalter@nhs.net>, "Hinchcliffe, Sarah"
<SarahHinchcliffe@norwich.gov.uk>, "HIGHAM, Paul (NHS NORFOLK AND WAVENEY CCG)" <paul.higham@nhs.net>, "TRETT, Michaela
(NHS NORFOLK AND WAVENEY CCG)" <mtrett@nhs.net>, "Charie, Ian" <IanCharie@norwich.gov.uk>

Hi Anthony,

 

Following on from our meeting last week and the information received regarding number and type of proposed dwellings, we have now ran
the HUDU model with the high level outputs seen below.

 

Please note that this is an estimate and subject to change once the modelling has been run through via the official planning application
which will provide more detail as there may be changes to the size, type and number of dwellings and also taking into account the split
between affordable housing and market housing.

 

 

Net Population Gain (net new population occupying the development)

 Total

Total 5,295

 

Floorspace Outputs

Annual floorspace requirements by type of healthcare provision (square metres)

Acute Healthcare Provision Total

Total Acute Floorspace 376.18

Mental Healthcare Provision Total

Total Mental Health Floorspace 55.37

Intermediate Healthcare Provision Total

Total Intermediate Care Floorspace 103.22

Primary & Community Healthcare Provision Total

Total Primary & Community Care Floorspace 459.36

 

Fig 36  Results of the HUDU model which calculate the floorspace 
requirements for healthcare services associated with the projected 

population increased in the ENSRA based on the development 

capacities of the illustrative masterplan. Note that this model does 

not take into account the possibility of any existing latent capacity in 

existing nearby facilities

water. The small marina will provide day boat hire 

facilities and ancillary uses such as food and beverage, 

helping make East Norwich a destination. Next to the 

Yacht Club there is the potential for complimentary uses 

to be provided that make the most of the location on the 

banks of the river. 

Large parts of the site are liable to flood. Flood mitigation 
works will be required across the site and it may be 

necessary to avoid habitable rooms on ground floors of 
new dwellings. 

Areas adjacent to the Tarmac plant and railway lines 

will include appropriate employment uses, to buffer 
residential properties located elsewhere on the Deal 

Ground site. These uses will include a mix of creative 

and workspaces, light industry and education spaces. 

Development will need to be carefully planned, zoned, 

orientated and constructed to mitigate the impact of 

noise and odour and to take full advantage of the 

western outlook and environmental conditions.

The buildings to the south of the Deal Ground, to the 

north of the River Yare, will include local amenities to 

support the lower density residential development of the 

southern part of the Deal Ground and May Gurney sites. 

They will include uses associated with a small village or 

local centre such as a Post Office, small convenience 
food store and pub. 

LU17	 Utilities Site

The Utilities Site is currently inaccessible to the public 

and is located adjacent to the Greater Anglia/Network 

Rail depot. The site is the home of a former Power 

Station and still contains a number of underground and 

overground utilities including an electricity substation. 

Despite these constraints the site’s location on the 

northern bank of the River Wensum and Yare presents a 

unique opportunity to re-stitch it back into the City. 

The land adjacent to the Greater Anglia depot will be 

non-residential to ensure there is no conflict between the 
depot and residential. There are two scenarios that could 

be considered for these collection of buildings, the first 
of these is centred around education facility that links to 

the railway industry. Such as a rail education facility, in 

partnership with rail operators or education providers. An 

example of this is the Ilford Tunnelling and Underground 

Construction Academy (TUCA) which is a training 

academy located in Ilford in East London. As well as the 

education facility in this scenario would be light industrial 

and office spaces. 

The second scenario of this part of the Utilities Site is 

dependant on the wider success of the delivery of East 

Norwich and the ability of the ENSRA to deliver wider 

infrastructure to re-stitch this site back into the City. In 

this scenario these buildings would provide space for 

a large institution such as an international employer, 

higher education provider or Central Government 

department to locate here. Whilst market analysis has 

not demonstrated demand from these uses currently, 

there is the potential for the Utilities Site to be a 

desirable place to locate a large institution once wider 

infrastructure and landscaping has been delivered. 

To the east of the Utilities Site, east of the existing sub-

station, there is the potential to provide a boating marina. 

A new marina presents an economic opportunity for the 

City to attract new visitors and would act as a destination 

in its own right, and a gateway to both the city and the 

Broads. Uses such as residential and food and beverage 

would benefit from being located adjacent to a marina 
and additional value generated by this unique feature.  

Not only would a marina provide real benefits to the city, 
but it would serve as a compensatory measure in the 

event that bridges over the River Wensum are required 

to be in a fixed position. Fixing of the bridges would 
result in larger vessels no longer able to navigate the 

Wensum into the Port of Norwich, which is protected by 

an Act of Parliament from 1827. A marina would act as a 

mooring point for those larger vessels and mitigate the 

loss of direct access into the Port. 
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14	 BUILDING HEIGHT PRINCIPLES

14.1	 Context

The ENSRA presents a starkly contrasting set of 

environments and opportunities. This brownfield 
regeneration area is both a city regeneration 

opportunity but also will form a new threshold between 

city and country. The site has both urban and rural 

characteristics. This context combined with the need to 

protect and enhance the setting of important heritage 

assets primarily associated with the Carrow Works site 

and the opportunity to improve and expand the city’s 

river-front gives rise for the need for a carefully crafted 

and responsive townscape response.

14.2	 Building height principles

The following principles relate to density and building 

heights for new development across the ENSRA:

BH1	 General massing distribution – massing of new 

development across the ENSRA should respond 

positively to its context, taking account of the following 

opportunities and characteristics:

a	The setting of heritage assets will be a primary 

consideration in determining the heights and scale of 

new development.

b	Further, the area around and between Carrow Abbey, 

Carrow House and their gardens will be an area where 

new development should be more modest in scale.

c	 The Wensum waterfront presents opportunities to maximise 

development potential whilst taking account of the potential 

impact of local views to/from key ENSRA heritage assets 

and the historic city core.

d	The threshold with the Broads calls for development of 

more modest scale at this urban/rural threshold. The 

landscape character of the Broads and their setting is a key 

consideration as reflected in their Landscape Character 

Assessment. 

e	Some parts of the site are considered to be more sensitive 

to potentially adverse impacts of taller buildings. These 

sensitivities are associated with townscape issues including 

the setting of heritage assets, the relationship of the site to 

the open character of the Broads and the potential impact 

of new development on views towards both the city and 

the Broads. An assessment of potential relative sensitivity 

to the adverse impact of building heights and a strategy 

guidance on anticipated typical building height ranges are 

outlined in Fig 37 and Fig 38 respectively. The heights 

ranges outlined is guidance. Development proposals within 

or outside of this guidance will need to be supported by 

appropriate evidence such as massing and view studies 

and Townscape and Visual Impact Assessments.

BH2	 Setting of Carrow Abbey – key massing principles include:

a	This is a highly sensitive location in terms of building 

heights. The height of new developments in this zone would 

typically be between 1 and 3 storeys.
Fig 37  Given the heritage assets and Broads context, the whole of the ENSRA is sensitive to potentially 

adverse townscape impacts of new development - although some areas are, relatively, more sensitive 

that others. This plan outlines a qualitative assessment of relative levels of sensitivity across the ENSRA

Relevant City Council planning policies:

DM3, GNLP 7.1
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Retained listed building 

Retained non-listed building 

Typically 1 - 4 storeys 

Typically 2 - 6 storeys 

Typically 3 - 10 storeys

b	Whilst making the best and most efficient use of land, 
the massing of new development will need to respond 

positively to its context to ensure the character and 

qualities of the Abbey grounds and wider setting of the 

Abbey is protected and enhanced. 

c	 The setting of Carrow Abbey and the scheduled 

monument of the Priory is primarily formed by formal 

landscape and mature trees. The factory buildings to the 

east do not contribute positively although their roof-lines 

do not generally rise above the tree-line. The mature 

trees in the Abbey grounds should continue to be the 

most prominent feature in establishing the setting of the 

Abbey. They should continue to mask the majority of new 

development in adjacent areas.

d	Redevelopment of the long existing factory buildings to 

the east has some sensitivity should present breaks in 

this development frontage to ensure this development 

line does not dominate. A sequence of short terraces 

with setbacks and variation in elevation and roof forms 

will help to achieve this. New development would 

typically range from 2 to 6 storeys in this location.

e	To the north, beyond any building frontage directly 

addressing the Carrow Abbey site, sensitivities are 

relatively low. The drop in level to the north helps to 

contribute to the Abbey’s peaceful isolation. The brick 

chimney provides a visual and historic connection to 

the site’s industrial past. Massing of new development 

to the north should be articulated to ensure a sense 

of landscape and openness is retained, with heights 

typically ranging from 3 to 10 storeys across this zone.

f	 The flank walls and gable ends of new development 
blocks will ensure that this northern threshold of the 

Abbey grounds does not have an overbearing effect. 

g	The existing silo building north-east of the Abbey rises 

significantly above the tree-line of the Abbey grounds. 
Redevelopment of the silo building will improve the 

setting of the Abbey. 

BH3	 The Waterfront – key massing principles include:

a	This is an area of lower sensitive location in terms of 

building heights. The height of new developments in 

this zone would typically range from between 3 and 10 

storeys.

b	The robust and urban ‘bricky’ character of the existing 

warehouses on the Carrow Works Wensum waterfront 

provide the context for an extension of this urban 

waterfront extending across the length of Carrow Works, 

the Deal Ground and the western side of the Utilities site.

c	 Heights along this waterfront condition should create a 

strong urban edge to the waterside, with opportunities 

for taller elements at appropriate locations.

d	There may need to be some transition and stepping 

down in heights from across the northern part of the 

Carrow Works site between waterside buildings and 

those closest to Carrow Abbey.

e	The areas either side of the Trowse Bridge are likely to 

be the most appropriate locations for maximum heights 

given the urban context of this location and the limited 

contribution development here will have on the setting of 

heritage assets.

Fig 38  A guide to anticipated typical building 

height ranges across the ENSRA
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Existing buildings on the pumping station  site

Looking north from the grounds of Carrow Abbey 
where some of the former industrial buildings are 
visible through the trees

Developed incrementally, the massing of existing buildings on 
the Carrow Works site creates a robust and urban character

Existing variety of building types and heights along the 
frontage to the River Wensum, Carrow Works

BH4	 Rural/Broads threshold – the eastern extents of the 

ENSRA for a new threshold between the city and the 

countryside. These tend to be locations sensitive to taller 

buildings and new development in these locations would 

typically be between 1 and four storeys. New development 

here should be of a more traditional, housing-based scale. 

Zones where this principle applies include:

a	The May Gurney site where development will both affect 
the setting of the Grade I listed St Andrew’s Church, 

Trowse Newton conservation area and the Broads as the 

site sits within the valley of the River Yare. 

b	The area immediately west of the County Wildlife Site on 

the Deal Ground site given this will form an important new 

city/rural threshold.

c	 The eastern end of the Utilities site given its location within 

the Broads.

BH5	 Views – whilst development is unlikely to directly impact 

views identified in the Local Plan, views from the Broads 
into the city should be considered carefully. Planning 

applications should be supported by studies of views to be 

agreed with the Local Planning Authorities, to demonstrate 

the proposed massing and form of development is 

contextually appropriate and would not adversely affect 
the setting of heritage assets or the Broads.
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15	 HEAT AND ENERGY STRATEGY

15.1	 Introduction

The ENSRA, one of the largest brownfield regeneration 
projects in the east of England, presents a unique 

opportunity for innovative, low carbon, best practice 

solutions. These solutions will benefit the whole of the 
area and potentially beyond. 

All the relevant Council’s have policies on climate 

change which are relevant. Norwich City Council 

declared and passed a climate emergency motion in 

October 2019 and aims to achieve carbon neutrality 

before 2050, continuing their carbon reduction journey 

which began in 2008. The Broads Authority have also 

declared a climate emergency.

Norwich City Council have produced their Environmental 

Strategy 2020-2025, including policy which sets out the 

following commitments:

•	 Reduction in CO2 from council operations to achieve net 

zero by 2030.

•	 Per capita reduction in CO2 emissions to achieve net 

zero by 2050.

Specifically in relation to the East Norwich Strategic 
Regeneration Area, Policy 7.1 states “providing for 

sustainable energy generation, including a local network 

serving the area as a whole”.

In recent years the Government has published a number 

of policy documents aimed at meeting their targets of 

78% reduction in carbon emissions, compared to 1990 

levels, by 2035 and net zero by 2050.

The following list are just some of the recent 

Government publications that have been published as 

instruments to assist in achieving these targets:

•	 The Amendment Regulations and Approved Documents 

Part L1 and L2 (2021, coming into force June 2022). 

These regulations will require homes to produce 31% 

less carbon emissions and non-domestic buildings 27% 

less carbon, compared to current levels.

•	 The Future Homes and Buildings Standard 

(consultations took place in 2021, standard to be 

introduced in 2025). These regulations, when introduced, 

are expected to require the following:

	• 75-80% reduction in CO2 emissions compared to 

current levels.

	• Homes to be non-reliant on fossil fuels, effectively 
ruling out natural gas and oil heating.

	• Greater energy-efficiency in fabric.

•	 Electric Vehicles (Smart Charge Points) Regulations 

2021 (consultations took place in 2021, publication 

awaited, coming into force in 2022). Note that Norfolk 

County Council have also published their Norfolk EV 

strategy, October 2021.

•	 Approved Document Part S - Infrastructure for charging 

electric vehicles.

In addition, the Government has available a number of 

grant and funding schemes to promote the uptake of low 

and zero carbon technologies:

•	 HNIP (Heat Networks Investment Project)

•	 RHI (Renewable Heat Incentive) 

Built Environment organisations, RIBA, UKGBC and 

LETI, have released publications supporting the 

governments ambitions and providing, perhaps, greater 

detail and wider influences to consider in reducing 
carbon emissions:

•	 RIBA 2030 Climate Challenge Version 2.

•	 LETI Client Guide for Net Zero Carbon Buildings.

•	 LETI Climate Emergency Design Guide.

•	 UKGBC - Net Zero Carbon Buildings: A Framework.

15.2	 Primary objectives 

The four land parcels forming the ENSRA offer 
opportunities for low and zero carbon technologies 

to be utilised to power and heat new residential and 

commercial developments.

The integration of solar PV panels to new and existing 

buildings and the use of water source and other forms 

of heat pumps for heating and hot water is likely to be 

adopted throughout the development to reduce carbon 

emissions. The interaction between technologies such 

as water source systems and geothermal with the 

Relevant City Council planning policies:

DM4, JCS 1, JCS 3, GNLP Climate Change Statement, 

GNLP 2, GNLP 4

conservation designations and in particular the County 

Wildlife Site should be explored. The following features 

of the land parcels provide the opportunity to integrate 

solar PV and heat pumps into systems that can serve 

communities and the wider development:

15.2.1	 Heat and energy principles - all sites

HE1	 Developers will be expected to demonstrate how a 

low carbon solution can be provided through early 

discussions with neighbouring landowners, with 

consideration given to phasing of development.

15.2.2	 Carrow Works site

HE2	 Close proximity to water courses and existing boreholes 

can be utilised for local heating systems/networks.

HE3	 Existing electrical infrastructure can be utilised with 

battery energy storage systems (BESS) and solar PV.

15.2.3	 Deal Ground

HE4	 Close proximity to water courses and low water table 

offer similar opportunities for local heating systems/
networks subject to ecological assessment.

HE5	 Extra High Voltage buried cabling enables relative ease 

of adding of substation/s for BESS and solar PV.

15.2.4	 Utilities Site

HE6	 Close proximity to water courses offer opportunities for 
local heating systems/networks.

HE7	 The presence of a large electrical substation offers great 
opportunities for integration of BESS and solar PV.
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HE8	 Potential for existing Medium Pressure and Intermediate 

Pressure gas mains to be utilised for hydrogen gas in 

future.

15.2.5	 May Gurney

HE9	 Close proximity to water courses offer opportunities for 
local heating systems/networks.

HE10	 Close proximity to a large electrical substation offers 
great opportunities for integration of BESS and solar PV.

15.3	 Principles for energy generation and 

heat networks

Collectively the Government regulations and industry 

publications indicate the potential for “net zero carbon” 

for new build development by 2030. This should be the 

minimum target. Norwich City Council is taking part 

in a Heat Network Zone pilot project run by BEIS and 

this may provide opportunities for feasibility work to be 

undertaken. To achieve this, collaboration of all land 

owners and developers will be required to fully exploit 

the opportunities:

HE11	 The commitment to, and adoption of, shared heat 

networks, microgrids and on-site generation and 

electrical storage including sharing of feasibility study 

and specialist design costs.

HE12	 All buildings, residential and non-residential, to be 

designed to use the heat and energy networks.

HE13	 Heat and energy networks designed to expand to suit 

the phased development.

HE14	 Creation of new, or partnership with, DSO’s (distribution 

system operators), ESCO’s (energy supply companies), 

and similar, to build, manage and maintain heat and 

energy networks for the benefit of all parts of the 
development.

15.4	 Heat networks

15.4.1	 Deep Geothermal

HE15	 A deep geothermal well has the potential to serve the 

entire development with heat and cooling. Typically, 

a deep geothermal well comprises one or a series of 

deep (up to 5km) boreholes tapping into the natural 

occurring 150°C heat at this depth. The well head, 

when completed and operational, occupies an area of 

approximately 10m x 10m. However, the views of the 

Environment Agency/Anglian Water on potential drinking 

water impacts would need to be sought 	given the aquifer 

which Norwich sits on.

HE16	 An energy centre, comprising pipework connections, 

heat exchangers, pumps and control equipment, would 

distribute the heat and cooling via district network 

pipelines. A deep geothermal specialist would drill and 

construct the well and an ESCO would be employed 

to build, manage and maintain the energy centre and 

district heat network. Homes and businesses would be 

fitted with heat meters.

15.4.2	 Water Source Systems 

HE17	 Due to the rapid de-carbonisation of the electricity 

grid, electrification of heat now provides a plausible 
pathway to net zero emission new buildings. Water 

Whitlingham 
Country Park

Trowse Woods

Cary’s 
Meadow

Rosary 
Cemetery

RIVER WENSUM

RIV
ER Y

ARE

K
O

B
L
E

N
Z
 A

V
E

N
U

E

K
IN

G
 S

T
R

E
E

T

W
H

IT
L
IN

G
H

A
M

 L
A

N
E

M
A

R
T

IN
E

A
U

 L
A

N
E

Trowse 
Newton

Carrow 
House

Carrow 
Abbey

ATB 
Laurence 
Scott

Yacht Club

Norwich 
Canoe Club

Norwich 
Rowing Club

Norfolk County 
Council

Riverside 
Retail Park

Norwich Rail 
Station

 

Tarmac
Plant

Fig 39  How the illustrative masterplan has worked with and taken account of 

the alignment of existing underground infrastructure - with the objective being to 

minimise necessary diversions given associated expense
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source heat pump systems use the near constant 

temperature of lakes, rivers and the suchlike, to generate 

low temperature heat via the refrigeration cycle at 

efficiencies of 300-600%. A number of different systems 
exist:

•	 Open loop (Fig 40) - Intakes and return sources are 

separated. Rivers, aquifers and flooded boreholes or a 
combination of these connected to an energy centre/s 

comprising heat pumps, heat exchangers, pumps and 

controls and distribution pipework. Heating systems 

typically need to be underfloor type or larger radiators to 
suit the lower temperature of the system.

