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1 INTRODUCTION

Background and context

The consultant team were appointed in February 2021 
to produce a masterplan and Supplementary Planning 
Document (SPD) document for the East Norwich 
Strategic Regeneration Area (ENSRA) site allocation.

Key stages in the project can be summarised as follows:

• Stage 1: February - November 2021 
Concept and preferred options masterplan for the 
ENSRA 

• Stage 2: November - April 2022 
Masterplan revisions and SPD drafting

Public and stakeholder engagement has taken place 
throughout the project, with key stages as follows:

• May 2021: Initial listening and learning meetings with 
stakeholders, including workshop sessions

• July 2021: 1st public / community drop in sessions

• October 2021: 2nd public /community drop in 
sessions

• November - December 2021: Stakeholder 
engagement on Stage 1 report

Purpose of this report

This report provides an overview of the principal 
revisions, updates and amendments made to the East 
Norwich Masterplan between Stages 1 and 2 of the 
project.

The masterplan explores how the east of Norwich 
could be transformed by the regeneration of the 
ENSRA through the coming forward of its four principal 
development opportunity sites. The four sites are as 
follows:

1. Carrow Works (including the sites of Carrow Abbey 
and Carrow House);

2. May Gurney;

3� Deal Ground; and

4� Utilities.

The masterplan has ‘3 primary opportunities’ which are:

1. To deliver an extension of Norwich’s magnificent 
waterfront;

2. To open new connections between the city and 
the broads; and

3� Working with a glorious past, to frame an exciting 
future.
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Fig 1 Stage 1 Mastetplan - concept masterplan

Fig 1 Stage 2 Mastetplan - illustrative masterplan
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Fig 1 Stage 1 Mastetplan - concept masterplan
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Fig 2 Stage 1 masterplan - illustrative mastetplan
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4 OVERVIEW OF MASTERPLAN AMENDMENTS REQUIRED 

1

2
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1 Paper Mill Yard site entrance

2 King Street potential site entrance

3 Network Rail land access

4 Bracondale emergency access

5 Carrow House car park development

6 Carrow Abbey approach development area

7 May Gurney near St Andrew’s Church

8 Housing area east of Carrow Abbey

9 Carrow Works north-east

10 Carrow Works south-east

11 Deal Ground south-west

12 County Wildlife Site

Access & movement

Haritage

Land use

Ecology
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Fig 3 Stage 1 Illustrative Mastetplan - the areas highlighted are parts 
of the masterplan which we revisited or revised in light of Stage 1 and 
initial draft Stage 2 feedback from stakeholders.
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5 SUMMARY OF PRINCIPAL CHANGES BETWEEN 
MASTERPLAN STAGES 1 AND 2

Access & movement changes - plan ref. 1, 2, 3, 4

Feedback received from the County Council highlighted 
a number of issues relating to the access and movement 
strategy embedded with the mastetplan. The need to 
have a clear position relating to primary, secondary 
and emergency access was highlighted - and this issue 
related to all four principal development sites.

Whilst the primary points of vehicular access was clear 
for all sites, the movement strategy was therefore 
revised in the mastetplan to highlight opportunities 
for the establishment of secondary and emergency 
access for all sites. Given significant access constraints 
associated with the sites, it may be that some flexibility 
may still be required.

1.  Paper Mill Yard access issues

Concerns were raised by the developers for the Carrow 
Works site that right of access to the site’s eastern 
access via Paper Mill Yard was outside of their direct 
control. Following some research into the nature of the 
historic rights of access across this land, the masterplan 
was not revised. This entrance to the site will play an 
important role in ensuring the site is connected to its 
immediate hinterland. In light of the strategic opportunity 
to deliver improved connections between the city and the 
Broads, this access also plays an important role. Whilst 

there may be some land ownership constraints to 
overcome, it is the Council’s view that these are 
surmountable issues. Alternative options also exist 
for establishing secondary and emergency access 
to the site lancing any potential ransom strip issues.

