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 INTRODUCTION 1.

1.1 This Statement has been prepared on behalf of Weston Homes PLC, in support of a hybrid 

planning application for: 

 
‘Hybrid (part full/part outline) application on site of 4.51 ha for demolition and clearance of all 

buildings and structures except Gildengate House and the phased, comprehensive 

redevelopment of the site with 7 buildings and refurbished Gildengate House for a maximum of 

1,250 residential dwellings (Use Class C3); 11,350 sq m hotel (Use Class C1); 9,850 sq m 

ground floor flexible retail, services, food and drink and non-residential institution floorspace 

(Use Classes A1/A2/A3/A4/D1/Sui Generis (bookmakers and/or nail bars, up to 550 sqm)) 

within ranges specified in the Retail Strategy Report; 1,150 sq m ground floor flexible 

commercial floorspace (Use Classes A1/A2/A3/A4/B1/D1), service yards, cycle and refuse 

stores, plant rooms and other ancillary space; up to 3,400 sq m cinema (Use Class D2); 1,300 

sqm place of worship (Use Class D1); and multi-storey car park (public element: 600 car 

spaces, 24 motorcycle spaces), with associated new and amended means of access, closure of 

existing means of access, widening of footways, formation of service/taxi/car club/bus stop 

laybys and other associated highway works on all boundaries, maximum of 950 car parking 

spaces for Use Classes C1 / C3 / B1 / D1, (of which maximum of 40 spaces for C1/B1/D1), hard 

and soft landscaping of public open spaces comprising 2 streets and 2 squares for pedestrians 

and cyclists, other landscaping, service infrastructure and other associated work; (all floor areas 

given as maximum gross external area);  

comprising;  

Full planning permission on 1.78 ha of the site for demolition and clearance of all buildings and 

structures, erection of 2 buildings for 428 residential dwellings (Use Class C3) (Blocks A and 

part E (tower only)), and within Block A, for 4,420 sqm ground floor flexible retail, services, food 

and drink and non-residential institution floorspace (Use Classes A1/A2/A3/A4/D1/Sui Generis 

(bookmakers and/or nail bars, up to a maximum of 550 sqm within entire scheme)) within 

ranges specified in the Retail Strategy Report, 380 sq m ground floor flexible commercial 

floorspace (Use Classes A1/A2/A3/A4/B1/D1), service yard, cycle and refuse stores, plant 

rooms, other ancillary space and multi-storey car park (public element: 600 car spaces, 24 

motorcycle spaces), with associated new and amended means of access, closure of existing 

means of access, widening of footways, formation of service/taxi/car club/bus stop laybys and 

other associated highway works on Magdalen Street and Edward Street, 333 covered car 

parking spaces for Use Class C3, hard and soft landscaping of public open spaces comprising 2  
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streets and 2 squares for pedestrians and cyclists, other landscaping, service infrastructure and 

other associated works; (all floor areas given as maximum gross external area);  

and  

Outline planning permission on 2.73 ha of the site, with all matters reserved, for demolition and 

clearance of all buildings and structures except Gildengate House, erection of 6 buildings 

(Blocks B – H, with Block E to incorporate tower with full planning permission) and 

refurbishment and change of use from Use Class B1(a) to C3 of Gildengate House ,(Block J), 

for a maximum of 822 residential dwellings (Use Class C3), 11,350 sq m hotel (Use Class C1), 

5,430 sq m ground floor flexible retail, services, food and drink and non-residential institution 

floorspace (Use Classes A1/A2/A3/A4/D1/Sui Generis (bookmakers and/or nail bars, up to a 

maximum of 550 sqm within entire scheme)) within ranges specified in the Retail Strategy 

Report, 770 sq m ground floor flexible commercial floorspace (Use Classes 

A1/A2/A3/A4/B1/D1), service yard, cycle and refuse stores, plant rooms and other ancillary 

space, up to 3,400 sqm cinema (Use Class D2), with associated means of access, widening of 

footways, formation of service/taxi/car club laybys and other associated highway works on New 

Botolph Street, Pitt Street and St Crispins Road, a maximum of 617 car parking spaces for C1 / 

C3 / B1 / D1 , of which circa 603 covered (with a maximum of 40 for C1/B1/D1), and circa 14 

open for C3 (on west side of Edward Street), landscaping, service infrastructure and other 

associated works; and 1,300 sqm place of worship (Use Class D1) on north side of Edward 

Street with associated on-site car parking and landscaping; (all means of access reserved; all 

floor areas given as maximum gross external area).’ 

1.2 The proposals will provide modern retail, community and leisure facilities, and will improve the 

appearance and function of the Site as a principal element of the Anglia Square/ Magdalen Street 

Large District Centre. New, high quality floorspace is proposed which will be suitable for the needs 

of modern retail and leisure operators. The proposals will be complementary to the Magdalen 

Street area and contribute significantly towards the local economy, by providing new jobs for local 

people and attracting additional expenditure to the City and its businesses. 

1.3 The purpose of this Statement is to analyse the proposed retail, leisure, office and community uses 

compliance with Norwich City Council’s Development Plan. In conjunction with the Retail Strategy 

Report (Appendix A2) this Statement considers the potential benefits of the proposed mix of uses 

on local facilities (i.e. retail and leisure), and its relationship with the City Centre and northern part 

of Norwich. 