•	 Shared ground loop arrays (Fig 41) - similar to open 

loop, ambient water is distributed to each home/building 

which has a heat pump to convert this to a higher 

temperature.

•	 5G Ambient Loop (Fig 42) - Ambient loop or ‘fifth 
generation’ (5G) district heat networks provide heating 

or cooling to connected buildings via a pipework loop 

held at ambient temperatures. The network facilitates the 

delivery of low-cost and low-carbon heating or cooling 

where energy can be extracted or rejected to a common 

loop, enabling the ‘sharing’ of energy between buildings 

when there is a simultaneous demand for heating and 

cooling. 

Each building uses a water source heat pump which is 

connected to the ambient loop network. Any imbalance 

in heating and cooling loads is resolved by central 

energy sources (ASHP, GSHP, waste heat, seasonal 

thermal storage). 

On a site which requires both cooling and heating 

demand, this network provides higher efficiencies than a 
conventional air or water source system since there is a 

large potential for sharing waste heat/cooling to where it is 

needed.

15.4.3	 Electrical generation and storage

HE18	 Battery Energy Storage (BESS, Solar PV)

Large scale battery energy storage is suited to locations 

close to utility company high voltage networks and can be 

incorporated into the electrical infrastructure either “in front 

of the meter” as part of the utility company’s/DSO’s assets 

or “behind the meter”, owned and operated by an ESCo.

Combining BESS with solar PV maximises the use of 

power generated on-site and excess generated power 

can be sold to the “grid”. Additionally, grid supplied lower 

cost electricity can be stored at night and delivered to the 

development, or sold back to grid, at peak times to reduce 

carbon, peak demand and energy bills.

HE19	 Microgrids (Fig 43)

Similar to above arrangement but typically serving groups 

of dwellings and businesses with a single grid point-of-

connection (POC) with all generation (including rooftop 

PV), supply and metering owned by, and connected 

directly into, the microgrid with its associated digital 

infrastructure and smart controls system. It is the smart 

controls that enables forecasting to be carried out to 

optimise when to produce, consume, store or sell energy 

based on the flexibility of batteries, EVs, and site loads 
connected to the microgrid. It can also perform use-cases 

such as tariff management and metering and billing for the 
site.

Fig 40  Open loop water source system

Fig 42  5G Ambient Loop District Heat Network

Fig 41  Shared Ground Loop Arrays

Fig 43  Microgrid
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16	 INFRASTRUCTURE 

DELIVERY PLAN

16.1	 Introduction

To support the preparation of the SPD and to understand 

the investment needed to unlock the East Norwich 

opportunity an Infrastructure Delivery Plan (IDP) has 

been prepared.

Drawing on a range of technical analysis and 

assessments that support the SPD the IDP:

	• Establishes the key infrastructure that is needed to 

deliver the East Norwich vision, 

	• Provides high level cost estimates for that 

infrastructure,

	• Identifies when particular infrastructure is needed to 
unlock delivery, 

	• Considers where the full range of benefits of that 
infrastructure will be experienced, and

	• Considers how items could be funded as part of a 

coordinated delivery approach.

16.2	 Infrastructure needs

The development of the SPD has led to a number of 

key infrastructure items being identified as required 
to be delivered in order to deliver a sustainable new 

community in East Norwich.

The IDP brings these needs together under the following 

themes:

	• Accessibility – which captures river crossings, 

upgraded and new pedestrian and cycle routes, 

sustainable transport, highway improvements and 

public transport;

	• Education and community – a new two form entry 

primary school;

	• Flood management

	• Environment and open space – which captures low 

carbon energy, open space, play space, landscaping 

and ecology;

	• River and Broads – facilities for pleasure boats; and

	• Other enabling works – which captures demolition, 

reclamation and site services.

The IDP focuses solely on infrastructure that is 

specific to the delivery of the ENSRA vision, however 
it is recognised there are a wider set of infrastructure 

requirements across physical, social, health and 

community activity that will also need to form part of the 

East Norwich delivery.  A number of these are identified 
in the GNLP and summarised in Appendix 5 of this SPD.  

It is assumed development will be liable for both Section 

106 and Community Infrastructure Levy (and potentially 

other contributions) to fund these both locally and across 

the wider Greater Norwich Area.

•	 A number of interventions could be funded through this 

approach, such as:

Relevant City Council planning policies:

GNLP2 & 3, DM5, DM8, DM30, DM33

Fig 44  Essential on-site infrastructure (NB does not show any 

required off-site infrastructure requirements)
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1	 Upgraded underpass 

2	 Vehicular Yare bridge (fixed)
3	 Vehicular Wensum bridge (opening or fixed)
4	 Pedestrian bridge Whitlingham (fixed)
5	 Pedestrian bridge to Carrow Road (opening 

or fixed)
6	 Boating marina on Utilities site

7	 Small leisure marina on Deal Ground site

8	 Low level riverside walk (flood mitigation)
9	 Other flood mitigation as required
10	 Bus services through the Carrow Works site

11	 e-bike-hire and e-car-hire services

12	 2FE primary school and contribution 

towards secondary school places

13	 Public open & child play space as required

14	 Community health facilities (CCG)

15	 Management and maintenance of 

Whitlingham Country Park
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Table 1.1 ENSRA Infrastructure requirements

ITEM PURPOSE

ACCESSIBILITY

A
1

New all modes bridge for 

cars, pedestrians and cycles 

across the River Wensum

Provide access to/from the 

Utilities site from the Deal 

Ground and new connections 

to other areas north of the 

Wensum.

A
2

New pedestrian / cycle bridge 

across the River Wensum

Provide connections between 

Geoffrey Watling Way/
Football Ground and East 

Norwich sites 

A
3

New all modes bridge for 

cars, pedestrians and cycles 

across the River Yare

Provide access to/from the 

Deal Ground and Utilities site

A
4

New pedestrian / cycle bridge 

across the River Yare

Provide access to/from 

Whitlingham Country Park 

and the Broads and create 

new high quality strategic 

cycle route

A
5

Improvement to existing 

underpass for pedestrians 

and cycles

Provide connection between 

Carrow Works and Deal 

Ground under the railway line 

and create new high quality 

strategic walk/cycle route

A
6

Upgrades to existing 

pedestrian / cycle routes 

within Carrow Works

Provide cycle/pedestrian 

access to/from all parts of the 

Carrow Works site that link to 

strategic route

A
7

Provision of pedestrian and 

cycle routes through the May 

Gurney, Deal Ground and 

Utilities

Provide cycle/pedestrian 

access to/from all parts of 

the these sites that link to 

strategic route

A
8

Contributions to support bus 

services through the Carrow 

Works site

To provide bus stops and 

associated infrastructure 

to promote public transport 

usage

A
9

Infrastructure to support 

e-bike hire, e-car-hire 

scheme and e-car charging

To provide infrastructure to 

promote low carbon transport 

modes

A
1
0

Upgrading of primary route 

through Carrow Works

To provide vehicular access 

to all development plots within 

the site

ITEM PURPOSE

A
1
1

New vehicular routes within 

the May Gurney, Deal 

Ground and Utilities Sites

To provide vehicular access 

to all development plots within 

the site

A
1

2

Remodelling of existing 

vehicular access from A147/

A1054 roundabout to Carrow 

Works 

Allowance for improvement 

to 'County Hall' roundabout 

to improve access to Carrow 

Works for all modes

A
1

3

New vehicular access at 

point of existing access from 

A147 into Carrow Works

To provide secondary access 

to Carrow Works for all modes

A
1
4

Remodelling existing 

vehicular access from 

Bracondale into the May 

Gurney site

To provide primary access 

point for May Gurney, Deal 

Ground and Utilities Sites

A
1
5

Allowance for other works to 

estate roads within the sites

To provide improved estate 

roads including drainage, 

planting, lighting 

A
1
6

Off-site Highways & 
Associated Works 

Allowance for upgrades 

to the wider road network 

to manage any transport 

impacts 

EDUCATION AND COMMUNITY

E
C

1

2FE Primary School To meet the additional primary 

education needs associated 

with an increased local 

population

E
C

2

Healthcare and community 

provision

Ensure capacity of local 

healthcase and communuity 

facilities are increased to 

provided for needs from 

population increase the 

design principles outline’

FLOOD MANAGEMENT

F
M

1

Low level riverside walk 

along banks of the River 

Wensum

To provide flood mitigation for 
Deal Ground, May Gurney 

and Utilities sites

ENVIRONMENT AND OPEN SPACE

E
O

S
1

Site wide low carbon/zero 

carbon heating and power 

network.

To provide net zero energy 

and utilities provision within 

East Norwich within new 

developments

ITEM PURPOSE

E
O

S
2 Local public open and child 

play space as required

To provide appropriate levels 

of open and play space for 

residents within East Norwich

E
O

S
3

Ecology and Archaeology Allowance for provision of 

specific interventions that 
may be needed to address 

archaeological/ecological 

issues on site

E
O

S
4 Site-wide landscaping and 

public realm

Allowance for public realm 

treatment to deliver a high 

quality environment

RIVER AND BROADS

R
B

1 Small leisure Marina To provide small marina for 

day boats, canoes, SUP etc.

R
B

2

Large boating Marina To provide large boating 

marina for overnight stays, 

boat hire etc.

OTHER ENABLING WORKS

O
E

W
1

Demolition and Alteration 

Works

Allowances for utilities 

disconnection, asbestos 

removal, building demolition 

and removal of hard 

standings etc.

O
E

W
2 Reclamation and Earthworks Allowance to cover 

remediation, decontamination 

etc.

O
E

W
3

Off-site and On-site Services Allowance to cover utilities 

connection costs and for 

bringing services into the site 

to a fixed point

O
E

W
4

Other Off-site and On-site 
Drainage

Allowance to cater for surface 

water management, including 

SUDS, within development 

plots etc.

•	 Highways adoption and maintenance

•	 Improvements to the County Wildlife Site

•	 Contributions for any increase emergency services 

provision

•	 Contributions to social services, adult education, libraries 

etc..

Further, the GNLP is supported by a Green Infrastructure 

Recreational Avoidance and Mitigation Study (GI RAMS), 

which has led to a specific contribution mechanism being 
adopted to fund compensatory investment in Greater 

Norwich’s sensitive green spaces.  This will apply to 

development at East Norwich and has been included in 

the viability assessment.

Outside of these arrangements costs for the delivery of 

physical spaces for the likes of healthcare, community 

facilities, early years provision etc.. are incorporated 

within the SPD’s viability assessment via the 

development build costs.

16.3	 Approach to river crossings

At this point discussions around the nature of river 

crossings required at East Norwich are ongoing, and 

will only be resolved as part of continued review and 

agreement between key stakeholders including the 

Broads Authority, the City Council, Network Rail and the 

County Council (as a minimum).

The future approach will need to be based on a 

pragmatic approach to balancing the navigational needs 

of the city and the opportunity to deliver the regeneration 

of the East Norwich area.  All parties are collaborating on 

an approach to decision making, approvals and time-

scales to review the future provision of bridges.
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	– Zero carbon utilities

	– Boating marinas

16.4.2	 Key Infrastructure

•	 Items that deliver key infrastructure to unlock 

development delivery.

•	 These items tend to have primary benefits within specific 
sites and East Norwich as a whole, with lower benefits 
for the wider area.

•	 Example interventions include:

	– All modes bridges across the Wensum and Yare

	– Bus servicing

	– Junction upgrades

	– Primary school

16.4.3	 Development Specific
•	 Items that are part of the development process but, 

given the nature of the sites, are likely to be of a higher 

order than ‘standard’ development sites in the city.

•	 These items have a main benefit for a specific site, with 
limited wider benefit created.

•	 Examples include:

	– Public open and child play space

	– Demolition works

	– On-site and off-site services

It is this assessment of requirement drivers and benefits 
that informs the approach to delivery and funding, set out 

later in the SPD.

Within the SPD the East Norwich Partnership has 

agreed to assume all bridges within East Norwich 

are ‘fixed’ in order to allow a clear set of viability 
assessments and infrastructure costing to be 

established.  From a masterplan perspective it is 

possible to accommodate opening or fixed bridges 
within the framework designed without an impact on the 

overall approach to development or levels of residential/

employment space.  The main impact of providing 

opening bridges would be on the cost of delivery, there 

would also most likely be an impact on delivery time-

frames.

16.4	 Requirements and benefits
The IDP provides an assessment of both the driver 

of need for each piece of infrastructure and the 

scale at which any benefit from its delivery would be 
experienced.  A specific assessment has been made for 
each infrastructure item, but broadly the balance is:

16.4.1	 Planning needs

•	 Items that deliver the integrated and sustainable vision 

set out in the GNLP

•	 These items tend to have the widest benefit, creating 
positive impacts for individual sites in East Norwich, East 

Norwich as a whole and the wider city/sub-region.

•	 Example interventions include:

	– Pedestrian/cycle crossings to Whitlingham and 

Geoffrey Watling Way

	– E-Cycle/E-Vehicle hire infrastructure

	– Lowered riverside walk areas
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17	 WATER, FLOOD RISK AND 

MITIGATION STRATEGY

17.1	 Summary of the ENSRA’s flood risk
The north western corner of the Deal Ground is shown 

as being at ‘high risk’ and within Flood Zone 3. 

As shown in Fig 45, an area of Flood Zone 3 extends 

along the northern boundary of the Deal Ground and 

along the frontage of the River Wensum. 

The eastern and south eastern sections of the Deal 

Ground are shown as being within Flood Zone 3. On 

review (and not shown in Fig 45) this area of Flood Zone 

3 predominantly affects the lower lying areas.

Large areas identified as residential development 
opportunities in the illustrative masterplan within the Deal 

Ground are shown as being within Flood Zone 2 and at 

‘medium’ risk of fluvial flooding.

Large areas (almost the majority) of Utilities Site are 

shown as being within Flood Zone 2. 

17.2	 Water management strategy

Given the identified risk and following discussions 
with the Environment Agency, a number of measures 

have been investigated in order to ‘manage’ the flood 
risk through the site. Each of the options have been 

Fig 45  Flood map for planning - this is an updated and more accurate 

assessment of existing flood risk across the ENSRA following recent 
modelling work

Fig 46  Ground raising compensatory storage areas to enable mastetplan delivery

Fig 47  1 in 20-year flood extent with post development mitigation in place

Flood Zone 2 

Flood Zone 3
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Bath North Quay after development Bath Riverside

modelled in detail and the following measures are put 

forward as potential measures to manage flood risk 
across the ENSRA:

W1	 Lowering of river frontage - 10m wide corridor to be 

lowered to provide a ‘blue corridor’ whilst also providing 

amenity space.

W2	 Installation of marinas - these are to be areas of new 

marinas achieved through ground lowering. These areas 

have been set to provide a conservatively low volume 

of storage to make an allowance for existing constraints 

such as groundwater levels.

W3	 Raising of development parcels (for 100yr+CC 

events only) - it is proposed for development parcels 

to be raised to a level of 2m AOD. This sets the 

development at a level of 300mm above the predicted 

flood level and in line with typical EA guidance. See Fig 

46.

W4	 Compensation storage provided through lowering 

of areas to the north of the CWS - this area has been 

modelled to be at a level of 1.1m AOD to ensure it freely 

drains back to the River Yare - see Fig 47.

All of the above measures have been modelled in detail 

and the outputs have demonstrated that such measures 

have managed the flood risk through the site such that 
the proposals can come forward in line with policy with 

respect to fluvial flooding but, and critically, resulting in 
no increase in flood risk to third party land.

Bath North Quay before development

Artist impression of Bath North Quay riverside improvements
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18	 CHARACTER AREAS

© Google Earth 2021

Fig 48  Figure number caption

18.2.1	 Introduction

This section of the SPD will describe in more detail the 

various places and neighbourhoods – character areas – 

that delivery of the ENSRA will create.

The preceding site-wide strategies provide a site-wide 

masterplan framework for East Norwich. Whilst new 

connections are proposed to radically improve the 

links between the area’s different parts, the stark and 
stimulating environmental and contextual contrasts 

between these different parts of the masterplan area will 
remain. These contrasts play a hugely significant role in 
making the area as a whole so special.

As phases of the masterplan are realised, the ENSRA 

will be knitted into the wider city network. New links and 

connections provide exciting opportunities for those 

who live, work and visit the city to enjoy a strengthened 

relationship between the city and the Broads.

Four distinct, discrete but connected character areas 

emerge. Buildings and landscape play a critical role in 

establishing character. But it is people and their activities 

– living, playing, working, making, learning – which will 

bring life to these areas. Four character areas have been 

identified, as follows:

•	 Waterside East

•	 Carrow Abbey

•	 Waterside North

•	 The Villages

Plans, views, artist’s impressions and precedent images 

are presented here for each area to help convey the 

opportunities they each present. The plans and views 

are all based on the site-wide masterplan framework 

outlined in this SPD. The final form of development will 
of course differ, but the design principles outlined in 
the following pages are considered useful in conveying 

the Local Planning Authorities’ aspirations for new 

development. 

Each area has been explored and illustrated in the 

following sections by urban concept, land uses, scale, 

density and form and public realm and spaces.
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Fig 49  Existing location plan of Waterside East

1	 Norwich City Football Ground

2	 Paper Mill Yard

3	 Carrow Works

4	 The chimney

5	 Carrow Quay

6	 Mustard Seed Drier

7	 Trowse Rail Bridge

8	 Carrow Link Underpass

9	 The Utilities Site

10	 Deal Ground

11	 Carrow Yacht Club

Waterside East

19	 WATERSIDE EAST

19.2.1	 Vision statement

Waterside East will be an extension of the city’s Wensum 

waterfront – with a warehouse character, historic 

conversions and new buildings, and a range of activities 

and uses all connected by an attractive riverside walk. 

New bridges will support new connections between the 

sites and the wider city. The river itself will emerge as a 

focus for recreation and leisure-based activity, with new 

moorings and facilities. Interventions along its length will 

be introduced to improve the river’s ecology.

130 EAST NORWICH  SPD    131

E CHARACTER AREAS — DESIGN PRINCIPLES

117



19.2.2	 Urban concept principles

Waterfront East will be:

WE1	 A busy, vibrant urban extension to the city, characterised 

by a warehouse character with waterside apartments 

and businesses occupying historic building conversions 

and new mixed-use buildings which directly address the 

river.

WE2	 Connected by riverside walks and spaces and enlivened 

by riverside moorings and an improved riverside ecology.

WE3	 Centred on a primary east-west spine from Paper 

Mill Yard development to Whitlingham Country Park 

which provides a safe and legible route primarily for 

pedestrians and cyclists via a new ‘Carrow Footbridge’ 

on the axis of the old Carrow Bridge, Carrow ‘main 

street’ with mixed uses and activities along the street 

edge, an improved railway underpass, the new Deal 

Bridge connection with the Utilities site, and a new 

footbridge to Whitlingham Country Park.

WE4	 Characterised by old and new buildings that face and 

frame the riverside, adding life activity to this important 

corridor between the city and the Broads.

WE5	 Host to a hierarchy of new public spaces along 

routes that help to define gateway locations, nodes of 
commercial / community activity, or where green links 

and parkland intersect. These spaces will be designed 

gateway

key access point

development plot

building of heritage

Fig 50  Indicative urban concept plan of Waterside East
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Fig 51  Indicative urban concept plan of Waterside East

as public squares, with treatments helping to reduce the 

impact of traffic, promote pedestrian and cyclist priority 
and provide space for active building uses to spill out 

onto the street.