2. King Street, Carrow House entrance

An existing, largely unused, access point already 
exists south of Carrow House which provides 
a direct link to the existing Carrow House car 
park from King Street. With the County Council 
having flagged the importance of the masterplan 
establishing potential secondary points of access 
to all primary development sites and with potential 
ownership issues associated with the Paper Mill 
Yard access having been flagged, the masterplan 
was reviewed to ensure this potential point of 

Fig 4 Carrow House car park site with Stage 1 Masterplan on the left and 
revised Stage 2 Masterplan on the right where the masterplan has been 
revised to enable improve access arrangements with King Street if required
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access could be used, if need be, to provide an alternative 
vehicular access point to the Carrow Works site - see Fig 4.

3.  Access to Network Rail land and sidings

In liaisons with Network Rail, they were concerns expressed 
that the Stage 1 masterplan would make accessing Network 
Rail assets on the west side of the railway (Carrow Works side) 
difficult. The masterplan was reviewed and revised to ensure 
access can be made to the made alongside the railway line - 
see Fig 5.

4. Bracondale access

In light of the concerns raised by the County Council around 
the need to secure emergency access to all development sites, 
the masterplan identifies a potential emergency access point to 
the Carrow Works site directly off Bracondale in the vicinity of 
the existing Fire Station building.

Heritage changes - plan ref. 5, 6, 7, 8

Important feedback was received from relevant City and 
County Council officers and Historic England relating to issues 
associated with the impact new development might have on 
the site’s considerable heritage assets. This led to a review of 
the Stage 1 masterplan in an number of key areas. Most of the 
ENSRA heritage assets are clustered within the Carrow Works 
site. Fig 5 Network Rail sidings, with Stage 1 Masterplan on the left and revised 

Stage 2 Masterplan on the right where access to Network Rail assets has 
been improved

STAGE 2 MASTERPLAN REPORT - APRIL 2022    8



During the time the Stage 1 masterplan was being 
prepared, Historic England were undertaking a review 
of the listings and other heritage designations across 
the sites. This process concluded, with revised listing 
building designations and amended Schedule Monument 
boundary, in advance of the final production of the Draft 
SPD (Stage 2 masterplan).

Primary amongst the issues raised was the significance 
and setting of Carrow Abbey which forms part of a 
Scheduled Monument designation and is also a Grade I 
listed building.

Setting of Carrow House - plan ref. 5

The Historic England listing review resulting in the 
Carrow House conservatory building upgraded to Grade 
II* status. The formal gardens to Carrow House were 
created in 1908 and, following the listing review are now 
also formally recognised as part of the Grade II listed 
Carrow House.

The Carrow House car park site to the south of Carrow 
House is an attractive and level development site with 
good vehicular access. The Stage 1 masterplan showed 
how residential development could be accommodated 
on this site whilst maintaining the gardens and east-west 
pedestrian and cycle access south of Carrow House. 
However, concerns were raised about the proximity of 
the new development to Carrow House, its conservatory 

and gardens. In response, the building line for any 
redevelopment proposals on the Carrow House car park 
site was pulled south, away from the listed heritage 
assets in the revised Stage 2 Masterplan - see Fig 6.

Setting of Carrow Abbey - plan ref. 6

Concerns were expressed regarding the setting of this 
important and sensitive heritage asset.  There was 
concern about the impact of the heights on new buildings 
around or visible from the Abbey grounds. There was 
also concern expressed regarding the relationship 
between the Abbey building and the arrival to the site. 
The parcels of land south and west of the Abbey building 
were considered again carefully to improve the arrival 
experience and improve the setting of the Abbey building 
itself whilst retaining newly listed assets in the vicinity of 
the Abbey. The refinements also improve how existing 

Fig 6 Carrow House car park site with Stage 1 Masterplan on the left and 
revised Stage 2 Masterplan on the right where the masterplan has been 
revised to enable improve access arrangements with King Street if required
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buildings to be retained can be better incorporated into 
an overall masterplan.

Views were expressed by Historic England for the 
current surface car parking area to the south of the 
Abbey building to be retained to preserve the open 
character of the site. These open parking areas are 

however considered to detract from the character of the 
area and are not considered to be a positive aspect of 
the setting of the Abbey building. The masterplan seeks 
to improve the setting of the Abbey through appropriately 
scaled new development framing the Abbey grounds and 
clearly demarcating, but not encroaching into, the extent 
of the scheduled monument.

