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Engagement overview

Initial listening and learning stage - July 2021

• Stakeholder workshops

• Members’ briefing

• Drop-in exhibition event 

• On-line survey
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Web-page updates...
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Engagement overview

Concept masterplan stage - October 2021

• Key stakeholder 1-2-1 sessions 

• Drop-in exhibition event 

• On-line survey

Engagement statement / report 



“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. The new quarter will link the city centre 

with the Broads and deliver exemplar design. 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.”
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Delivering  
sustainable connections1

5 Respecting 
nature

2 Respecting heritage  
and improving its setting

6 Delivering  
flood resilience

Site-wide Masterplan Objectives 

Capitalising on 
the river frontage3

7 Flexibility, robustness  
and long-term thinking

4 Optimising land and 
promoting diversity

8 Equitable  
infrastructure provision



THE RAILWAY AND ASPHALT PLANT ACCESS

FLOODING UNDERGROUND UTILITIES



THE EMERGING MASTERPLAN



PEDESTRIAN PERMEABILITY



NEW EAST WEST CONNECTION



NEW NORTH SOUTH CONNECTION
TROWSE MILLGATE



A CHAIN OF SPACES



A WEB OF GREEN SPACES



ACTIVE FRONTAGES



HOMES FRONTING GREEN SPACES



HOMES FRONTING THE WATER



GROUND FLOOR LAND USES



NON RESIDENTIAL CLUSTERS



PARKING



HEIGHTS



SITE WIDE INFRASTRUCTURE

1. Upgraded underpass

2. Vehicular bridge across Yare 
(fixed)

3. Vehicular bridge access Wensum 
(opening or fixed)

4. Ped & cycle bridge to 
Whitlingham (fixed)

5. Ped & cycle bridge to Geoffrey 
Watling Way (opening or fixed)

6. Boating marina on Utilities site

7. Leisure marina on Deal site

8. Low level riverside walk

9. Other floo  mitigation measures

10. Bus services through the Carrow 
Works site

11. Infrastructure to support e-bike 
hire, e-car-hire scheme and

e-car charging

12. 2FE primary school

13. Public open and play space

14. Community health facilities

15. Ongoing maintenance of 
Whitlingham Country Park
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FLOOD ZONE 3B - REMAINING IMPACTS



UNDERGROUND UTILITIES
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CHARACTERFUL PLACES
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The Scheme (Allies & 
Morrison 12.10.21)

• 3,469 residential units
• 33% affordable housing tenure (85:15 Social 

Rent: SO)
• 2,844,087 sq ft NSA residential
• 731,700 sq ft GIA commercial
• Total site development cost £652,594,795 (RPS 

12.10.21)
• Infrastructure - £28.366M
• Site Abnormals - £76.120M
• Resi / Employment / Education - £548.109M



Our approach

Build Costs Assumption

Apartments £134.70 psf

Houses (2 bed) £139.35 psf

Houses (3 bed) £111.48 psf

Houses (4 bed) £102.92 psf

Houses (5 bed) £92.90 psf

• Phase 1 – Carrow Works (50%)
• 759 residential units
• 237,939 sq ft GIA commercial

• Phase 2 – Carrow Works (50%) and May 
Gurney

• 919 residential units
• 237,939 sq ft GIA commercial

• Phase 3 – Deal Ground (50%) and Utilities 
(50%)

• 895 residential units
• 127,915 sq ft commercial

• Phase 4 – Deal Ground (50%) and Utilities 
(50%)

• 895 residential units
• 127,915 sq ft commercial

• Timescales per phase
• Pre-construction: 12 months
• Construction: 60 months
• Sales: 18-75 months

Residential Assumption

Affordable Mix
33% affordable across each phase
(85% SR / 15% SO)

Private GDV
£375 per sq ft - apartments
£300 per sq ft - houses

Social Rent 
£115 per sq ft - apartments
£90 per sq ft – houses

Shared Ownership
£227.50 per sq ft - apartments
£195 per sq ft - houses

Commercial
£230.77 per sq ft
(£15.00 per sq ft capitalised @ 6.50%)



Opportunity
• Stakeholders have an opportunity to engage and see whether holistic agreement can be 

reached
• It is rare that all landowners are part of such an opportunity, and this is key to the 

success of the project
• The Council will benefit from CIL and S106 payments – these are factored into our 

appraisals along with a development management fee
• If private sales growth outstrips construction cost inflation by 1.0% p.a. over the course 

of the project, total profit would jump to circa £131m (13.5% on GDV) over the course of 
the entire project.



STAGE 1

• Concept masterplan

• Infrastructure needs + costs

• Viability check
 

WHAT HAPPENS NEXT?

STAGE 2

• Transition masterplan into 
Supplementary Planning Document

• Formal public consultation

• e ne  elive  p asin

• Infrastructure

• Development

• uanti ation o  un in nan in

• Scale and timing

• Potential sources of income 

BEYOND THE MASTERPLAN

• Plannin  appli ations o  sites
infrastructure

• Neighbouring land owner negotiation

• Access points

• Bridge landings

• Feasibility studies

• Marina

• e  onne tions  b i es

• Energy + utilities

• Business case(s) for public intervention