19.2.3	 Land use principles

WE6	 The primary route east-west route will be lined with 

active ground floor uses which would bring life and 
movement throughout the day and into the evening.

WE7	 The route connects two clusters of non-residential uses 

– the primary one at the western end next to Paper Mill 

with a smaller cluster around the converted seed drying 

building in the north-eastern corner of Carrow Works.

WE8	 Zone A will host flexible spaces to support small and 
medium enterprises and co-working spaces with 

ancillary retail in a range of converted and new buildings. 

These smaller units can help new businesses adapt to 

flexible working patterns evolved through the pandemic.

WE9	 Uses supporting the everyday community needs of local 

residents and workers would be appropriate along the 

main route between Zones A and B. The importance 

of this has been highlighted as more people work from 

home following the COVID-19 pandemic.

WE10	 Zone B is considered to be appropriate for a mixture 

of creative and cultural industries with working and 

exhibition spaces.

WE11	 Zone C will be residentially led with river-based 

waterside activities such as a boat house and leisure 

facilities, potentially supported by café/bar spaces for 
visitors and locals
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WE18	 Retention and re-use of other non-designated assets – 

including the brick chimney and a number of warehouse 

buildings – help to deliver sustainable development and 

contribute positively to placemaking and urban character.

WE19	 The routes created and framed by existing and new 

buildings should create a clear and direct route to the 

underpass connection between Carrow Works and Deal 

Ground.

WE20	 The scale and form of the southern side of the 

Waterfront East area is sensitive – given the boundary 

with Carrow Abbey on the Carrow Works site and the 

County Wildlife Site on the Deal Ground site. These 

elevations will need to ensure they are varied in scale, 

with frequent breaks to avoid any ‘wall-like’ qualities.

19.2.5	 Public realm and public spaces principles

WE21	 The primary east-west route across Carrow Works and 

Deal Ground will be a shared surface with the potential 

for a bus route through the Carrow Works site. Whilst 

service access will be required for vehicles, the route 

should be designed as a route with pedestrian priority.

WE22	 An improved underpass connection between Carrow 

Works and Deal ground is critically important, both 

for the ENSRA to come forward as a 20 minute 

neighbourhood, and more strategically to deliver 

improved connection between the city and the Broads.

WE23	 The approach to the underpass from both sides should 

be clear, direct, overlooked and well-lit. 

WE29	 Redevelopment along the Wensum waterfront 

should support greater use of the river for leisure and 

recreation. This could include more moorings, slipways 

and facilities for boat users.

WE30	 The opportunity for the creation of a small leisure basin 

should be considered to support such activities, as 

shown adjacent to the Deal Ground Bridge.

WE31	 The spaces associated with the approaches to 

other proposed bridge connections are all important 

spaces – including the approaches to the new Carrow 

footbridge, and the pedestrian/cycle bridge connection to 

Whitlingham Country Park.

WE32	 Service access to Carrow Yacht Club, originally 

established by the Colman family itself, must be 

maintained at all times.

WE24	 Studies have demonstrated the benefits of deepening 
and widening the underpass link to improve the quality 

of the connection. Further feasibility, engineering 

and drainage work will be required in conjunction 

with Network Rail, relevant landowners and the 

County Council to ensure the quality of the route 

meets the required standards. It will be important that 

improvements to this link incorporate flood prevention 
measures, especially if the levels are lowered to improve 

head heights.

WE25	 The connection presents a primary opportunity for public 

art to make a positive contribution to placemaking and 

way-finding.

WE26	 Key urban spaces framed by key buildings will provide 

flexible, durable and adaptable spill out spaces for 
temporary events, supporting commercial activities at 

their built edges.

WE27	 Particular opportunities include the south-facing space 

at the foot of the ‘F building’ and the space in front of the 

Seed Drying building.

WE28	 Waterside paths will have an important leisure and flood 
management role, particularly on the Wensum frontages 

of the Deal Ground and Utilities sites and extending west 

of the railway bridge south of ATB Laurence Scott. These 

low level waterside paths will provide flood protection to 
developments whilst also providing an access, leisure, 

open space and ecology amenity. 

19.2.4	 Scale, density and form principles

WE12	 Waterside East will be a high-density neighbourhood 

with apartments benefiting from a riverside setting and 
vibrant urban character. 

WE13	 A mix of building heights, typically ranging from 3-10 

storeys with some exceptions, will create variety to the 

skyline and enable penetration of daylight and sunlight 

into open spaces between.

WE14	 The Waterside East area will be appropriate for a range 

of types of building, from higher density perimeter 

blocks along the riverside to mixed blocks which help to 

transition towards the more historically sensitive Carrow 

Abbey area.

WE15	 The design of apartment buildings must maximise dual 

aspect dwellings, avoiding single aspect north facing 

units, minimise the length of internal corridors, ensure 

good levels of natural ventilation and natural light.

WE16	 The least constrained and sensitive area is considered 

likely to be the western end of the Utilities Site which 

was once home to two of the city’s power stations. This 

part of the site may be more appropriate for sightly larger 

buildings, set back from the river front.

WE17	 The form of development should respond positively 

to the setting of designated heritages including ‘the F 

building’ on the waterfront and the Seed Drying building.

136 EAST NORWICH  SPD    137

E CHARACTER AREAS — DESIGN PRINCIPLES

120



1	  Homes with water views 

2	  Public square

3	  Private podium level gardens 

4	  Mustard Seed Building

5	  Carrow Waterside

6	  Potential Mooring locations 

7	  Carrow Garden

8	  Carrow play area

9	  Active frontage - restaurants, bars, cafes and shops  

10	  The Chimney

11	  Carrow Abbey

A

R I  V  E R  W E N S U M

Fig 52  Indicative axonometric of public space A - Waterside East - looking south
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1	  Thorpe Waterside 

2	  Deal Bridge 

3	  Deal Basin

4	  Marina-side 

5	  Boathouse

6	  Private podium level gardens 

7	  Shared surface street

8	  Community Square

9	  Active frontage - cafes and shops  

10	  Deal Waterside

11	  Landscaping

12	  Trowse Bridge

13	  Carrow Link

Fig 53  Indicative axonometric of public space B - Waterside East - looking east
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Fig 54  Artist’s impression looking east along the River Wensum with the ENSRA redevelopment 
addressing the waterfront on the river’s south bank

123



Fig 55  Artist’s impression looking east along the main street through Carrow Works from outside the 
refurbished buildings on the site’s western end. This shared street will be designed to support active and 
sustainable modes of transport 124



Murrays’ Mills, Manchester (© Daniel Hopkinson)
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20	 CARROW ABBEY

1	 Carrow House

2	 Carrow House conservatory

3	 Carrow House gardens

4	 Carrow House car park

5	 King Street

6	 Bracondale

7	 The chimney, Carrow Works

8	 Carrow Abbey

9	 Carrow Priory ruins

10	 Carrow Abbey Sunken Garden

11	 Bracondale Roundabout

12	 Diamond Jubilee Fire & Rescue Service

13	 Former Trowse railway station building

14	 Stable Cottages

11
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R i v e r  W e n s u m

7

Carrow 

Abbey

Fig 56  Existing location plan of Carrow Abbey character area

20.2.1	 Vision statement 

Carrow Abbey will be an area of tranquillity at the heart 

of the bustling ENSRA – an enchanting historic retreat 

for those who live, work and visit the city. The Abbey 

building in its formal landscaped setting defines the 
character of the area – one where mature trees provide 

enclosure in a carefully managed landscape.

The Carrow Abbey area will be reintegrated into the city, 

with public routes traversing the grounds. The setting 

of the Abbey and Carrow House will be enhanced, with 

new development contributing to their formal setting. 

New development will redefine the main approach to 
the Abbey from Bracondale, with the existing ancillary 

buildings being brought back into use alongside new 

residential development which enhances the setting of 

the Abbey and former Priory. 
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20.2.2	 Urban concept principles

CA1	 The landscaped setting of the Abbey and Carrow House 

will remain the defining characteristic of the area. Trees 
will continue to screen these historic buildings from 

redevelopment of the surrounding factories.

CA2	 The historic gardens associated with both Carrow House 

and Carrow Abbey will be refurbished and reinstated to, 

where possible and appropriate, become an integrated 

part of the city’s heritage trail. The potential opening 

up of these important spaces to public access must be 

subject to an agreed Management Plan (see OS10 on 

page 84).

CA3	 The Bracondale entrance is the principal gateway to the 

site. The form and layout of new development should 

respect and improve the setting of heritage assets. The 

relationship between the entrance to the site, the Stable 

Cottages, the Lodge and garden cottages and the Abbey 

should be improved.

CA4	 Clustered around the remodelled junction with 

Bracondale, a new mixed-use cluster of community and 

commercial uses will be established to serve the ENSRA 

and the wider local community. Any potential impact 

on other nearby retail locations and trip generation 

will however be key issues for forthcoming planning 

applications.
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CA5	 The factory buildings to the east of the site will be 

comprehensively redeveloped to provide a mixed new 

high-density street-based neighbourhood which helps 

to define the historic setting of the Abbey and Priory 
grounds.

20.2.3	 Land use principles

CA6	 Residential uses will predominate in the phased 

redevelopment of the Carrow Abbey character area.

CA7	 Reuse of Carrow Abbey must preserve and enhance 

the integrity of the building. Future use of this former 

residence is to be determined, but a public facility could 

make a significant contribution to the city’s historic story.

CA8	 The Abbey’s curtilage buildings such Stable Cottage 

would be well suited to nursery or similar use.

CA9	 Redevelopment of the factory buildings to the east 

presents opportunities for mixed housing types and 

tenures including high density apartments and houses 

with private gardens.

CA10	 The area around the main site entrance off the 
Bracondale roundabout is considered suitable for the 

establishment of a cluster of community uses with 

commercial, community and residential uses coalescing 

through high-density mixed-use development. This 

could include a new primary school, community health 

provision and limited convenience retail provision 

(subject to retail impact). Out-of-centre format retailing 

with generous car parking areas is not appropriate.

CA11	 Carrow House is a flexible building with scope for 
refurbishment for a number of uses. In the short term 

however it and its annexed extension are well placed to 

provide a range of flexible business floorspace options. Fig 58  Indicative land use plan of Carrow Abbey
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CA12	 If the existing office extension to Carrow House came 
forward for redevelopment, this would present the 

opportunity to improve the setting of this important 

building by giving Carrow House greater sense of 

separation.

CA13	 The conservatory to Carrow House is listed Grade 

II* and through its refurbishment could be used in 

conjunction with the refurbished Carrow House building 

such as a conference or meeting facility. Subject to 

viability, public facing use such as a cafe or similar 

facility would also be appropriate given its direct 

relationship with the (also listed) historic formal gardens 

and the prospect of these and Carrow Abbey gardens 

being opened up to the public.

CA14	 The car park site to the south of Carrow House presents 

a good medium-term development opportunity suitable 

for housing. In the short term it is likley to continue to 

be require for parkng associared with employment uses 

within the fefurbished Carrow House. The location may 

also be considered suitable for education uses should 

other nearby locations provde not deliverable or suitable.

CA15	 The land backing on to the railway is suitable for 

employment uses. Residential uses will only be suitable 

if noise and air quality mitigation measures can be 

agreed to in view of the proximity to the railway and the 

aggregates works.
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Fig 59  Indicative axonometric of public space A - Carrow Works - 

looking east
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1	  Carrow Waterside 

2	  Private podium gardens

3	  Public civic square

4	  Mustard Seed Drier

5	  Active uses 

6	  Primary route 

7	  Link to north - south walled foot and cycle 

path

8	  Yards space 

9	  To Carrow Link

10	  Home zone street 

11	  Mature abbey garden woodland 
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Fig 60  Indicative axonometric of public space B - Carrow Works - 

looking north-west
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1	 The lodge, garage & gardener’s cottage 

2	 New housing

3	 Carrow Abbey sunken garden 

4	 Historic trail

5	 Abbey mature woodland 

6	 Carrow Abbey 

7	 Historic Chimney  

8	 Opportunity for new events and functions 

building (using foundations of existing building)

9	 Abbey Gardens

10	 Carrow Priory (ruins)

11	 North - south walled foot and cycle path

12	 Quiet terraced home-zone streets

13	 Private Gardens

14	 Homes with park frontage which will impact the 

setting of the Abbey

20.2.4	 Scale, density and form

CA16	 The priority will be that new development preserves or 

enhances the setting of Carrow Abbey and Carrow House. 

CA17	 Building heights and forms of development will respect 

the relationship with and between heritage assets and the 

historic and important landscapes that frame and connect 

them.

CA18	 Incorporating the Abbey’s ancillary buildings and its 

existing car parks to the south, new housing-based 

development (low rise buildings, steep roof pitches, 

almshouses) will help to line and define a new more direct 
route to the Abbey, improving its setting.

20.2.5	 Public realm and public spaces

CA19	 The gardens between and around Carrow Abbey and 

House are a series of historically important formal 

and informal spaces. Refurbishment and ongoing 

management and maintenance of these spaces will be 

required.

CA20	 Links between the spaces should be improved, with the 

opening up and refurbishment of the existing footbridge 

link. This will help to ensure direct pedestrian access 

across the ENSRA to the southern end of King Street.

CA21	 The gardens across the site should benefit from public 
access, creating a new informal network of walking and 

cycling lanes and routes. Existing openings in the historic 

perimeter walls should be used where appropriate, and 

connections with the Carrow Works ‘main street’ zone to 

the north should be formed wherever possible, through 

careful landscaping and level changes.

CA22	 The main vehicular entrance to the site should be 

reformed to reduce the scale of the existing junction and 

provide more pedestrian and cycle priority.
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1	  Former Rail Station 

2	  Shared surfaces combining community uses through public realm 

treatments

3	  Fire Station 

4	  Parking and restricted drop off areas

5	  Stable Cottages 

6	  Main vehicular site entrance 

7	  Primary school play area

8	  Primary school

9	  Active frontages - convenience shops, pharmacy & cafes

10	  Private Gardens

11	  Almshouses

12	  Mature woodland of Abbey Gardens

13	  Mature woodland of Carrow Works perimeter gardens

Fig 61  Indicative axonometric of public space C - Carrow Works - looking south-west
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Fig 62  Artist’s impression looking east along the main street through Carrow Works site on the approach 
to the refurbished Mustard Seed building. Active frontages line this important route which extends directly 
to the railway underpass 132



21	 WATERSIDE NORTH

21.2.1	 Vision statement 

Once the powerhouse of Norwich and with a magnificent 
south facing Broadland outlook, the Waterside North 

area is in walking distance to Norwich Station and the 

city centre. A new large leisure marina will be the focal 

point for a new mixed neighbourhood and will be a major 

new river gateway between the Broads and the city.

1	 The Utilities Site

2	 Crown Point Rail Depot

3	 Thorpe Power Station (UKPN)

4	 Water channel

5	 Carry’s Meadow

6	 Cremorne Lane bridge

7	 Salisbury Road

8	 Whitlingham Little Broad

9	 Whitlingham Great Broad

10	 Former Cremorne Lane Gas Works
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Fig 63  Existing location plan of Waterside North
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21.2.2	 Urban concept principles

WN1	 Provision of a new large leisure marina and an extension 

of the riverside walk on the north bank of the Wensum 

are central and defining elements of the Waterside 
North area – creating a new gateway to the Broads. This 

would be a strategically significant facility with local and 
regional benefits. 

WN2	 The western part of the site, where the power stations 

once dominated, present an urban city regeneration 

opportunity for high-density mixed-use development, 

creating a new strong river frontage and buffering the 
ongoing operations of the Crown Point depot. 

WN3	 The eastern end of the site beyond the marina transitions 

in scale to be development of a more traditional street-

based form with family houses with a Broads outlook.

WN4	 Supported by a decontamination programme, a new 

landscaped park will deliver biodiversity and ecological 

improvements to this former industrial and polluted 

landscape. 

21.2.3	 Land use principles

WN5	 Housing uses will predominate – with waterside 

apartments and mixed housing types and tenures. 

Smaller mixed tenure apartments on the waterside would 

transition into family houses to the east with town- and 

mews houses.
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WN6	 Benefiting from support services and facilities, the 
marina, as an important new gateway to the Broads, 

presents an opportunity to create a new focus for water-

based activities supporting the visitor economy. This 

would include long-stay, short-stay and visitor moorings 

– both within the marina and on adjacent riverbanks.

WN7	 The marina would need to take account of associated 

operational needs, with space provided for car parking, 

hard standing for storage and space for boat launching.

WN8	 Employment is the most suitable land use on the land 

closest to the Crown Point Rail Depot - which is a 24 

hour operational depot. Subject to market demand, the 

site would be suitable for a range of employment uses 

– from large scale institutional uses to smaller scale 

manufacturing spaces. Synergies with the rail industry 

may present opportunities to strengthen the role of the 

rail depot. With improved connectivity, the site could 

also be a suitable location for high quality, flexible 
workspaces that create a new dynamic and innovative 

regional business hub, potentially for institutional uses.

21.2.4	 Scale, density and form principles

WN9	 Appropriate building heights will range from tall 

development of up to around 10 storeys towards Trowse 

Bridge, transitioning to more traditional low-rise dwellings 

to the east where buildings of 2-3 storeys are likely to 

predominate.

Fig 65  Indicative land use plan of Waterside North
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WN10	 New development is likely to need to raise ground floor 
dwellings from potential flooding risks. A more formal 
riverside edge to development would give way to more 

informal park edge on the north side.

WN11	 ‘Marina Village’ will be a quieter area for family housing 

and mooring residents, a mixture of town-houses and 

2 storey mews buildings creating intimate streets and 

spaces and enhancing community interaction. 

WN12	 Employment uses next to Crown Point Depot will be 

medium to low height commercial buildings orientated 

by the lower height towards the park and buffering the 
residential development. 

21.2.5	 Public realm and public spaces principles

WN13	 The alignment of utilities underground provide the 

opportunity to create a new parkland – Crown Park 

– centrally on the Utilities site which will act as a 

neighbourhood amenity for new and existing residents 

alike. Tree planting will screen the sub-station.

WN14	 The opportunity to extend the Wensum riverside walk 

along the whole of the area’s riverfront should be 

explored. Lowering the level of this walk will play an 

important flood mitigation role for the area as a whole.

WN15	 The marina will be home to a variety of mooring for boat 

owners and visitors, as well as creating a highly valuable 

location for waterside living.