Fig 7 Carrow House car park site with Stage 1 Masterplan on the left and revised Stage 2 Masterplan on the right where the masterplan has been revised to enable 
improve access arrangements with King Street if required

STAGE 2 MASTERPLAN REPORT - APRIL 2022    10



Setting of St Andrew’s Church - plan ref. 7

Historic England raised concerns about the impact of the 
form of development suggested on the May Gurney site 
on the setting of the Grade I listed St Andrew’s Church 
in Trowse Newton. A masterplan revision was made by 
removing some development on the Bracondale street 
frontage which was considered to potentially have an 
adverse impact on the setting of this heritage asset. 
The open nature of the Yare Valley was another factor 
in wanting to see a more open and less urban form of 
development in this sensitive part of the ENSRA - see 
Fig 8.

Building heights and massing

General concerns were raised by Historic England 
regarding the impact of new development on the setting 
of the Abbey but also more generally the site’s wider 
heritage assets and the character of the historic city of 
Norwich as a whole.

The distribution massing across the masterplan area is 
considered to be appropriate given the need to respond 
positively to the site’s assets and context and the need 
to make the best use of land.

To add additional control to the Planning Authority 
in this regard and to help ensure that the scale and 
massing of new development takes proper account of 
its context, two plans were included in the Draft SPD. 

Fig 8 The south-east corner of the May Gurney site, with the Stage 1 
Masterplan above and revised Stage 2 Masterplan below. Development has 
been pulled away from the south-east corner of the site, adjacent to the river 
corriidor and closest to St Andrew’s Church
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The first provides a qualitative assessment of relative 
levels of sensitivity to potentially adverse impacts of 
building height across the ENSRA. The second provides 
guidance on the range of building heights for new 
development considered appropriate across different 
zones of the ENSRA - see Fig 9. 
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14 BUILDING HEIGHT PRINCIPLES

14.3.1 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.

14.3.2 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 if 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 36 and Fig 37 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.

b Whilst making the best and most efficient use of land, the 
massing of new development will need to respond positively Fig 36 An qualitative assessment of relative levels of sensitivity of different areas of 

the ENSRA to potentially adverse impacts of building height across the ENSRA

Relevant City Council planning policies:
DM3, GNLP 7.1
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Typically 1 - 4 storeys 

Typically 2 - 6 storeys 

Typically 3 - 10 storeys

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 Ground 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.

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 

Fig 37 A guide to anticipated typical building 
height ranges across the ENSRA
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Fig 9 Building height sensitivity 
assessment (left) and building height 
guidance (right) as outlined in the Draft 
ENSRA SPD
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Land use distribution and housing density issues - 
plan ref. 8, 9, 10, 11

Feedback from some of the landowners raised concerns 
about both the distribution of land uses (in particular, 
the extent and distribution of employment uses across 
the sites), and the density of the some of the areas of 
housing development incorporated into the Stage 1 
Masterplan. As a result, the masterplan was reviewed 
and a number of changes were made, as follows.

Housing density increases - plan ref. 8

Housing blocks were tightened to increase overall levels 
of housing density in the area east of Carrow Abbey. An 
additional street block has been incorporated into the 
area of housing to the east of Carrow Abbey - see Fig 
10.

Rebalancing employment land to housing land - 
plan ref. 9

The extent of employment land uses put forward in the 
masterplan was rationalised - particularly in the northern 
parts of both the Carrow Works and Deal Ground sites 
adjacent to Trowse Bridge. This change which resulted 
in an overall increase in the amount of residential 
development - see Fig 11 (A).

Mitigating environmental impacts of Tarmac 
depot ongoing operations - plan ref. 10

To mitigate against the adverse environmental conditions 
(noise, odour) associated with the Tarmac aggregate 
plant, a change in land use emphasis from housing 
to employment uses has been incorporated into the 
Stage 2 Masterplan - together with a more intensive and 
efficient form employment-led of development north of 
the pumping station on the Deal Ground site - see Fig 11 
(B).