WN16	 With the new road bridge over the Wensum providing 

vehicular access, the existing road access bridge over 

the railway can play an important role in establishing 

a new pedestrian and cycle connection between the 

Cremorne Lane neighbourhood and the river and Broads 

beyond.
Christianshavn, Copenhagen SUND Nature Park, Copenhagen

Goldsmith Street, Norwich (Mikhail Riches)

Seven Acres, Cambridge (Formation Architects)

Accordia, Cambridge (Feilden Clegg Bradley Architects, 

Maccreanor Lavington and Alison Brooks Architects) 
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1	  Upgraded Cremorne Pedestrian and Cycle Bridge 

2	  Equipped play area

3	  Marina Village - shared surface streets

4	  Homes with water views

5	  Green connection to Crown Point Nature Reserve 

6	  Private gardens 

7	  Fruit trees and productive landscape for residents

8	  Crown Point Nature Reserve

9	  Marina pavilion

10	  Marina lock gate and footbridge

11	 Large leisure marina

12	  UKPN Power Station

13	  Parkland
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Fig 66  Indicative axonometric of public space A - Waterside North - 

looking east
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1	  Parkland offering a variety of green amenity spaces, both naturalised and recreational

2	  Waterfront spill out area for cafes, bars and restaurants  

3	  Active frontages - cafes, bars, restaurants 

4	  Waterside apartments with river views

5	  Upper level terraces linking the waterfront to the park

6	  above podium levels

7	  Private podium level gardens 

8	  Moorings

9	  Terraced, stepped and planted waterfront

10	  Waterfront foot and cycle path

11	  Deal Bridge

12	  Crown Link underpass to Carrow Quay 
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Fig 67  Indicative axonometric of public space B - Waterside North - 

looing north-east
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Fig 68  Artist’s impression of the proposed new large leisure marina on the Utilities Site 
from the banks of the River Wensum
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22	 THE VILLAGES  

22.2.1	 Vision statement 

Sensitively designed and environmentally friendly new 

homes will provide a family-friendly environment with 

great access to the Broads whilst only a short cycle 

ride from the city centre. The area’s special wetland 

character will provide a beautiful natural backdrop to 

this collection of new neighbourhoods for Norwich. The 

character of The Villages will respect the special qualities 

of the historic villages around the Trowse area whilst 

remaining distinct from them. Connections between 

public squares, greens and mews spaces will link the 

communities together to form networks of sustainable 

places to live, play and enjoy.

Relevant policies:

•	 xxx

•	 xxx

•	 xxx

1	 Trowse Rail Bridge

2	 Tarmac Trowse Asphalt Plant

3	 Deal Ground

4	 Bracondale

5	 Water treatment works

6	 Fire station

7	 May Gurney

8	 Trowse Village

9	 Whitlingham Country Park

10	 Former Pumping Stations
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Fig 69  Existing location plan of The Villages
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22.2.2	 Urban concept principles

TV1	 New mixed, family orientated environmentally friendly 

residential neighbourhoods with a Broads outlook will be 

created.

TV2	 There are opportunities to create small clustered 

development around village greens which would act as 

small village centres which is an appropriate aspiration 

for this part of the site.

TV3	 Development will respect the extent of the County 

Wildlife Site, with the need for agreement of a 

management plan. 

TV4	 Connections need to be created in all directions to help 

bring this site forward – to Bracondale via a new junction 

and road bridge across the River Yare; to the Carrow 

Works site via improvements to the underpass; to the 

Utilities site via a new road bridge over the Wensum; 

and, crucially, with Whitlingham Country Park and the 

wider Broads via a new lightweight bridge across the 

Yare. 
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22.2.3	 Land use principles

TV5	 The Villages will be a collection of residential 

neighbourhoods, providing a range of house types 

and tenures within environmentally sustainable new 

homes. These new residential neighbourhoods could be 

supported by existing and new clusters of community 

facilities – a shop, small cafe and bakery, hairdressers, 

post office and public house.

TV6	 New employment uses will be aligned alongside the 

railway line and aggregates depot to help buffer new 
dwellings from these operational uses.

TV7	 The cluster of heritage buildings at the Pumping Station 

provide opportunities or cultural and community uses in 

these robust and flexible buildings.

22.2.4	 Scale, density and form principles

TV8	 Opportunity for a range of house and apartment types – 

typically ranging from 2-4 storeys – including mews style 

housing, back-to-back homes, town-houses, low height 

apartments, maisonettes and larger family homes. They 

will come together along varied streets creating beautiful 

and characterful places to live.

TV9	 Employment uses adjacent to the aggregate work will 

help buffer nearby residential uses. There are significant 
environmental constraints to address in terms of new 

housing development - associated with the Tarmac Plant 

and the operational Sewage Treatment Works.

TV10	 Development will need to be carefully planned, zoned, 

orientated and constructed to mitigate the impact of 

noise/odour and to take full advantage of the western 

outlook/environmental conditions.
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TV11	 There might be opportunities for some points of higher 

density at key nodes or junctions.

TV12	 The threshold with the County Wildlife Site is a sensitive 

one and would be well suited to garden and outdoor 

amenity areas forming the boundary rather than built 

development.

TV13	 Much of the site is at risk of flooding and mitigation 
measures will be required (see 17 Water, Flood Risk 

and Mitigation Strategy on page 122). One such 

measure, subject to other measures and approval by 

the Environmental Agency and LPA, might be that no 

habitable rooms are placed on the ground floors of new 
dwellings in areas of flood risk.

22.2.5	 Public realm and public spaces principles

TV14	 The impact of new development on the County Wildlife 

Site (CWS) is a primary consideration. Opportunities for 

biodiversity gains should be maximised here.

TV15	 The existing partial woodland character of the area 

should be enhanced through extensive tree planting 

seeking to define the character of new villages and 
provide an appropriate buffer at boundary points. The 
proposals are characterised by a significant emphasis 
of landscape improvements and open spaces which will 

give the area a unique natural identity and character. 

TV16	 In addition to natural landscape settings, opportunities 

for the establishment of areas of formal and informal 

outdoor spaces, seated elements for adults and 

naturalised play areas for local children should be taken. 

The village greens will be a focal point in Deal Ground 

and May Gurney, bringing residents together in what  

might be quintessentially English villages greens.
Fig 72  Indicative axonometric of public space C - The Villages - looking north-east
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TV17	 SuDS will make an important contribution in this location 

along the boundary with and threshold of the Broads.

TV18	 Improvements will need to be made to the County 

Wildlife Site in terms of its management and long term 

stewardship. The CWS will be managed primarily as an 

ecological asset. Access to the CWS can undermine this 

objective and will be tightly managed and controlled. It is 

not envisaged that the site will be open to the public.

1	 Spine Road connecting Deal, May Gurney and the Utilities site

2	 Generous pavement and cycle provision on spine road

3	 Home-zone shared surface family streets

4	 Mews street

5	 Buildings orientating and framing the views to the County Wildlife 

Site  

6	 Private generous gardens

7	 County Wildlife Site

8	 Pocket park and play area 
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1	 Housing with private generous gardens

2	 Spine Road connecting Deal, May Gurney and the Utilities sites

3	 Deal Village Green

4	 Active frontages - cafe, shop, post office 

5	 Woodland areas retained where possible

6	 Homes with water frontages 

7	 May Gurney Village Green

8	 Drainage channel

9	 County Wildlife Site
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Fig 73  Indicative axonometric of public spaces B - The Villages - looking north-east
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TV19	 The shared surfaces connecting family orientated 

streets with reduced car usage in Deal Village will be 

interconnected by a long mews street from north to 

south, with green view corridors visually connecting new 

residents with the landscape beyond, dissecting points 

along the journey.
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1	 Bracondale Bridge

2	 Active frontages - cafes, bars, bakeries, maker spaces

3	 Civic space

4	 Water treatment building

5	 Former Pumping Station Extension 

6	 Former Pumping Station  

7	 Potential extensions to line of original cottages 

8	 Former Pumping Station Cottages

9	 Woodland

10	 Private gardens 
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Fig 74  Indicative axonometric of public space A- The Villages - looking south
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Fig 75  Artist’s impression of Deal Ground development across County Wildlife Site looking 
north-west across the River Yare
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This Chapter provides a summary of the viability and 

delivery analysis that has been undertaken to inform 

and support the production of the masterplan SPD.  It 

sets out a particular view and understanding of how the 

vision and objectives of the ENSRA can be achieved in 

order to understand the barriers to delivery and develop 

strategies to overcome these.

However, it should be recognised that there is not only 

one approach to delivery in the area and landowners 

may have alternate approaches that achieve the same 

outcomes but in a different manner based on the detailed 
characteristics of their proposals and own development 

approach.

This section is supported by a more detailed 

Infrastructure Delivery Plan, Record of Assumptions and 

Delivery Report, it is the findings of those documents 
that are summarised here.

To enable the delivery of the whole of the East Norwich 

area to be considered an illustrative sequencing plan has 

been developed.  This plan has been established solely 

to show one potential approach to achieving the aims 

and objectives of the East Norwich area and ensure 

key infrastructure is delivered at the point it is needed 

to facilitate the next phases of delivery or secure critical 

23	 DELIVERY AND 

IMPLEMENTATION

23.1	 Introduction

Phase Period 2022 - 2025 2026 - 2029 2030 - 2033 2034 - 2037 2038 - 2041

Pre-Construction 

Phase 1a

Phase 1b

Phase 2a

Phase 2b

Phase 3a

Phase 3b

Phase 3c

Post Construction 

Table 1.2 Development phases

Whitlingham 
Country Park

Trowse Woods

Cary’s 
Meadow

Rosary 
Cemetery

Lord Boswell’s 
Green

Carrow Park

RIVER WENSUM

RIV
ER Y

ARE

K
O

B
L
E

N
Z
 A

V
E

N
U

E

K
IN

G
 S

T
R

E
E

T

BRACO
N

D
A

LE

W
H

IT
L
IN

G
H

A
M

 L
A

N
E

M
A

R
T

IN
E

A
U

 L
A

N
E

Trowse 
Newton

Carrow Road  
Stadium

Carrow 
House

Carrow 
Abbey

ATB 
Laurence 
Scott

Yacht Club

Norwich 
Canoe Club

Norwich 
Rowing Club

Norfolk County 
Council

Riverside 
Retail Park

Norwich Rail 
Station

GEOFFREY WATL ING WAY

 

Fig 76  Outline phasing strategy which has formed the basis of high level development  

appraisal assessments to inform the viability and delivery strategies

Tarmac
Plant

‘city wide’ benefits in a timely manner without over-
burdening the scheme with upfront costs.

The illustrative sequencing has been developed at an 

East Norwich wide perspective.  Whilst it has been 

cognisant of ‘live’ individual landowner delivery positions 

it has taken broader view of how all sites could come 

forward in a reasonable period of time.  

It is recognised that a number of factors can only be 

known once specific proposals are put forward through 
the planning application process and a development mix 

confirmed.  As shown a number of the phases in the plan 
are large and more detailed sub-area phasing plans are 

likely to be needed to demonstrate deliverability.

Despite this context, and in order to test deliverability 

and viability of the SPD proposals, the indicative 

sequencing approach has been centred on:

23.2	 The Sequencing of Delivery
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23.3	 Viability Assessment 

•	 An understanding of how individual infrastructure items 

link to or unlock site delivery;

•	 Factoring in a broad understanding of infrastructure 

trigger points to ensure it is delivered when required;

•	 Estimated lead in times for infrastructure delivery based 

on level of current design development; and 

•	 Consideration of the strength of the Norwich residential 

market and a need to not ‘overload’ the market with a 

particular housing type –for example across the whole 

area a balance has been sought between flats and 
houses in each phase;

•	 Delivery approaches for particular types of residential 

product, in particular build to rent.

Given the scale and complexity of the East Norwich 

sites to develop, the wider development context in the 

city, and the differing landownerships it is important to 
note that delivery phasing can differ from this illustrative 
sequencing.  There are multiple approaches that can 

be taken to achieve the overall East Norwich vision and 

therefore this sequencing is not a blueprint for the area.  

The critical tests for any detailed phasing proposal will 

be 1. That is supports the timely delivery of all sites in 

East Norwich and 2. It responds to market needs and 

context.

To understand the levels of return an investor/ developer 

could generate from the scheme based on likely cost 

and value sets a development appraisal for the ENSRA 

utilising ARGUS Developer Software and market facing 

assumptions has been prepared.

The viability test generates a loss/surplus for the scheme 

assuming nil land value and no target profit level owing 
to the high infrastructure costs. We are targeting a land 

value of £1 across each site and therefore all surplus in the 

respective appraisals will be shown in the profit generated.

Testing has been undertaken at 33% affordable housing 
provision. This reflects JCS Policy 4 within the Norwich 
Local Plan (Adopted December 2014) detailing that on sites 

for 16 dwellings or more (or over 0.6 ha) it must deliver at 

least 33 per cent affordable housing with approximately 
85% social rented and 15% intermediate tenures. 

The appraisals utilise market facing assumptions to 

simulate how a developer/ investor may approach delivery 

of the sites if they were brought to the market.  It is 

important to note that appraisals are highly sensitive to 

changes in values and development costs involved and 

small changes in the values can alter viability.

Throughout the viability, IDP and SPD process land owners 

have been invited to review the inputs to the assessment 

and advise where they have more detailed information to 

allow the exercise to better reflect their understanding.  At 
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this point in time all principal landowners have provided 

inputs to help refine the viability assessment, the 
approach takes account of these and adopts them where 

it is robust and feasible to do so in the context of the wider 

SPD.

23.1.1	 Base Assessment Results

The base appraisal results in a negative return which 

equates to –14.5% on GDV. This base position is largely 

being driven by a high level of abnormal / infrastructure 

cost that is having an adverse impact on the viability of the 

scheme.

It should be noted that there are significant areas of the 
scheme which are capable of being delivered without 

major infrastructure spend and are not reliant on public 

sector grant. These sites are located within Carrow Works 

and May Gurney, and we would anticipate some early 

delivery across these sites irrespective of the ENSRA 

viability results. 

We would reiterate that appraisals are highly sensitive to 

changes in values and development costs involved and 

small changes in the values can alter viability. As a result, 

we have run a number of sensitivity analyses outlined 

below to improve the viability of the overall scheme.

23.1.2	 Sensitivity Analysis

Using the base positioning as our starting point we have 

sought to understand how the viability position can be 

enhanced to achieve reasonable levels of profit that are 
more in line with market expectations.

We have run several sensitivity analyses to demonstrate 

the impact on profit of reduced levels of infrastructure 
costs, introducing public sector grant and finally, 
introducing sales growth to reflect placemaking and 
regeneration uplifts. We summarise these as follows:

Version 1 

•	 Reducing the overall infrastructure cost by removing 

marina costs and reducing the site wide low carbon / 

zero carbon heating and power network allowance.

•	 Including a 1% per annum sales value increase to reflect 
placemaking/regeneration uplift from the infrastructure 

investment.  This is a net uplift i.e. assuming values 

increase above cost inflation.

•	 Introducing sufficient public sector grant to achieve a 
c.15% profit on GDV.

Version 2 

•	 As above, but introducing sufficient public sector grant to 
achieve a c.20% profit on GDV.

Based on the sensitivity analysis around the base case, 

to achieve a base level of the developer’s required return 

(c.15% on GDV blended across uses) would require 

public sector support of c.£56m.  To move this to a 

blended profit level of c.20% would require public sector 
support of equate to approximately £129m.

Having established the overall viability position, we 

now consider how the challenges and opportunities 

it presents can be addressed in order to support the 

delivery of the East Norwich vision.  This section 

considers some of the factors that influence the potential 
approaches to delivery and identifies potential routes to 
unlocking development across all parts of East Norwich.

23.1.3	 Scope for Public Funding

The high level of requisite abnormal / infrastructure 

cost items outlined in the IDP have been flagged as a 
particular challenge from a viability perspective. Not only 

are these items costly they are also often required early 

in the development cycle, so create an additional funding 

burden.

The sensitivity analyses have demonstrated the positive 

impact on viability that public sector grant can have and 

this will be critical to unlocking the overall scheme.

Testing of the scheme has been undertaken at public 

sector support levels considered to be commensurate 

to a large-scale regeneration scheme of this nature, 

however, dialogue with public sector bodies is critical 

to ascertain whether these levels are realistic and 

achievable in the current climate. 

There are a number of precedents that support the 

scale of intervention identified that have been achieved 

through close public-private sector working.  East 

Norwich compares favourably to these given the likely 

funding ask and the scale of development proposed:

•	 York Central - £77m from Homes England and Network 

Rail to unlock 3,705 homes and 1.2m sqft of commercial 

space through infrastructure funding 

•	 Ebbsfleet Development Corporation - £170m from 
Treasury to unlock 1,300 homes and 1m sqft of 

commercial space through infrastructure funding

•	 Milton Keynes East - £94.6m, HIF funding to unlock 

5,000 homes through infrastructure funding. 

•	 Biggleswade Urban Extension - £69.6m HIF funding to 

unlock 3,000 homes through infrastructure funding

There has been significant engagement with Homes 
England throughout this master planning process to 

keep them well-informed as the project has progressed. 

More detailed work will be required as the project 

evolves to better understand Homes England’s role such 

as in relation to matters including Subsidy Control and 

land position. 

In addition it should also be noted that uniquely 

the authorities that comprise the Greater Norwich 

Development Partnership also, through the Greater 

Norwich Growth Board (GNGB) (which has the 

same membership), themselves are in control of an 

Infrastructure Investment Fund which was established 

following the City Deal of 2013 and has the potential to 

23.4	 Moving Towards Delivery
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borrow to deliver infrastructure which is then repaid from 

pooled CIL.  

To date the GNGB have funded £40m towards the 

development of Broadland Northway (which was 

necessary to deliver the growth in the North East 

Growth Triangle) and has recently committed to fund 

c.£7m to fund the delivery of the Long Stratton bypass 

(needed to deliver strategic growth of c.1,900 homes 

at Long Stratton).  The Growth Board have been 

engaged throughout the preparation of the East Norwich 

Masterplan and using funding sources available to them 

to assist with delivery of strategic infrastructure to serve 

East Norwich is considered a strong possibility.

23.1.4	 Potential sources of funding

The IDP and Delivery Report identify a range of 

potential funding sources appropriate for each of the 

core infrastructure requirements.  These range for direct 

funding via government departments and their delivery 

agencies including DHLUC, DfT, Homes England and 

Highways England, national agencies such as NHS 

England or the Environment Agency, sub-regional bodies 

such as GNGB or the LEP and special interest groups 

such as the National Lottery, SUSTRANS and Sport 

England.  

Whilst the IDP considers individual interventions in their 

own right, there is the potential to bring together projects 

across domains as part of future funding opportunities 

for enabling infrastructure.  This approach was common 

in the Housing Infrastructure Fund (for example) where 

there were opportunities in the full fund to present a 

combination of interventions including decontamination, 

accessibility infrastructure and utilities infrastructure for 

example.  This combined approach may also allow a 

‘basket’ of funding to be brought together to unlock East 

Norwich. 

Outside of these infrastructure interventions there may 

be other opportunities to secure funding to support 

delivery linked to specific uses or activities within East 
Norwich.  For example funding for capital works via 

Innovate UK, UK Research and Innovation or HEFCE 

to support business activity and education within East 

Norwich.  

At present these cannot be considered in detail as more 

definition would be needed about the potential types of 
commercial space coming forward, the activities that 

would occur within them and the partners involved in 

their delivery.

Similarly there may be external funding opportunities 

linked to the approach to construction.  Multiple sources 

have sought to provide catalyst funding for the mass 

deployment of modern methods of construction, or the 

piloting of low carbon development.  

Outside of public sector investment there are likely to 

be opportunities to secure private sector investment to 

deliver particular components of the ENSRA proposition.  

For example costs associated with the provision of 

energy/utilities provision, eVehicles and car clubs, and 

the provision of commercial workspace could all be 

delivered by third parties on the basis of the long term 

income they would generate.

All funding approaches would need to be considered on 

a case by case basis at later stages when development 

proposals are more detailed.
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Overall, based on the IDP and SPD principles, there are 

a significant number of opportunities to seek funding 
support and strong initial basis for business case 

preparation to justify the nature of support needed, both 

from a needs basis (i.e. the viability challenge) but also 

from a benefit perspective (i.e. the positive impacts the 
investment could have on the city as a whole).

Whilst no single clear funding source can be identified 
and confirmed at this point in the process the analysis 
presented here provides a good deal of confidence that 
opportunities to address the viability challenge will be 

forthcoming both from public and private sources.

Determining the specific delivery interventions and 
approaches will need to be informed and shaped by 

the evolution of the SPD concepts into more defined 
proposals, which can in turn provide more detailed 

inputs to enable feasibility testing and modelling to set a 

clear course of action for partners.

To move East Norwich into its delivery phase a key 

series of next steps have been identified which the 
Partnership can take forward together, these include:

•	 Detailed financial modelling 

•	 Design and feasibility assessment for the 

•	 Lowered riverside walk

•	 All modes bridges across the Yare and Wensum

•	 Site access and junctions

•	 Utilities provision

•	 Underpass improvements

•	 Refinement and testing of the employment offer

•	 Evolution of design guidance for each of the character 

areas

It is clear that the delivery of East Norwich will require 

some form of public sector intervention which, in turn, 

will require the preparation of Green Book compliant 

business cases to demonstrate the Value for Money of 

the interventions proposed.

The detailed financial modelling will shape the priorities 
in terms of investment asks and should form the starting 

point for business case development for the overall 

delivery approach and model to be deployed.

However, in parallel, and to respond to more immediate 

funding opportunities that are likely to arise in the next 

12 months there would be benefit in focussing some 
effort now on developing Outline Business Cases 
(OBCs) for a small number of key interventions, building 

on the SPD and any other feasibility work.

As noted earlier it is likely that East Norwich will require 

a mixed approach to funding to enable delivery, bringing 

together developer contributions, direct developer 

delivery, public grant/loan funding and private sector 

development.  

The strength for East Norwich in this context is the 

active participation of key partners within the process, 

ranging from Homes England and the LEP (both of 

which provide a route to government), landowners and 

their development partners (who have access to partner 

investment) and the GNDP/GNGB (which can leverage 

funds and provide links to other bodies).

If future funding is to be secured, this partnership 

approach will be vital, ensuring cross-site opportunities 

are realised and brought forward for funding in a 

coordinated way in order to demonstrate greater value 

for money from any investment.

23.5	 Conclusion and next steps
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Development of sites allocated in the East Norwich strategic 

regeneration area identified on the [Local Plan] Key Diagram 
including Carrow Works, the Deal Ground and the Utilities 

Sites will create a highly sustainable mixed-use gateway 

quarter accommodating substantial housing growth and 

optimising economic benefits. 

Developments across the sites will provide in the region of 

4,000 additional homes in the plan period and significant 
new employment opportunities for around 6,000 jobs. East 
Norwich also has the potential to act as a long-term catalyst 

for regeneration of the wider area, potentially including the 

following sites if they become available:

•	 Redevelopment of land adjoining the railway between the Deal 

Ground and Carrow Works as part the wider East Norwich 

strategic growth area masterplan supplementary planning 

document

•	 Land east of Norwich City F.C.

•	 Land owned by Network Rail on Lower Clarence Road and 

Koblenz Avenue

•	 Intensification of uses at Riverside Regeneration in the Rouen 
Road area

Site proposals within the East Norwich strategic regeneration 

area will meet the requirements of an area-wider masterplan to 

ensure co-ordinated development. This will include:

•	 An exemplar design approach, building at high densities and 

maximising the riverside regeneration potential to create a 

distinct, highly sustainable mixed-use community and new 

gateway quarter for the city, taking account of its setting 

adjacent to the Broads

•	 Creating an inclusive, resilient and safe community in which 

people of all ages have good access to high quality homes 

that meet housing needs the provision of area-wide economic 

and social infrastructure and services, including (but not 

limited to) the creation of new employment opportunities, a 

new local centre, and a new primary school should need to be 

established

•	 Establishing an integrated access and transportation strategy 

which emphasises sustainable accessibility and traffic 
restraint, and allows for connectivity and permeability within 

and between the sites in the strategic regeneration area and 

beyond, including north-south links between Trowse and 

Bracondale and the north and south banks of the Wensum. 
Proposals should be designed for ease of access to, and by, 

public transport, with appropriate bridge provision to ensure 

the sites are fully permeable by sustainable transport modes

•	 Planning development to effectively manage and mitigate the 
impact of vehicular traffic from the sites on the local highway 
network including the Martineau Lane roundabout, Bracondale 

and King Street

•	 Protecting and enhancing green infrastructure assets, 

corridors and open spaces within the area, including 

enhancing linkages from the city centre to the Broads, Carrow 

Abbey County Wildlife Sites and the wider rural area and 

elsewhere in Norwich, include pedestrian/cycle links between 

Whitlingham Country Park and the city centre

•	 Providing and enhancing the sites’ and wider city’s rich 
heritage assets and their settings

•	 Achieving high quality, locally distinctive, energy efficient and 
flood resilient design which addresses identified risks from 
river and surface water flooding and mitigates against potential 
sources of noise and air pollution and establishes strong built 

frontages along the River Wensum and the defining network of 
streets and spaces within the sites

•	 Addressing and remediating site contamination

•	 Planning to allow scope or greater use of the River Wensum 

and Yare for water-based recreation, leisure and tourism 

including the potential inclusion of marinas and riverside 

moorings and access for waterborne freight subject to not 

impeding navigation of either river.    
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This section provides an overview of aspects of city 

area-wide analysis that has been undertaken as part of 

the baseline phase of work during the production of the 

masterplan for East Norwich. The following issues are 

included:

•	 Administrative boundaries

•	 Urban grain and land use context;

•	 Building heights;

•	 Walking and cycling;

•	 Public transport; and

•	 Road access.

The section that follows this city-wide contextual analysis 

includes a closer look at the attributes of the sites 

themselves.

As shown in Fig 77, the ENSRA includes land within 

three adjacent local authority areas. In addition, part of 

the area falls within land under the administrative control 

of the Broads Authority.

The majority of the site falls with the Norwich City 

Council area. All of the Carrow Works and Deal 

Ground sites fall within the Norwich City Council 

administrative area. The May Gurney site to the south 

of the Deal Ground falls entirely within the South Norfolk 

administrative area. Whilst the majority of the Utilities 

Site falls within Norwich City Council, the furthest 

eastern extent of the site falls within the administrative 

area of Broadland District Council.

The Broads Authority area washes over local authority 

boundaries and defines the extent of the Broads National 
Park. The Park borders the eastern edges of the Deal 

Ground and Utilities Sites and covers the eastern half 

of the Utilities Site. The Broads Authority area extends 

right into the city of Norwich via the channel of the River 

Wensum.

2	 CONTEXTUAL ANALYSIS

2.1	 Introduction 2.2	 Administrative boundaries

Fig 77  Administrative boundaries
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2.2.1	 High level land use analysis

This land use plan shows how the ENSRA marks the 

edge of the city - playing a pivotal role in the transition 

from urban Norwich to the surrounding countryside. 

The legacy of this area’s industry and the rivers and 

rail infrastructure which have shaped it, are clear in the 

irregular form of the development. However, there is a 

clear theme of development which has formed along the 

banks of the River Wensum, once purely industrial in use 

but now modern residential development.

East Norwich is one of the only remaining large inner city 

industrial sites which has not been developed. It is a site 

which can boast having both the significant heritage of 
the medieval city to its western edge, and the Broads at 

its southern and eastern edge.

Its central location, in close proximity to Norwich’s key 

commercial and retail areas, whilst also bridging into 

the surrounding landscape, offers opportunities for a 
high density mixed-use sustainable development which 

benefits from its proximity to both city and countryside, 
provided the appropriate infrastructure can open it up.

2.3	 Urban grain and land use context

Fig 78  Land use context
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2.3.1	 Typical building heights

Fig 79, using available on-line data sources, provides a 

generalised picture of existing buildings heights across 

the city area of Norwich.

Buildings on the site vary in height with the taller existing 

buildings tending to enjoy riverside locations. Many of 

the older warehouse buildings on the north side of the 

Carrow Works rise to heights of approximately 25m 

which would typically represent approximately 7 storeys 

in height.

2.4	 Building height context
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2.4.1	 Local Cycling and Walking Infrastructure Plan

The County Council are progressing a Local Cycling 

and Walking Infrastructure Plan (LCWIP) in line with the 

progress being made on the Greater Norwich Local Plan. 

An objective of the LCWIP is to align improvements in 

the local walking and cycling network with known major 

development sites coming forward. The East Norwich 

Masterplan provides an ideal opportunity to influence the 
emergence of the proposals in the LCWIP.

Embedded in the LCWIP’s proposals is the opportunity 

to realign the National Cycle Network Route 1 as it 

passes through Whitlingham heading towards the city 

centre.

The coming forward of the Carrow Works site and 

the opportunity to forge new connections between it 

and surrounding sites including the Deal Ground and 

the Carrow Road area to the north presents great 

opportunities to improve the local and strategic network 

of routes thereby giving greater priority in the local 

highway network to active travel modes.

The Wherryman’s Way from Norwich to Great Yarmouth 

trail route passes along Whitlingham Lane towards 

the city centre via Bracondale. This route could also 

potentially be improved by it diversion across the Deal 

Ground and Carrow Works site.

HEARTSEASE

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

QUEENS HILLS

SPROWSTON

THORPE

ST ANDREW

THORPE END

CRINGLEFORD

HETHERSETT

LITTLE MELTON

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

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 DRAYTON

GARRICK GREEN

WOODLAND DRIVE

CATTON CHASE

MALLORY RD

D
O

U
G

L
A

S
 C

L

WOODHAM LEAS

SPENCER RD

WESTACRE DR

T
H

E
 P

A
D

D
O

C
KS

DESMOND D
RIVE

P
E
N

NY ROYAL

STIRLING RD

LOUIS CL

TAYLOR’S LN

LODG E
 FA R

M
 D

R

W
IN

D

SOR PAR K G
A
R

D
E
N

S

MOUN
T
B

A
T
T

E
N

 D
R

P
A

R
R

 R
O

A
D

A
S

H
T

R
E

E
  
R

D

HAWTHORN ROAD

W
E

S
T

 R
O

A
D

M
E
A

D
O

W
 R

D

HALL  RD

G
R

A
N

T
 S

T

GOULD  RD

SANDYLANE

H
A

L
L
  
R

O
A

D

L
A

K
E

N
H

A
M

  W
A

Y

WOLFE  ROAD

GORDON  AVENUE

LIME TREE 

S
C

H
O

O
L
 

L
A

N
E

AVENUE

PLUMSTEAD  R
D

PLUMSTEAD  R
OAD  E

AST

PLUMSTEAD  R
OAD  E

AST

PLUMSTEAD  R
OAD  E

AST

PLUMSTEAD  R
OAD

H
IL

A
R

Y
  A

V
E

VALLEY    DRIVE

W
A

T
L
IN

G
  
 R

O
A

D

SALHOUSE   R
OAD

SALHOUSE  R
OAD

S
P

IX
W

O
R

T
H

  
R

O
A

D

WHITE  WOMAN  LANE

W
ROXHAM

   
  R

OAD

W
ROXHAM

  R
OAD

A
N

G
E

L
  R

O
A

D

A
Y

L
S

H
A

M
  R

O
A

D

A
Y

L
S

H
A

M
          R

O
A

D

A
Y

LS
H

A
M

  R
O

A
D

A
1067  D

R
A
Y

TO
N

  H
IG

H
  R

O
A

D

R
E
E
P
H
A
M

  R
O
A
D

M
ID

D
LE

TO
N
S  L

A
N
E

M
ID

D
LE

TO
N
S  L

A
N
E

H
O

S
P

IT
A

L
  
L
A

N
E

L
O

W
  R

O
A

D

AMSTERDAM    W
AY

M
A

R
R

IO
T

T
S

  W
A
Y

NEWMARKET  R
OAD

NEWMARKET 

O
VA

L 
 R

O
A
D

MARRIOTTS      WAY

DEREHAM  ROAD

DEREHAM  ROAD

EARLHAM  ROAD

      BOWTHORPE      ROAD

EARLHAM  GREEN  LANE

THE  AVENUES

B
L
U

E
B

E
L

L
  

R
O

A
D

railway

railway

H
U

R
R

IC

ANE  WAY

IV
E

S
  
R

O
A

D

W
H

IT
LI

N
G

H
A
M

  L

A
N
E

WHITLINGH

A
M

          L
A

N
E

RIVER YARE

NEW
  R

OAD

A
V

E
N

U
E
  S

O
U

T
H

W
E

L
L
E

S
L
E

Y

railway

ra
il
w

a
y
  
lin

e

B
U

R
N

H
A
M

  R
O

A
D

R
AYM

O
ND  R

OAD

W
O

O
D

L
A

N
D

  R
O

A
D

     A
140  HO

LT  RO
A
D

R
EEPH

A
M

  R
O

AD

R
EEPH

A
M

  R
O

AD

W
IN

D
S
O

R
    R

D

D
R

AYTO
N  ROAD

C
IT

Y
  V

IE
W

  R
O

A
D

SAMSON  R
OAD

BOUNDARY ROAD 

S
W

E
E

T
  
B

R
IA

R
  

R
O

A
D

 

      
    

HELL
E

S
D

O
N

  
 R

O
A

D

GUNTON  LANE

N
O

R
W

IC
H

  R
O

A
D

N
O

R
W

IC
H

  R
D

S
P

IT
F

IR
E

  
R

D

B
O

W
E

R
S

  A
V

E
N

U
E

SUCKLING  AVE

B
A

S
S

IN
G

H
A

M
R

O
A

D

V
U

L
C

A
N

  R
O

A
D

  N
O

R
T

H

V
U

L
C

A
N

  R
O

A
D

S
O

U
T

H

M
A

S
O

N

R
O

A
D

W
E

S
T

O
N

  
R

O
A

D

MARGARET  PASTON  AVE 

VALPY  AVENUE

DRAYTON  ROAD

GALLEY HILL

HALF  MILE  RD

GROVE   AVENUE

B
E
AU

M
O

N
T  R

O
A
D

B
R

E
C

K
L

A
N

D
  
R

D

R
IC

H
M

O
N

D
  
R

O
A

D

H
IG

H
L
O

W
R

O
A

D

S
T
A

F
F

O
R

D
 A

V
E

N
U

E

DEREHAM  ROAD

A1074   DEREHAM  ROAD

EAST  HILLS  RD

BOATM
AN  W

AY

BEECHENO  ROAD

CLARKSON  ROAD

RANWORTH  RD

H
E

LLESD
O

N   ROAD

E
N

FIE
LD

  R
O

A
D

B
E

V
E

R
L

E
Y

  
R

O
A

D

G
U

A
R

D
IA

N
  R

O
A

D
  

WATERWORKS  R
OAD

BOWTHORPE   RD     
     

    

A
D

E
L

A
ID

E
  
S

T
R

E
E

T

M
A

P
L

E
  D

R

F
R

E
N

S
H

A
M

  R
D

B
U

R
N

E
T

  R
D

PAGE

ROAD

S
C

A
R

N
E

L
L
  R

D

U
N

IV
E

R
S

IT
Y

  D
R

IV
E

COW  DRIVE

EARLHAM  RD

EARLHAM  RD

EADE  R
OAD

ROSEBERY  R
D

ELM  GROVE  LANE

            AVENUES  ROAD

         WHITEHALL  ROAD

STAFFORD

GYPSY  LANE

B
LU

E
B
E
LL  R

O
A
D

WATTON      
ROAD

WATTON     
 ROAD

TOLLGATE  WAY

A
47  S

O
U

T
H

E
R

N
  B

Y
P
A

S
S

A 4
7  S

OUTHERN  B
YPASS

A 146 

JESSOP  ROAD

G
LE

B
E
  R

O
A

D

T
O

W
N
  C

LO
SE  RD

BARRETT      ROAD 

M
O

U
N
T  PLEASAN

T

EATON  ROAD

   
   

  W
EN

TWORTH  G
RE

E
N

E
L

L
C

A
R

R
IS

E

MAID  MARIANROAD

TUCKSW
OOD  LANE

H
A

L
L
  
R

O
A

D

  
B

A
R

N
E
S

D
A

L
E

  
R

D

FOUNTAINS  RD

HALL  RD

O
LD

 H
A

LL
  R

D

M
A

R
T
IN

E
A

U
  
  
 L

A
N

E
 

S
T

O
K

E
  R

O
A

D

MILE  CROSS  LANE 

WOODCOCK  ROAD

WOODCOCK  ROAD

BULLARD  RD

O
LD

  W
ATTO

N
  R

D

C
O

LN
E

Y
  L

A
N

E

COLNEY  LANE

HARTS  L
ANE

ST L
AW

RENCE

HARMER LANE

DRIV
E

CANTLEY  L
ANE

IN
T
W

O
O

D
  
R

O
A

D

   
   

   
   

   
   

   
   

   
NORTH  PARK  AVENUE

M
ILE  EN

D  RO
A

D  

DANIELS  ROAD  

E
ATO

N
  S

TR
EET

U
N

T
H

A
N

K
  R

O

A
D

U
N
T
H

A
N

K
  
R

D

CECIL  ROAD

             L
E
O

P
O

L
D

   R
O

A
D

JU
D

G
E

S
  W

A
L
K

C
H

U
R

C
H
  LA

N
E

CAVELL  ROAD

R
A

N
D

O
L

F
  
R

O
A

D

L
A

T
IM

E
R

  
R

O
A

D

N
E

T
H

E
R

W
O

O
D

G
R

E
E

N

L
O

N
G

  
J
O

H
N

  
H

IL
L

E
U

R
O

P
A
  W

A
Y

STRATFORDDRIVE

LAKENFIELDS

LINDLEY ST

J
E

W
S

O
N

  
R

O
A

D

V
IC

A
R

A
G

E
 

GEORG
E

  P
O

P
E

  R
D

  
  

  
  

  
  
  

  
S

T
  
C

L
E

M
E

N
T

S
  
H

IL
L

  
  
  
  
  
 S

T
  
C

L
E

M
E

N
T

S
  
H

IL
L

                 F
ID

D
L
E

W
O

O
D

  R
O

A
D

C
A

T
T

O
N

  
G

R
O

V
E

  
R

O
A

D

BOSTO
N

  S
T

FIFERS  LANE

FIFERS  LANE

METEOR  CLOSE
REPTON  AVE

LODGE        LANE

               CHURCH  ST

S
P

IX
W

O
R

T
H

  
R

O
A

D

BARKERS  LANE

CHURCH  LANE

C
O

Z
E

N
S

  H
A

R
D

Y
  R

O
A

D

W

ILK
S

   F

A
RM  DRIV

E

F
O

X
B
U

R
R

OW  ROAD

   
   

   
   