Fig 10 Area east of Carrow Abbey with the Stage 1 Masterplan on the left 
and the Stage 2 Masterplan on the right. The Stage 2 masterplan introduces a 
more compact and higher density form of housing development in these street-
based housing blocks - whilst still ensuring each dwelling has an appropriate 
amount of private amenity space.

County Wildlife Site boundary change

Feedback from the County Council ecology team 
highlighted concerns associated with the extent of 
development shown in the Stage 1 Masterplan on the 
Deal Ground. It was felt that the extent of developable 
area encroached into the County Wildlife Site (CWS) 
ecological designation. 

It transpired that the boundary of the CWS had been 
amended since its incorporation into the adopted 
development plan. The CWS boundary being taken 
forward in the emerging Greater Norwich Local Plan is 
different to that in the adopted development plan - and it 
was on the basis of the adopted boundary that the Stage 
1 Masterplan was based - see Fig 12. 
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Given the intention for the masterplan to be adopted 
as an SPD to the new Greater Norwich Local Plan, 
revisions needed to be made to the masterplan to ensure 
there was not such conflict. The housing development on 
the Deal Ground site was revised accordingly to ensure 
there was no encroachment.

Revisions were also made - including to the wider 
ENSRA masterplan as a whole - to ensure that there 
was no overall loss of residential development capacity. 
The changes to the Deal Ground proposals in the 
masterplan are shown in Fig 12

The masterplan for East Norwich 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 masterplan 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 masterplan 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.

15.1.1 An appropriate mix of new homes

Norwich has seen significant levels of 
development in recent years both within the city 
and around it’s edges, this has delivered a range 
of new properties including apartments, urban 
townhouses 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 

16 EAST NORWICH MASTERPLAN  
LAND USE STRATEGY

16.1 A mixed use masterplan for a 
strategically important site 

Fig 49 Land use strategy - ground floor

people looking to ‘downsize’ – supplemented by a 
more transient student population.

n 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 increasingly quantum of development focussed 
on specific parts of the housing market including 
purpose-built student housing, older persons/
retirement living and new build to rent units.

The land use strategy which underpins the 
masterplan seeks to provide the appropriate setting 
and development opportunities to respond to 
each of these markets and ensure East Norwich 
can accommodated 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 
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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.

13.3.2 A balance of non-residential uses 
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. 

As set out in the following chapter, 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 30:

1 Carrow Works West Gate – the main gateway to the 
ENSRA from the city, this gateway will be a vibrant, 
characterful and lively area with and mix of new 
and refurbished historic buildings with 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. 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 and associated community uses and 
facilities.

3 Carrow Abbey – the area centres around Carrow 
Abbey and including Carrow House will be a housing-
led area. Similar to the Carrow Works ‘main street’ area, 

Fig 31 Ground flood uses of the illustrative 
masterplan
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A

B

Fig 11 The ground floor land use plan in the Stage 1 Masterplan to the 
left and the Stage 2 Masterplan to the right. A) In the area around Trowse 
Bridge, in light of feedback received, a change in emphasis towards more 
residential development was made. B) Either side of the aggregate depot, 
the reverse change was made with employment uses being seen as a 
more appropriate use to buffer other land uses from

Fig 12 Deal Ground proposal and the relationship with the revisions 
to the boundary of the County Wildlife Site. The Stage 1 Masterplan is 
shown no the left and the revised Stage 2 Masterplan proposals shown on 
the right which respects the new CWS boundary.
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6 DRAFT SPD - MASTERPLAN CONCEPT
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Fig 13 The Stage 2 Masterplan Concept included within the SPD has 
been amended to more closely reflect the ‘three primary opportunities’. The 
Masterplan Concept has also been revised to reflect other changes and 
amendments made to the overall masterplan between Stages 1 and 2 as set 
out in this document.
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7 DRAFT SPD - ILLUSTRATIVE MASTERPLAN
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Fig 14 The Illustrative Masterplan which incorporates amendments and 
refinements made in light of feedback received through Stages 1 and 2 of 
the masterplan evolution (to be read in conjunction with the East Norwich 
Supplementary Planning Document).
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