 C
O

L
IN

D
E

E
P

  
L
A

N
E

ALLENS  LANE

R
U

S
H

M
O

R
E

A
D

A
M

S
 R

D

T
IL

LS
 R

O
A
D

T
IL

LS
 C

LO
S
E

M
O

O
R

E
 A

V
E

N
U

E

R
O

A
D

NEVILLE  R

O
A
D

RECREATION  GR RD

  RO
SEM

ARY          R
OAD

 A
11

51
   

W
ROXHAM

   
  R

OAD

GEORGE  HILL

S
C

H
O

O
L
  L

A
N

E

C
L
A

B
O

N
  
R

O
A

D

WALL  ROAD

ASH GROVE

TILLETT ROAD

DENMARK  ROAD

GILMAN  ROAD

M
A

G
D

A
L

E
N

  
R

O
A

D

SHIPSTONE  RD

H
E

A
T

H
 

BEACONSFIELD     ROAD

    
   M

OUSEHOLD  AVENUE

THE  STREET

KIRBY  ROAD

YARMOUTH  ROAD

YARMOUTH  ROAD

S
C

H
O

O
L
  
A

V
E

HILLSIDE  AVE

T
H

U
N

D
E
R

  LA
N

E

T
H

O
R

  R
O

A
D

T
H

O
R

L
O

K
E

LAUNDRY  LANE

ST  ANDREWS

CLOSE PRIMROSECRESCENT

S
T

  
A

N
D

R
E

W
S

  
A

V
E

N
U

E O
L
D
  CHAPEL  W

AY

MEMORIAL  WAY

CRANLEY ROAD

PEACHMAN  WAY

   YARMOUTH       RO

A
D

                    
        YARMOUTH  ROAD

   LOW  ROAD

 MIDDLE  ROAD

WOODLAND DRIVE

T
H

E
 B

O
U

LE
V

A
R

D

   SMEE LANE

THE   R
IDGEWAY

   B
EECHWOOD   D

RIVE

W
O

O
D

S
ID

E
   R

O
A

D

W
O

O
D

S
ID

E
             R

O
A

D

S
O

U
T

H
  H

IL
L
  R

O
A

D

B
O

RROWDALE   DRIVE

MOUSEHOLD        LANE  

  HEARTSEASE  LA
N

E
 

SALHOUSE   R
OAD

D
E

L
O

N
E

Y
  R

O
A

D

BAR
C

L
A

Y
  R

D

B
R

E
C

K  R
OAD

H
A

M
M

O
N

D
   W

A
Y

H
A

M
M

O
N

D
 

  H
A

R
R

IS
O

N
S

  DR

GREENBOROUGH  ROAD

MUNNINGS  RD

NEWBEGIN  RD

CUBITT  RD

MORSE

AVE

H
A

R
V

E
Y

  
  
L

A
N

E

CO
RBETT  A

VENUE
CRO

M
W

ELL 
RO

AD

R
O

U
N

D
TR

E
E
 W

AY

BLAC
KW

ELL
 A

VEN
U
E

     LEVESON  ROAD

 LINTO
N
 C

R
E
S

C
E

N
T

SPA
R

H
A
W

K
  
A

V
E

N
U

E

BLUE   BOAR  LANE

B
L
U

E
   B

O
A

R
  L

A
N

E

B
L
U

E
   B

O
A

R
  L

A
N

E

LI
NACRE  A

VENUE

ARMES    ST

ST  WILLIAMS  WAY

  A
14

0
   C

R
O

M
E

R
    R

O
A

D

     LAKENHAM   ROAD

  
  
 M

IL
E

  
 C

R
O

S
S

  
   

   
R

O
A

D

        CLOVER H
IL

L R

O
A
D

EARLHAM  GROVE

HUTCHIN
SON  R

D

E
A

R
LH

A
M

  G
R

E
E
N

  LA
N

E

R
E

C
R

E
A

T
IO

N
  R

O
A

D

A
L

E
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 T
E
LE

G

R
A
PH

  LAN
E  EAST

W
E

L
E

S
L

E
Y

   A
V

E
  N

T
H

H
A

R
V

E
Y

   L
A

N
E

T
H

U
N

D
E

R
         L

A
N

E

D
A

V
ID

S
O

N
  R

D

P
O

U
N

D
   L

A
N

E

G
R

E
E

N
   L

A
N

E

P
O

U
N

D
   L

A
N

E

D
U

S
S
IN

D

ALE   
  D

RIV
E

VANE  CL

FIFERS  LANE

S
U

T
H

E
R

L
A

N
D

 A
V

E

D
R

A
Y

TO
N

  H
IG

H
  R

O
A

D

CHARTWELL           RD

CHARTWELL ROAD

S
P
R

O
W

S
TO

N
   

  R
O

A
D

C
H

U
R

C
H

  
L
A

N
E

C
R

O
F

T
-

H
O

L
M

E
W

A
Y

RING  ROAD
ELIZABETH AVENUE

THOMAS VERE RD

YARMOUTH  ROAD

M
A

N
S

F
IE

L
D

 L
A

N
E

M
A

N
S

F
IE

L
D

 L
A

N
E

H
A

L
L
  
 R

O
A

D

CONSTABLE  RD

C
O

N
S

T
A

B
L

E
  
R

D

 A
1
4

0
  
IP

S
W

IC
H

  
  
 R

O
A

D

IP
S

W
IC

H
 R

O
A

D

IP
S

W
IC

H
 R

O
A

D

LIM
E TREE  ROAD

C
H
R
ISTC

H
U
R
C
H
  R

O
AD

C
H

R
IS

T
C

H
U

R
C

H
  R

D

E
ATO

N
  R

O
A
D

S
U

N

N
IN

G
D

A
LE

P
L
A
N

T
S

M
A N CLOSE

U
N

T
H

A
N

K
 R

O
A

D

U
N
TH

A
N

K
  R

O
A
D

C
O

L
L

E
G

E
    R

O
A

D

C
H

R
IS

T
C

H
U

R
C

H
      R

O
A

D

C
O

LM
A
N

ROAD

P
A

R
K

          L
A

N
E

ST

H
E

IG
H

A
M

R
O

A
D

  
 O

L
D

  
P

A
L

A
C

E
  
R

O
A

D

M
ARRIO

TTS W

A
Y

EARLHAM ROAD

BOW
THORPE  R

D

  HEIGHAM  ST

MARRIOTTS     WAY

RIVER YARE

RIVER YARE

RIVER  WENSUM

RIVER  WENSUM

THORPE   ROAD

 C
O

L
M

A
N

  R
O

A
D

F
IR

S
  R

D

S
T
  
 F

A
IT

H
S

  
  
  
 R

O
A

D

S
P

IX
W

O
R

T
H

  
R

O
A

D

CANNER

BY

LANE

FALCO

N  R
O

A
D

  E
A

S
T

RIDER  H
AG

G
A

R
D

  
R

O
A

D

BORROWDALE

DRIVE

INGRAM COURT

L
O

N
G

 J
O

H
N

 H
IL

L

A
R

N

O
LD

M
IL

LE

R
  R

D

S
A

N
D

Y
 L

A
N

E

SANDY LANE

ROBIN   HOOD RD

GREENWOOD

ROAD

ROAD

MARSTON  LANE

MARSTON  LANE

C
H

U
R

C
H

   L
A

N
E

NEWMARKET

ROAD

C
O

LN
E
YLA

N
E

C
O

L
N

E
Y

 L
A

N
E

R
O

U
N

D
H

O
U

S
E

  
W

A
Y

   
   

   

   
   

    
     

  NEWMARKET ROAD

SOUTH PARK AVENUE

B
LU

E
B

E
L
L
 R

O
A

D

  T
H

R
E

E
    S

C
O

R
E

     R
O

A
D

CHAPEL BR
E
A

K
 R

O
A

D

CHAPEL BREAK ROAD

RAWLEY ROAD

 H
U

M
B

L
E

  
 Y

D

LO
W

  R
O

A
D

NORWICH ROAD

B
R

A
M

B

LING 

D
R

A
G

O
N

F
LY

L
A

N
E

W
ATER

LANE

 S
T
R

A
T
F
O

R
D

  C
RES

GURNEY  L
A

CHANCELLORS   DRIVE

UNIVERSITY  DRIVE

NORFOLK    RO
A

D

SUFFOLK RD

R
U

S
K

IN
  R

O
A

D

  
 L

O
V

E
L

A
C

E
  
R

O
A

D

NORTHFIELDS

D
E

  
H

A
G

U
E
  R

O
A

D

FAIRFAX  RD

S
O

U
TH

 P
A
R
K
  A

V

E

P
A
R
M

E

N
TER

R
O

A
D

B
U

C
K
IN

G
H

A
M

  R
D

JUDGES DRIVE

RYRIE

COU
R

TE
A

T
O

N
  C

H
A

SE

O
S
B

ORNE ROAD

N
O

R
V

IC
  
D

R
IV

E

P
O

P
LA

R

AV
E

CHES
TN

U
T  H

IL
L

  B
U

C
K
L
A

N
D

 R
IS

E

E
LVEDEN  C

L

G
R

EEN
W

AYS

   GREENWAYS

  
  
 H

A

RD W IC
K

CLOSE

L
IN

D

FORD

DRIVEBURHILL
CL

A
B

INGER WAY

BROADHURST  ROAD

L
O

W
T

H
E

R
  

R
O

A
D

LYHARD  ROAD

W
E

L
S

F
O

R
D

 

W
E

L
S

F
O

R
D

 

IR
V

IN
G

 R
D

B
E

A
T

T
Y

 R
D

T
O

W
N

S
E

N
D

 R
D

R
D

R
D

S
TA

T
H

A
M

 

C
LB

R
A

N
K
S

O
M

E
  R

D

C
AM

BER
LEY  R

D

C
LAR

EM
O

N
T  R

D

W
AVERLEY   

RD

S
H

E
R

W
O

O
D

FRIAR TUCK

R
O

A
D

S
C

A
R

L
E

T
  
R

O
A

D

W
A

T
K

IN
  R

D

B
O

W
M

A
N

  R
D

BESSEMER  R
O

A
D

C
O

L
E

B
U

R
N

  
R

O
A

D
T
H

E
O

B
A

L
D

  
R

O
A

D

C
O

O
P

E
R

  L
A

N
E

O
S

B
E

R
T

C
L

H
A
R

W
OOD ROAD

 COKE R
D

 S
PRINGBANK

      BIRB ECK ROAD

B
E

E
C

H
IN

G
 R

O
AD

W
H

IT
IN

G
  R

D

G
R

O
V

E
  
W

A
L
K

S
T

 A
L
B

A
N

S
 R

D

PATRICIA ROAD

T
R

A
F

F
O

R
D

  
 R

O
A

D

B
R

IA
N

  
A

V
E

FAIR
FIE

LD  R
D

O
R

W
E

L
L

R
D

U
P

T
O

N
  R

O
A

D

M
E

A
D

O
W

R
IS

E
  A

V
E

BURY  ST

B
E
EC

H
     D

RBEECH
B

A
N

K

   E
L

IZ
A

B
E

T
H

    F
R

Y
  R

D

G
E

O
R

G
E

  B
O

R
R

O
W

  R
D

GEORGE BORROW
RD

        SALTER  AVE

C
O

L
L
E
G

E
  R

D
LIN

C
O

LN
  S

T

P
O

R
T
L
A

N
D

  S
T

D
O

V
E

R
  S

T

C
A

E
R

N
A

R
V

O
N

  R
D

W
E

L
L

IN
G

T
O

N

R
O

A
D

H
A

V
E

L
O

C
K

  R
D

DENBIGH  RD P
E

M
B

R
O

K
E

  R
D

C
A

R
D

IF
F

  R
D

S
W

A
N

S
E

A
  R

D

SANDRINGHAM RD

E
D

IN
B

U
R

G
H

   R
O

A
D

G
L

A
D

S
T

O
N

E
 S

T

  
  
  

B
E

LV
O

IR
  
  

S
T

R
E

E
T

WEST  END  ST

NILE  ST
CLIFTON  ST

N
E

L
S

O
N

  S
T

R
E

E
T

N
E

L
S

O
N

  
S

T
R

E
E

T

N
O

R
T

H
U

M
B

E
R

L
A

N
D

  S
T

H
O

T
B

L
A

C
K

  R
O

A
D

T
U

R
N

E
R

  R
O

A
D

B
O

N
D

 S
T

M
E

R
T

O
N

 R
D

S
T
O

N
E
 R

D

PRESS LA

R
O

A
D

BER

N
E

R
S

 R

D

JU
N

C
TIO

N

R
D

PENN GRO

S
LE

A
F
O

R
D

 G
RN

P
H

IL
A

D
E

LP
H

IA
L
A

N
E

B
LY

T
H

   R
D

CHAMBERLIN  RD

MILLERS  L
ANE

PELHAM  R
D

LAWSON ROAD

LONG ROW

C
O

N
S

T
IT

U
T

IO
N

  
 H

IL
L

M
A

S
S

IN
G

H
A

M
  R

D

W
A

T
E

R
LO

O
  R

D

SPROW
STO

N
   

 R
D

PATTESON  RD

BUXTON  RD
CLARK RD

GUERNSEY
RD

B
U

R
G

E
S

 R
D

G
R

ESHAM    ROAD

B
IG

N
O

L
D

  
  
R

O
A

D

HELLESDON  HALL ROAD

HELLESDON  HALL ROAD

C

ALEY CLO
S

E

C
L
O

V
E

L
LY

 D
R

IV
E

R
IV

E
R

S
ID

E
 C

 L
 O

SE

H
E

L
L

E
S

D
O

N
  M

IL
L
  L

A
N

E

DARRELL   P
L

TOLLHOUSE

ROAD

M
A

R
L 

 P
IT

  L
A

N
E

M
O

T
U

M
  
R

D

C
A

D
G

E
 R

O
A

D

C
H

A
R

G
E

 R
D

IRST

E
A

D
 R

O
A

D

IV
Y

  R
O

A
D

BE
V

E
R

L
E

Y

R
O

A
D

G
Y
P
S
Y
   

LA
N
E

CUNNINGHAM  RD

FRIENDS RD

F
R

IE
N

D
S

 R
D

OLD  WATTON  ROAD

W
O

R
D

S
W

O
R

T
H

  R
D

T
A

Y
LO

R
  R

O
A

D

M
A

L
B

R
O

O
K

  R
D

G
IL

B
A

R
D

  
R

O
A

D

TOYLERD

BISHY      BARNEBEE      W
AY

BLADEW
A

T
E

R
 R

D

C
A

D
D

O
W      R

OA D

  H
O

R
N -PIE  RD

  THE R
U

N
N

E

L

  M
A

R

D
LE ST

D
O

D
D

E
R

M
A

N
  
W

A
Y

       
      

 EARLHAM    
   

 GREEN      L
ANE

THE

DRIV
E

A
4
7
  S

O
U

T
H

E
R

N
  B

Y
P

A
S

S

SU
N

N
Y  G

R
O

VE

VALLEY  ROAD

CLOVER  HILL  ROAD

Y
A

X
L
E

Y

  W
AY

W
ENDENE

W
E

N
D

E
N

E

BENDISH  W
AY

     H
ARPSFIELD

H
U

D
S

O
N

  W
AY

LAY
E

R
 C

L
O

S
E

CUTLER  W

A
Y

ATKINSO

N
 C

L

   D
R

A
P

E
R

    WAY

   BARNARD  ROAD

B
A

W
B

U
R

G
H

  
L
A

N
E

MIDDLETON 
CRESCENT

GROVE  AVENUE

TOWN  HOUSE  ROAD

L
O

N
G

W
A

T
E

R
  
L
A

N
E

L
O

N
G

W
A

T
E

R
  
L
A

N
E

UPPER STAFFORD AVE

UPPER 

ROAD

BRECKLAND

T
H

R
E

E
  
M

IL
E

  
L

A
N

E

G
R

A
Y

S
F

A
IR

GURNEY  ROAD

JERRINGHAM  RD

G
U

R
N

E
Y

  
R

D

R
U
S
K
IN

  R
D

SM
IT

H
DALE

 R
D

K
A

B
IN

  R
D

H
IL

L 
 R

O
A

D

F
O

LG
A
T
E
  LA

N
E

T
H

E
  S

T
R

E
E
T

C
O

STESSEY   LANE

T
A

V
E

R
H

A
M

   L
A

N
E

TAVERHAM   ROAD

MACK’S   LANE

W
O
O
D
LA

N
D
  R

O
A
D

M
AR

G
AR

ET

YELV
ER

TO
N
 

C
LO

SE

C
LO

SE

D
EVO

N

AVEN
U
E

FA
IR

W
AY

S

PLAN
TA

T
IO

N
  R

O
AD

PAR
K

W
AY

N
U
RS

E

R
Y C

L

OLIV

E
   R

O
A

D

MARGARET   R
O

A
D

W
O

O
D

H
IL

L 
 R

IS

E

O
V

A
L
  A

V
E

N
O

R
T

H
V

IE
W

  R
D

IN
D

E
N

  
R

D

C
O

P
P
IC

E
AV

E

K
IN

S
A
LE

  AV
E

W
E
S
T-

G
ATE

N
O

R
TH

-
G

AT
E

PIN
EW

OOD  C
LOSE

HASTINGS

AVE

HARLINGTON

AV
E

MOUNTFIELD

AV
E

C
O

R
O

N
A

T
IO

N
  R

D

H
E
R

C
U

LE
S
  R

D

APPLEYARD  CR

   A

P
PLEYARD  C

R

L
E

F
R

O
Y

  R
D

D
O

L
P

H
IN

  
  
  
  
  
  
  
  
P

A
T

H

BACTON    R
D

P
A

L
M

ER  RD

C
O

T
TIN

G

H
AM  DRIVE

G
O

W
IN

G
  R

O
A

D

BUCK CO
U

R
T
N

EY CRESCENT

FLETCHER
WAY

BAXTER   

C
T

D
E

L
F

T
  W

AY

ANSON  ROAD

M
E

A
D

O
W

WAY 

H
A
W

T
H

ORN  A
VE

DIAMOND  RD

J
U

P
IT

E
R

R
D

CONCORDE

R
O

A
D

BURTON  RD

HARTBE
ELA

HE
Y

F
O

R
D

 R
OAD

IVES  ROAD

B
U

S
S

E
Y

  R
D

S
T

  F
A

IT
H

S
  R

O
A

D

H
U

R
R

IC
A

N
E

  
W

A
Y

E
V

A
N

S
W

A
Y

D
O

W
D

IN
G

  
R

O
A

D

JAVELIN
RD

P
R

IO
R

S
  D

R
IV

E

N
O

R
M

A
N

  
D

R
IV

E

OAK  LANE

ROSTWOLD
WAY

LINTOCK
ROAD

S
T

  
F

A
IT

H
S

  
R

O
A

D

O
A

K
  
L
A

N
E

P
R

O
C

T
O

R
  
 R

D

PROCTOR   ROAD

PIONEER   RD

N
O

R
T
H

  W
A

L
S

H
A

M
  R

O
A

D

N
O

R
T
H

  W
A

L
S

H
A

M
  
R

O
A

D

S
IL

V
E

R
  R

D

G
U

R
N

E
Y
  R

OAD

GURNEY  R
OAD

LU
S

H
E
R

S
  L

O
K

E

T
U

S
T
IN

G
 C

L

EDW
ARDS  ROAD

GERTRUDE  ROAD

GERTRUDE  R
OAD

  CHURCHILL  RD

KNOWSLEY  RD

R
U
S
S
E
LL  AV

E

ALLENS  AVE

G
LENBURN  AVE

FA
IR

S
TE

A
D
 R

D

DENTON    RD

ANTHONY

WINDMILL
ROAD

HOOPER D
R
IV

E

LA
N

E

S
H

IP
F

IE
L
D

D
IX

O
N

   
 R

D

S
T
O

N
E

H
O

U
S

E
  
R

D

BLENHEIM  RD

PAR
AN

A  R
D

M
ER

LIN
  AVE

P
E

R
E

G
R

IN
  R

D

          L
IN

D
S
AY

  R
D

VAR
VEL

A
V

E
N

U
E

FALC
O

N
  R

D
  W

E
S

T

G
AG

E  RD CERE  RD

B
E

W
IT

  R
D

BLIT
HE-W

OOD  G
ARDENSBLITHEMEADOW  D

RIVE

  LA
M

B
E
R
T  R

D

THORNHAM
  RD

LO
N
E B

A
R

N
  R

D

C
E

R

E   ROAD

GURN
E

Y
 

A
V

IA
N

  W
A
Y

C
IR

R
U

S
  W

A
Y

CHURCHMAN  RD

CLAN

C
Y

  
R

DM
A

R
Y
A
T
     RD M

A
N

B
Y

  R
D

GAWDY  R
D

W
IT

A
R

D
   R

O
A

D

SPRINGFIELD
ROAD

BARCLAY  R
D

BEECH  D
R

PAIN
E  R

D

ORCHARD C
LOSE

F
R

E
R

E
  
R

D

S
A

L
E

       R
O

A
D

SALE   R
OAD

M
U

N
N

IN
G

S
 

R
O

A
D

STEEPLEGREEN

CLOSE

LLOYD  R
D

K
N

O
X

  R
D

V
IN

C
E

N
T
  R

D

T
H

O
R

P
E

  A
V

E

CHARLES  AVENUE

C
Y

R
IL

R
D

BELMORE  ROAD

SPINNEY     ROAD

S
O

U
T

H
  H

IL
L
  R

O
A

D

BOOTY ROAD

S
T

  C
A

T
H

E
R

IN
E

S
  R

D

H
O

L

MES

C
L

CASTON  RD

W
O

M

ERSLEY  R
D

L
IO

N
W

O
O

D
     R

O
A

D

M
O

R
S

E
  R

O
A

D

  M
A

R
G

E
T

S
O

N
  A

V
E

 P
IL

L
IN

G
  R

D

PILLING  PARK   ROAD

WHITE FARM LANE

H
E
N

B
Y

  
W

A
Y

H
O

W
A

R
D

 C
L

BLAKE
S

T
O

N
E

 D
R

M
A

R
G

A
R

E
T

 C RES

H
IL

L
 C

R
E

S
T

ROAD

THOR  CL

A
E

R
O

D
R

O
M

E
  R

D

GORSE ROAD

W
IL

L
IA

M
S

  L
O

K
E

HILLY  PLANTATION

       BIRKBECK   WAY

GARGLE HILL

EASTERN ROAD

E
A

S
T

E
R

N
 C

R
E

S
C

E
N

T

FRANCIS STON

E
 C

O
U

R
T

B
O

U
N

D
A

R
Y

 L
A

N
E

E
A

S
T

E
R

N
  A

V
E

N
U

E

   D
U

S
S

IN
D

A
L
E

     D
R

IV
E

   DUSSINDALE  DRIVE

   D
U

S
S
IN

D
A
LE  D

RIV
E

   D
U

S
S

IN
D

A
L

E
  D

R
IV

E

  
  
  
 D

E
S

B
O

R
O

U
G

H
 W

A
Y

  
  

  
 S

K
IP

P
O

N  W
AY

   N
AS

E
B

Y

 W
AY

PRIDE WAY

TOAD LANE

   R
O

Y
A

L
IS

T
  

D
R

WINSTANLE
Y

 R
O

A
D

                           G
R

E
E

N
   L

A
N

E
   N ORTH

         GREEN

   LA
N

E
   N

O
R
TH

        BROADLAND DRIVE

N
O

R
T

H
S

ID
E

O
A

K
S

  L
A
N

E BRUNDALL  LOW  ROAD

G
IR

L
IN

G
  L

A
N

E

W
H

ITLIN
G

H
A

M
  L

A
N

E

H
IL

L
S

ID
E

  R
D

M
E

A

DOW    

L
A

NE    

NEWTON 
CL

D
E
V
O

N
  W

AY
  

B
A

R
N

M
E

A
D

O
W

W
H

IT
E

  
H

O
R

S
E

  
L
A

N
E

  

M
A
N
S

FIELD  LA

C
R

A
N

A
G

E

 R
D

W
H
IT

E
  H

O
R
S
E
  L

A
N

E
  

B
R

A
C
O

N
D
A
LE

M
IL

L 
   

G
AT

E
  

M
A

R
T

IN
E

A
U

LOCKSLEY  ROAD

ARMINGHALL  LANE

T
H

E
 L

O
K

E

O
AKFIELDS  RD

TUNGATECRESCENT

A
S
P

EN   W
A

Y

T
H

E
 RIDIN

G
S

BRETTING
H

A
M

   W
AY

LUSHER  RISE

JE
X
 R

O
A
D

JEX ROAD

CINTRA  RD

COTMAN  R
D

RANSON  RD

THE DENES

S
C

O
T

T
 R

D

S
A

LIS
B

U
R

Y
  R

D

C
R

E
M

O
R

N
E

 L
A

N
E

S
C

H
O

O
L   L

A
N

E

B
IS

H
O

P
S

  
C

L

H
E

A
T

H
S

ID
E

 

STA
N
LE

Y A
VENUE 

  
W

O
O

D
R

O
W

 P
L

A
C

E

S
O

U
T

H
  
A

V
E

N
U

E

C
H

A
P

E
L

  L
A

BEWFELD
RD

BOWTHORPE

HALL  RD

L
A

R
K

M
A

N

L
A

R
K

M
A

N
  
L

A
N

E

ALBANY  RD

L
A

N
E

A11

L
O

R
D

    N
E
LS

O
N

   

M
ER

ED
ITH  ROAD

A
R

M
S

P
A

R
K

 R
D

O
U

L
T

O
N

R
O

A
D

R
EEPH

A
M

  R
O

AD

BER
RIN

GTON  R
OAD

S

A
R

AC
EN  R

OAD

H
A
D
E

N
  A

V
E

M
EADOW

  W
AY

HEATH  C
R

E
S
C

E
N

T

 R
D

K
E

S
W

IC
K
  R

O
A
D

KESWICK  ROAD

C
A
N
TLE

Y L
A
N

E S
O

UTH

T
A

Y
L

O
R

 A VE

A

R
MITAGE CLOSE

MEADOW FARM DRIVE

K
E

D
L

E
S

T
O

N
 D

R

LOW ROAD

K
E

S
W

IC
K
 C

L

THE PINES

L
A

N
E

L
A

N
E

N
E
W

FO
U

N D D
R

C
R

IN
G

LE
FORD

C
H

ASE

S
O

F
T

L
E

Y
 D

R

YARE V
A

LLE
Y

DRIV
E

E
A
T
O

N
 S

T
R

EET

       E B B
IS

H
A
M

  D
RIVE

PARSON
S

 M
E

A
D

A
MDERLEY DRIVE

C
H

E
Y

H
A

M

M
O

U
N

T

BRADEHAM

N
O

R
T

O
N

 D
R

IV
E

G
LEN

ALM
O

N
D

BRANKSOME C
L

C
AR

N
O

U
STIE

WAY

BIR
KD

A
LE

THE

 W

ALNUTS

R
U

D
G

E
 D

R
IV

E

L
E

N
G

 C
R

E
S

C
E

N
T

B
E

K
 C

L
O

S
E

  
  
 P

E
C

K
O

V
E

R
 R

O
A

D
NORGATE RD

S
O

T
H

E
R
TO

N
 R

D

PETTUS R O

A
D

B

L
A

K
E

N

EY CL

Q
UEENS C

LO
SE

UPTO
N C

L

W
ALDECK R

D

C
H

U
R
C

H
 A

VE

TH
E

PLAN
TATIO

N

E
AST

M
ELROSE R

D

HIG
HLAND R

D

M
URIE

L R
D

GRANGE R
D

HENLEY R
DHIG

HLAND

AVE

M
O

RNIN
GTO

N R
D

R
O

A
D

HIGHFIELD

GRIFFIN LANE

CENTRAL AVENUE

MERIDIAN WAYCOMMON LANE

B
U

N
G

A
L
O

W
   L

A
N

E

CLOSE

B
R

O
A

D
L
A

N
D

 W
A

Y

HEATH ROAD

ST DA
V
ID

S
 D

R

C
L
O

S
EP
IN

E
T

R
EES   R

OAD

TIERCE

L 
A
V
E
N

U
E

CREANCE

 R
O

A
D

C
H

E
N

E

RY DRIVE

  
  
  
 S

T 
MARYS G

R

OV E

 ST M

A
R

G
ARETS

 D

R
IVE

B
LE

N
H

E
IM

  
C

R
E

S
C

E
N

T

C

HURCH VIEW CL

IMPALA CLOSE

ARCHE

R
 C

L

B
IL

L
IN

G
  
C

L
O

S
E

L
O

W
R

Y
  
C

O
LE

  R
OAD

BURMA     

R
O

A
D

THE WARR
E

N

D
O VEDALES

  BREYDON RD

C
A

N
N

E
R

B
Y

 L
A

N
E

ALF
O

R
D
 G

R
O

VE
P

LA
FO

R
D

 R
D

TEMPLEM
ER

E

PARKLAND RD

C
L
O

V
E

R
 R

O
A
D

C
O

N
S

T
IT

U
T

IO
N

 H
IL

L

M

E
A

D
OW

GA
R

D
ENS

C
O

L
K

E
T

T
 D

RIVE

ARDNEY RISE

CARTERFORD DRIVE

TANAGER C L O

S
E

P
E

M
B

R

EY CL

AYLESBURY CL

P
E

A
R

C
E

F
I
E

LD

DENMARK
OPENING

SEWELL RD

  DE CAUX RD

S
P

E
N

C
E

R
 S

T

BELL RD

BRANFORD

ST OLIVES

ROAD

ROAD

ROAD

NORTHCOTE

VIOLET ROA D

C
R

O
M

E
 R

O
A

D

ROMANY ROAD

SOUTHALLS WAY

LAVENGRO

ROAD

 O
A

K
T

REE D RIV

E

COBHAM

WAY

RICE

WAY

SKELTON R
O

A
D

T

H
O RNFIELD W

AY

     

G
O

U
L
B

U
R

N RD
HOOKER

 R
O

A
D

T
IM

O
T
H

Y  C
LOSE

B
R

O
O

M
 A

V
E

N
U

E

F
U

R
Z

E
 R

O
A

D

O
A

K
 A

V
E

N
U

E

A
R

M
S

T
R

O
N

G
 R

O
A

D

T
R

A
C

EY
 R

D

F
IR

T
R

E
E
  

R
O

A
D

RACECOURSE

            ROAD

LAU R
E

L
 R

O
A

D

H
A

N
S

E
L

L
 R

OAD

L
O

N
G

F
IE

L
D

S
 R

O
A

D

F
IE

NNES RD

ASSOCIATION W
AY

OLD GROVE

COURT

R
A

C
K

H
A

M
 R

D

L
IL

B
U

R
N

E

AVENUE

HUNTER CLOSE

CLOSE

MIDDLETON

H
A

R
M

E
R

  
  

  
  

  
 R

O
A

D

H
IL

L
 
M

EAD

   BRIGHTW
ELL R

O
AD

B
E

E
C

H
 D

R
IV

E

DALRYMP L E

WAY

  P
A

R
T

R
ID

G
E

 W
A

Y

FOSTER RD

RYE AVENUE

R
Y

E
          A

V
E

C
H

A
M

B
E
R

S
 R

D

RYE CLOSE

KIRKPATRICKROAD

ROAD

O
X

N
E

A
D

 R
O

A
D

B
L
O

M
E

F
IE

L
R

O
A

D

WOODWARD

G
L

E
N

M
O

R
E

 G
D

NS

B
O

L
IN

G
B

R
O

K
E

          R
O

A
D

   M

ARSHALL RD

WELL
LOKE

CURTIS

R
O

A
D

O
V

E
R

B
U

R
Y

 R
O

A
D

A
V

E
N

U
E

B
O

U
N

D
A

R
Y

R
O

A
D

V
E

R
A

MAYFIELD AVE

LILIAN   C
L
O

S
E

E
V

E
R

S
L
E

Y
 R

O
A

D

MERCHA NT

     WAY

H

E
ATHER AVE

BR
AM

BLE AVEN
U
E

WALDEMAR AVENUE

BRABAZON ROAD

W
A

R
R

E
N

 A
V

E

B
R

O
O

M
 A

V
E

P
R

IN
C

E
 A

N
DREW’S ROAD

LIN
KS AVE

N
U
E

N
EYLO

N
D
 C

R
ES

W
O

O
D
VIE

W
 R

D

D
R
AYTO

N
 W

O
O

D
 R

O
AD

W
ESTW

O
O

D

D
R
IV

E

HAMO
ND R

O
A

D

BUS
H

  R
O

A
D

D
E

N
N

IS
 R

O
A

D

SADLER ROAD

H
O

W
E
LL

 R
O

A
D

H
U
R

N
 R

O
A
D

DELAN
E RO

AD

BRADSHAW
 RO

AD

M

AG
NAY RO

AD

B
ID

E
W

E
LL

 C
LFAIRVIEW CL

C
O

S
T
E

S
S

E
Y

  
L
A

N
E

THE CRO
FT

H
IN

S
H

A
LW

O
O

D
 W

AY

WINDMILL LANE

HIGHLA
N

D

S

N
U

R
S

E
R

Y
 L

A
N

E

M
Y

R
T

L
E

  
A

V
E

L
IM

E
 T

R
E

E
 A

V
E

N
U

E

WEST  END

C
L
E

V
E

S

W
A
Y

PARKLANDS

TO
W

ER  H
ILL

HALL DRIVE

L
O

N
G

D
E

L
L
 H

ILLS

R
O

U
N

D
W

E
L
L

R
O

A
D

DOLP
H

IN
 R

O
A

D
B

R

ISTOL RO
A

D

LONG   LANE

F
R

A
N

C
IS

 W
A

Y

M
O

R
G

A
N

 W
A

Y

B
A

R
N

A
R

D
 R

D

A
S

T
L
E
Y
  R

O
A

D

JARROLD WAY

L
IS

L
E

 R
O

A
D

STYLMAN  R
O

A
D

BELOE  A
VENUE

 S
W

A
F

IE
L
D

  S
T

HOLWO RTHY  RD

PEVERELL ROAD

  
  
  
  
  
C

R
O

W
N

   
   

   
  R

O
A
D

GURNEY CL

MARSHALL
CLOSE

G
L
E

N
D

A
  
R

O
A

D

LEEWO
O

D
 C

R
E

S

WINSF

O
R
D

    WAY

                 K

NOWLAND GROVE

GENTRY

PLACE

JAMIESON PLACE

 STEPHENSON      ROAD

C
LO

S
E

R
U

N
C

T
O

N

FRESHFIELDCLOSE

ST MILDREDS      ROAD
CALTHORPE   ROAD

  BLAND RD

WILBERFORCE R
O

A
D

RO

BSO
N

  R
O

A
D

  BEVA
N

      C
LO

S
E

ROCKINGHAM  ROAD

G
E

O

R GEFO X

        W
AY

WAKEFIE

L
D

    
ROAD

P
IT

C
H

F
O

R
D

 R
O

A
D

ROE DRIVE

FIELDV
IE

W

E
A

R
L

E
S 

 GARDENS

PRIMUL
A

  D
R

IV
E

H
E

N
D

E
R

SON RD

  
S

T
A

N
N

A
R

D RD
    BACO

N
  R

D

L
E

 S
T

R
A

N
G

E
 C

L

C
O

R
IE

    R D
KING H

O
R

N
 R

D

W
Y

C
L

IF
F

E
  R

O
AD

IV
O

R
Y

  R
OAD

W
ILB

E
R

F
O

R
C

E
 R

O
A

D

   W

I N
C

H
C

O
M

B
 R

D

   W AT
E

R
M

A
N

 R
D

H
E

L
E

N
A

 R
O

A
D

C
O

N
N

A
U

G
H

T
  

R
O

A
D

  
  
  
S

A
IN

T
  
  
 P

H
IL

IP
S

  
  
R

O
A

D

  
 W

A
R

W
IC

K
   

S
T
R

E
E

T

PORTERSFIELD ROAD

WHEELER  R
OAD

HAVERS   ROAD

S
H

O

R
NCLIFFE   AVENUE

HEMMING   
W

A
Y

H
A

N
S

A
R

D
  
R

D

CO

P
E

N
H

A
G

E

N  WAY

HELLESDON    
     

       PARK ROAD

ALSTO
N

  
R

O
A

D

W
H

IF
F

L
E

R
   R

O
A

D

S
T

 M
IL

D
R

EDS ROAD

MILCROFT C L
O

S
E

W

E
N

S UM  V
A

L
L

E
Y

  CLO SE

A11 NEWMARKET ROAD

ROAD

DEVONSHIRE 

STREET

G
O

L
D

S
M

IT
H

 S
T

WYMER ST

B
A

T
H

U
R

S
T

 
 R

O
A

D

YORK ST

GROSVENORROAD

G
LO

UCESTER STO
NLEY ST

A
LB

E
M

A
R

LE
 R

O
A
D

S
O

U
T
H

W
E
LL R

O
A
D

AURANIA AVE

LADY MARYGROVE

ELEANOR ROAD

HUGHENDEN
ROAD

C
IT

Y
  
  
  
 R

O
A

D
  

T
H

E
  L

O
A

N
IN

G

C

O
NESFORD  HOSPITAL

LANE

HARFORD ST

CYPRUS ST

CRICKET GROUND ROAD

BRACO
NDALE

K
IN

G
  S

T

CORTON R O
A

D

H
A

R
D

Y
 R

O
A

D
C

L
A

R
E

N
C

E
 R

D

   
   

 C
A

RROW  R
D

ROAD
COZENS 

PRIM
ROSE

ROAD

Q
U

E
B

E
C

 R
O

A
D

B
R

ITA
N

N
IA

 R
O

A
D

D
R

IV
E

B
R

O
A

D
L

A
N

D
  
W

A
Y

BROADLAND  WAY

NORWIC
H  R

OAD

N
O

R
T
H

E
R

N
  D

IS
T
R

IB
U

T
O

R
  R

O
U

T
E

N
O

R
T

H
E

R
N

  D
IS

T
R

IB
U

T
O

R
  R

O
U

T
E

G
R

E
E
N
 LA

N
E
 E

A
S
T

G
R

E
E
N
 LA

N
E
 W

E
S
T

B
R

O
A
D

  L
A
N

E

B
R

O
A
D

  L
A
N

E

BROAD  LANE

H
A

R
E

  R
O

A
D

MIDDLE  ROAD

SALH
O

USE   
RO

AD

LA
N

E
  

Thorpe Marriott

Drayton

Easton

N&N Hospital

Wymondham

Harford

Poringland

Broadland 

Business Park

Wroxham
Horsford

Whitl ingham

Sprowston

Rackheath

Hethersett

1

2
3

4

5

6
7
8

9
10

11

12

13

14

15

16
17

18

19

20

21

22

23

30

31

32

33
34

35
36

37

38

39
40
41
42
43

44
45

46

47

48
49
50
51

52

53

54

55

24
25

26

27

28

29

63

64

65

66
67

Projects 

Short term funded Medium/long term term unfunded 

Dereham Road (Longwater Lane - Wendene)

Dereham Road / Richmond Road

Dereham Road / Breckland Road with Costessey & Bowthorpe 
mobility hub

Earlham Green Lane – Marriott’s Way (via Norwich Road)

Marriott’s Way to Hellesdon Road

Dereham Road /Larkman Lane and Larkman mobility hub

Dereham Road / Old Palace Road / Heigham Road

Norwich Airport industrial estate link

Cromer Road and Aylsham Road (Fifers Lane – Woodcock Road)

Cycle and pedestrian crossing of Outer Ring Road (Mile Cross)

Sprowston Road (Denmark Road - Outer Ring Road) 

Sprowston Road (Magdalen Road – Denmark Road

St Williams Way

Heartsease Lane

Heartsease Fiveways junction

Kett’s Hill roundabout

Thorpe Road (Clarence Road – Carrow Road)

Ipswich Road (Daniels Road - St Stephen's Road)

Wymondham Rail Station platform access

Norfolk & Norwich University Hospital mobility hub

Newmarket Road (Eaton Road – Christchurch Road)

Grapes Hill Roundabout

Connecting the Norwich Lanes (incorporating Eastbound tra�c 
reduction and Wensum Missing Link)

Tombland

Norwich Rail Station mobility hub

King Street

Norwich Bus Station mobility hub

St Stephen’s Road

Green pedalway extension to Easton

Helleson (Low Road, Hospital Lane and Middletons Lane)

Yellow pedalway extension to Horsford

Hurricane Way

Mile Cross Road

Dolphin Path

Growth triangle orbital route (St Faiths to Wroxham Rd)

North Walsham Road

Wroxham Road 

Denton Road crossing over Chartwell Road

Broadland Way (Wroxham to Rackheath)

Broadland Way (Rackheath to Dussingdale)

Salhouse Road 

Growth triangle orbital route (Salhouse Road to Middle Road)

Lion Wood

Martineau Lane

East Norwich Regeneration Area (Martineau Lane 
to Thorpe)

East Norwich Reneneration Area (Carrow to 
Whittlingham)

Bracondale

Carrow Hill

Harford P&R cycle link

Hethersett Lane

Colney Lane

Roundhouse Way – UEA

St Stephens Roundabout

Edward Street

St George’s Street

Neighbourhood routes

Inner circuit

Outer circuit

Horsford ↔ Harford
Drayton ↔ Poringland

Wymondham ↔ Sprowston
Hethersett ↔ Wroxham

Easton ↔ Rackheath
Thorpe Marriott ↔ Whitlingham (National Cycle Route     )

Pedalways

1

Pedalway terminus

Mobility hub (cycling accessibility and parking improvements)

Development area

Local Cycling
and Walking
Infrastructure Plan
Proposed 2031 
cycle network
and infrastructure 
DRAFT 21.04.2021
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Fig 80  Draft Local Cycling and 

Infrastructure Plan (extract)
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214 EAST NORWICH  SPD    215

G APPENDIX

159



2.5.1	 Trains and buses

The south east of the city towards and beyond Trowse is 

served by a number of bus services which operate along 

the Queens Road / Bracondale axis.

The 40A and 41A serve Trowse village directly whilst all 

other services follow Martineau Lane towards the A146.

There is currently no bus service connecting the east 

Norwich area with Norwich Railway Station, with no 

services traversing Carrow Bridge.

The Thorpe Road corridor adjacent to the Utilities Site 

is well served by local buses. The 14 and 15 routes 

provides direct and frequent links between the Broadland 

Business Park and the railway station and city centre.

Norwich Railway Station is one of the city’s principal 

public transport interchanges. Whilst not geographically 

far away from the East Norwich area, improved 

connections between the area and the station would 

significant shorten the journey time - particularly by foot 
and bicycle - between the two.
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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

Fig 82  Local bus routes and stop locations

Fig 81  Extract from the local bus network map for services 

provided by First Eastern Counties

2.6	 Public transport context
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2.6.1	 Strategic road network in East Norwich

With the convergence of the Yare and Wensum river 

corridors and the mainline railway line on its approach 

into Norwich, the strategic road network of an inner 

and outer ring road which is otherwise in place around 

the city is somewhat compromised. These natural and 

infrastructure elements interrupt the city’s outer and inner 

ring roads.

This results in particular pressure on the Martineau Lane 

roundabout and the King Street approach to Carrow 

Bridge.

The ENSRA sits within the heart of this zone between 

the Carrow Bridge to the west and the Norwich 

Southern Bypass to the east. The Southern Bypass was 

successful in removing much traffic from Trowse Village 
through which all traffic travelling towards the city once 
passed.

Carrow Works site already benefits from a major junction 
with the A147 Bracondale. The May Gurney Site has 

an existing vehicular access, also onto Bracondale. 

However, the Deal Ground and the Utilities Sites do 

not benefit from direct access to the local road network 
which is a constraint which must be overcome. It should 

also be noted that vehicular access to the Utilities Site 

from the west on the north side of the River Wensum 

is not currently viable as this is privately owned and 

controlled land.

Fig 83  Road network context
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2.7.1	 Land owners and key stakeholders

Land ownership (Fig 84) will play a critical role in shaping 

the future regeneration of these strategic sites. Whilst 

numerous land owners are involved, given the wide 

range of complex issues to consider, land ownership is 

relatively straightforward in east Norwich with the vast 

majority of the Carrow Works and Deal Ground sites 

being in respective single ownership and three principal 

land owners controlling the Utilities Site.

The City Council have recently purchased Carrow House 

and given the need to better link this site with the rest of 

the masterplan area, the relationship between Carrow 

House and Carrow Abbey will be an important issue to 

consider.

Between the Carrow Works and Deal Ground sites 

lies Tarmac’s Trowse Asphalt Plant. This is an ongoing 

operation on land leased from Network Rail but the 

functions undertaken on the sites are strategically 

important for Norfolk. Whilst there are noise and other 

environmental issues relevant to this ongoing operation, 

it is a use which needs to be respected and retained. 

Beyond the railway line south of the River Wensum, 

the Deal Ground and May Gurney sites are owned by 

Serruys Property Company. There is currently an extant 

planning permission for housing-led development on the 

Deal Ground site and detailed planning permission for a 

road alignment from Bracondale to the Utilities Site via 

two proposed bridges across both the River Yare and 

Wensum.

The Carrow Yacht Club is outside of the ENSRA but has 

an important historic link with the Colman family, having 

originally been established by the factory owners for the 

benefit of those who worked there.

Fig 84  Land ownership within the 

East Norwich masterplan site
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2.8.1	 Flood risk mapping

Fig 85 opposite provides an overview of available flood 
risk data for the east Norwich area.

The north western corner of the Deal Ground is shown 

as being at ‘high risk’ and within Flood Zone 3. An area 

of Flood Zone 3 extends along the northern boundary 

of the Deal Ground and along the frontage of the River 

Wensum. 

The eastern and south eastern sections of the Deal 

Ground are shown as being within Flood Zone 3. Large 

areas of Utilities Site are also shown as being within 

Flood Zone 2.

Aside from a small area at the north east corner of the 

site, Carrow Works is shown to be largely unaffected by 
flood risk.
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Fig 85  Flood risk mapping for the East 

Norwich masterplan area
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2.9.1	 Landscape and ecology designations

The ENSRA is the transition between the urban city 

centre and the rural Broads.

The Carrow Works site mostly retains an industrial urban 

character with no greening along the river’s edge where 

many of the warehouses are situated and operations 

take place. However, at the southern edge of the Carrow 

Works site, mature planting and trees providing a natural 

barrier to the A147. Mature planting also provides an 

attractive setting around the Grade I listed Carrow 

Abbey, and the Scheduled Monument Carrow Priory 

ruins.

There are open space designations across East 

Norwich as shown on Fig 86. The Grade II Crown Point 

Registered Park and Garden extends up to the eastern 

side of Whitlingham Lane. The Whitlingham Country 

Park is designated a Local Nature Reserve.

The County Wildlife Site (CWS) ecological designation 

covers much of the eastern side of the Deal Ground site. 

It should be noted that the Desmoulin’s whorl snail is 

present within the CWS.

As a gateway to the Broads, the character of the study 
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Fig 86  Ecological and landscape designations 

around the East Norwich masterplan area
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2.10	 Environmental analysis

area becomes distinctly rural east of the River Yare with 

Whitlingham Country Park north of the nearby village of 

Trowse Newton.

Beyond designated green and open spaces, it should 

also be noted that brownfield sites are listed as a Priority 
Habitat in Section 41 of the Natural Environment and 

Rural Communities Act 2006 (NERC Act), as ‘open 

mosaic habitat on previously developed land’.
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The masterplan area benefits from a wide range of 
heritage assets - both designated and non-designated.

Fig 87 shows the distribution of built heritage assets 

together with Registered Parks and Gardens and Tree 

Preservation Order designations.

The most significant asset on the site is the Scheduled 
Monument around the site of the former Carrow Priory. 

This extends across the site of the Grade 1 listed Carrow 

Abbey.

The site also benefits from four other Grade II* and 
Grade II listed buildings and numerous buildings 

and structures which have been included on the City 

Council’s Local List.

The Bracondale Conservation Area covers much of the 

western side of the masterplan area whilst the Trowse 

Millgate Conservation Area covers the area nearest 

Trowse as Bracondale passes over the railway and the 

River Yare.

The Crown Point Registered Park and Garden is 

classified Grade II between Trowse Newton village and 
Whitlingham Great Broad. It is comprised of gardens 

designed in the mid C19 by William Broderick Thomas 

and altered at the beginning of the C20 by Edward 

Boardman, set in a late C18/early C19 park. 

In December 2016, the Broads Authority published their 

comprehensive assessment of landscape character 

across the Broads. The resultant assessment identifies 
two different character areas which have a direct 
relationship with the ENSRA. Landscape Character Area 

10 Yare - Whitlingham Lane, and Landscape Character 

Area 11 Yare - Cary’s Meadow to Postwick Grove/

Whitlingham Marsh, are shown on the adjacent plan.
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Fig 87  Built heritage, conservation and 

landscape character and context
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2.11	 Heritage and landscape
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The Utilities Site has in past hosted two power stations 

(one coal fired and one oil fired), a gasworks and a gas 
holder - although all have now been demolished. The 

site is currently used as a depot and offices for National 
Grid. A section of the north western quadrant of the site 

also forms part of the much larger Network Rail owned 

maintenance depot. 

In addition, the Thorpe Grid 132kV sub-station and 

Thorpe 33kV substation are located on the Utilities 

Site. The relocation of these would be impractical and 

cost prohibitive. Also located on the Utilities Site is a 

gas pressure reducing station (intermediate to medium 

pressure) which connects with gas mains routed below 

the railway lines. 

The Utilities Site is also part occupied and used by the 

Train Operating Company Greater Anglia in association 

with their Crown Point depot facility.

These current and former uses of the site present a 

significant complex legacy and network of underground 
utilities.
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Fig 88  Underground utilities across 

the East Norwich Masterpan area
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2.12	 Utilities context

Utilities pass beneath the Carrow Works site generally 

on alignments associated with service or former railway 

routes.

High voltage electricity pylons were buried in 2016. 

These underground utilities now pass beneath and 

around the Deal Ground site.
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POLICY (OR 

OTHER) 

REQUIREMENT

EAST NORWICH 

AS A WHOLE

CARROW 

WORKS

DEAL GROUND UTILITIES SITE MEANS OF 

SECURING

H
O

U
S

IN
G GNLP5 – Homes 33% Affordable 

Housing (inc 10% 

local needs) subject 

to viability on 

brownfield sites 

33% affordable 
housing

33% affordable 
housing

33% affordable 
housing

S106

M
O

V
E

M
E

N
T

GNLP 7.1 Manage and 

mitigate the impact 

of vehicular traffic 
from the site/s on 

the local highway 

network including 

the Martineau 

Lane roundabout, 

Bracondale and King 

Street 

Link/access to west 

via Paper Mill Yard/

King Street (via 

Carrow House) 

– by ped/cycles 

in particular as a 

priority but also all 

vehicles

Improvements 

to Bracondale 

roundabout

Improvements to 

Bracondale/King 

Street junction

Legal agreement with 

third parties

Planning conditions 

to secure off-site 
highway works

Site allocation 

informed by detailed 

masterplan

Bridges and 

underpasses

Footbridge over 

Wensum to Geoffrey 
Watling Way

Improvements to 

underpass under 

railway

All modes bridge 

access over 

Wensum between 

Deal Ground and 

Utilities site

Bridge over River 

Yare to May Gurney 

site & A147

Improvements to 

underpass under 

railway

Footbridge over 

River Yare to 

Whitlingham Country 

Park

All modes bridge 

access over 

Wensum between 

Deal Ground and 

Utilities site

Improved access 

routes to Kerrison 

Road and Hardy 

Road over or under 

railway line north of 

Trowse swing bridge

Improvements 

to, and potential 

for adoption of, 

Cremorne Lane 

footbridge

By agreement with 

landowners

Potentially supported 

by CIL or other public 

sector funding

Masterplan Community transport 

hub (* if required)

Land for community 

transport hub (*)

Application

3	 INFRASTRUCTURE 

REQUIREMENTS

3.1	 Required infrastructure across the East Norwich area

POLICY (OR 

OTHER) 

REQUIREMENT

EAST NORWICH 

AS A WHOLE

CARROW 

WORKS

DEAL GROUND UTILITIES SITE MEANS OF 

SECURING

M
O

V
E

M
E

N
T

Masterplan (list 

of essential 

infrastructure)

Contribution to bus 

services

Contribution to bus 

service through CW 

site

Ensure layout & land 

ownership suitable 

to accommodate 

buses

CIL

Site allocation Establish 

recreational routes

Recreational route 

to WCP suitable to 

accommodate NCR1

Recreational route 

to WCP suitable to 

accommodate NCR1

Recreational route 

along eastern 

margin with potential 

ped/cycle link to 

Careys Meadow

Application – 

accommodate within 

layout & agreement 

with others for 

continuation of 

provision

GNLP2 – new 

& changing 

technologies

Electric vehicle 

infrastructure

Layout consideration 

& electricity supply 

query

Layout consideration 

& electricity supply 

query

Layout consideration 

& electricity supply 

query

Application thorough 

planning conditions

F
L

O
O

D
IN

G

GNLP2 Flood mitigation Flood mitigation 

measures TBC

Small leisure marina

Low level riverside 

walk along north 

and south banks of 

Wensum

Boating marina

Low level riverside 

walk along north 

and south banks of 

Wensum

Application

C
O

M
M

U
N

IT
Y

 I
N

F
R

A
S

T
R

U
C

T
U

R
E

GNLP2 – safe 

communities

Social infrastructure Contribution to 

additional policing

Contribution to 

additional policing 

Contribution to 

additional policing

CIL

GNLP2 & GNLP4 

- health care 

infrastructure

Masterplan (list 

of essential 

infrastructure)

Appropriate 

community health 

facility (to be agreed 

with CCG)

Land for community 

health facility (TBA)

Contribution to 

health care provision

Contribution to 

health care provision

CIL and/or land

GNLP4 & Site 

allocation requires 

new social 

infrastructure, 

informed by detailed 

masterplan

2FE Primary school Land for primary 

school, flexible 
approach to 

provision (an urban 

school perhaps 

within an existing 

building)

Contribution to new 

school/school places

Contribution to new 

school/school places

CIL and/or land
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POLICY (OR 

OTHER) 

REQUIREMENT

EAST NORWICH 

AS A WHOLE

CARROW 

WORKS

DEAL GROUND UTILITIES SITE MEANS OF 

SECURING

C
I

GNLP2 & GNLP4 

– water supply & 

sewage network 

improvements 

(Whitlingham WRC)

Demonstrate 

adequate capacity in 

wastewater network

Application 

(engagement with 

AWS to demonstrate 

capacity)

G
R

E
E

N
 A

N
D

 B
L

U
E

 I
N

F
R

A
S

T
R

U
C

T
U

R
E

GNLP2 & GNLP3 

– provision or 

enhancement of 

GI for informal 

recreational needs

Strategic green and 

blue infrastructure

Management 

and maintenance 

associated with 

increased visitor 

pressure/usage of 

Whitlingham Country 

Park

Management 

and maintenance 

associated with 

increased visitor 

pressure/usage of 

Whitlingham Country 

Park

Management 

and maintenance 

associated with 

increased visitor 

pressure/usage of 

Whitlingham Country 

Park

S106 / CIL 

GNLP3 – mitigation 

of protected sites

GI RAMS (Norfolk 

Green Infrastructure 

and Recreational 

impact Avoidance 

and Mitigation 

Strategy)

£185.93/dwelling £185.93/dwelling £185.93/dwelling S106

GNLP2 & GNLP3 

– provision or 

enhancement of 

GI for informal 

recreational needs

Min 2 ha/1000 popn 

(NE Accessible 

Natural Greenspace 

Standard)

Informal areas for 

recreation, dog 

walking areas, 

off-lead areas, 
signage & long-term 

management & 

maintenance

Informal areas for 

recreation, dog 

walking areas, 

off-lead areas, 
signage & long-term 

management & 

maintenance

Informal areas for 

recreation, dog 

walking areas, 

off-lead areas, 
signage & long-term 

management & 

maintenance

Application/S106

Site allocation Remediation & long-

term management of 

Carrow Abbey CWS

Application & S106

Norwich Local Plan 

DM8 – informal 

publicly accessible 

open space

Public open space & 

management

Local public open 

and child play space 

as required

Local public open 

and child play space 

as required

Local public open 

and child play space 

as required

Application & S106

GNLP3 – at least 

10% Biodiversity Net 

Gain

Enhanced GI & 

enhancement 

to biodiversity - 

Hierarchy – on-site, 

off-site, credits

Enhanced GI & 

enhancement 

to biodiversity - 

Hierarchy – on-site, 

off-site, credits

Enhanced GI & 

enhancement 

to biodiversity - 

Hierarchy – on-site, 

off-site, credits

Enhanced GI & 

enhancement 

to biodiversity - 

Hierarchy – on-site, 

off-site, credits

Application/S106

POLICY (OR 

OTHER) 

REQUIREMENT

EAST NORWICH 

AS A WHOLE

CARROW 

WORKS

DEAL GROUND UTILITIES SITE MEANS OF 

SECURING

H
E

R
IT

A
G

E

GNLP 7.1 & Site 

allocation

Protect and enhance 

sites rich heritage 

assets

Protection & long-

term management 

of the scheduled 

monument & listed 

buildings

Strategy of heritage 

interpretation

Preservation of 

Grade II bottle kiln 

(repair & reuse)

Application & S106

E
M

P
L

O
Y

M
E

N
T GNLP 7.1 New employment 

opportunities for 

6,000 jobs

Commitment 

of amount of 

employment/non-

residential floor 
space provision

Commitment 

of amount of 

employment/non-

residential floor 
space provision

Commitment 

of amount of 

employment/non-

residential floor 
space provision

Application through 

planning conditions
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4	 SITE PHOTOGRAPHS

4.1	 Carrow Works Site
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4.2	 Deal Ground Site
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4.3	 May Gurney Site and 

surrounding area

238 EAST NORWICH  SPD    239

G APPENDIX

171



Images of the Utilities Site

4.4	 Utilities Site
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