1.4 Section 2 of this Statement provides a description of the Site, its recent planning history, and 

outlines the existing uses within the application site. Section 3 outlines the proposed uses on the 

Site. Section 4 provide sets out the key Development Plan considerations for the proposed 
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development; whilst Section 5 sets out the key retail and other main town centre use planning 

considerations. Finally, Section 6 then summarises the main conclusions, which support the 

proposals in terms of the principle of proposed uses and their planning benefits. 
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 SITE CONTEXT 2.

The Site  

2.1 The Site measures approximately 4.51 hectares. The main site area, known as Anglia Square, is 

bounded by New Botolph Street and Pitt Street to the west, Edward Street to the north, Magdalen 

Street to the east, and St Crispin’s Road to the south. A site location plan, outlining the area 

subject to this planning application, can be found in Appendix A1. 

2.2 The application site comprises all the buildings and subsequent uses within the redline site 

boundary in Appendix A1. In addition, the application site comprises a parcel of land to the 

northwest of New Botolph Street/ west of Edward Street, and an area of land to the north of 

Edward Street. Both parcels of land are currently used for surface level car parking. 

2.3 The existing shopping centre (Anglia Square) was extensively redeveloped during the 1960s and 

1970s following the construction of St Crispin’s Road. The site currently includes Anglia Square 

Shopping Centre and its associated public realm. On the eastern part of the site, this includes the 

existing public square and surrounding retail
1
 units, a cinema (Hollywood Cinema), and the retail 

units fronting Magdalen Street. The northern part of the site includes the vacant and structurally 

unsound multi-storey car park, whilst the central and southern part of the site is dominated by a 

vacant office building (Sovereign House).  

2.4 The south-western section of Anglia Square, between Pitt Street and Botolph Street, consists of a 

cluster of buildings of varying design and layout, comprising of Surrey Chapel, Norwich Men’s 

Shed, Norwich Farmshare, and other commercial premises. The south-eastern part of the site 

includes Gildengate House, a seven-storey office building that is partly vacant.  

2.5 Further details on the Site’s context can be found within the Planning Statement submitted in 

support of the planning application. 

Planning History  

2.6 Following a review of the planning history available on Norwich City Council’s (NCC’s) online 

planning register, we are unable to ascertain the original planning permissions for the Site. 

However, we note that Anglia Square is a purpose-built shopping centre while Sovereign House 

was built for the Department of Her Majesty’s Stationery Office. 

                                                      

1
 Use Class A1-A5/ Sui Generis 
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2.7 Notwithstanding the above, a summary of some of the most pertinent recent planning history for 

the Site is provided in Table 2.1 below. 

Table 2.1 Recent Planning History 

Application 

Reference 

Proposal Decision  

08/00974/F Comprehensive regeneration of Anglia Square and environs for mixed use 

development, including detailed proposals for residential (Block A) and foodstore 

and full details of servicing, car parking, access (including enhanced pedestrian, 

cycle, public transport accessibility, bridge link from St. Crispins, and closing of 

subway), siting of ground floor units and detail of proposed Edward Street / Pitt 

Street link road. Establishing the principle of additional retail (Class A1) and 

residential (Class C3), food and drink uses (Classes A3, A4 and A5), health 

centre (Class D1), the potential relocation of Surrey Chapel (Class D1) and 

enhancement of landscaping including an enlarged square. 

Approved 

-  

October 

2009 

11/00160/F Phase 1(a) of the comprehensive regeneration of Anglia Square and environs for 

mixed use development, including an enlarged Anglia Square, detailed proposals 

for a new 7,792 sq.m. foodstore, supported by 507 car park spaces, and full 

details of servicing, car parking (both permanent and temporary), access 

(including enhanced pedestrian, cycle, public transport accessibility, a bridge link 

from St Crispins Road, and closing of subway). Detailed proposals for additional 

retail and other town centre uses (Class A1, A2, A3, A4) totalling 3,565 sq.m. net, 

a creche (Class D1, 304 sq.m.) and up to 91 residential units (Class C3) in mixed 

private/housing association use. Outline planning application to establish further 

residential development (a possible further 16 housing association units) on land 

west of Edward Street. 

Approved 

– March 

2013 

11/00161/F 

 

Phases 1(b) and 2(a) of proposed regeneration of Anglia Square and environs for 

mixed use development, including: fully detailed planning application for Phase 

1(b) east of the enlarged square, comprising additional retail and food and drink 

uses (Class A1/A3) with a total of 2,985 sq.m. net; rooftop parking providing 99 

spaces and 29 private flats with temporary car parking; external refurbishment of 

Gildengate House offices and improvement to existing office entrance. Outline 

planning application for Phase 2(a) north of the enlarged square, to establish the 

principle of additional retail and food and drink uses (Class A1/A3) of 2,094 

sq.m.and the provision of a gym (Class D2) of 1,478 sq.m. 

Approved 

– March 

2013 

11/00162/O Phase 2(b) of proposed regeneration of Anglia Square and environs for mixed 

use development; outline application to establish the principle of Class D2 

(Assembly and Leisure) uses with ancillary Class A1/A3 uses. 

Approved 

– March 

2013 

11/00163/C Demolition to facilitate the comprehensive regeneration of Anglia Square and 

associated development proposals as applied for under 3 planning applications 

(11/00160/F, 11/00161/F and 11/00162/O). 

Approved 

– March 

2013 

 

2.8 The above highlights the fact that there have been a series of attempts to regenerate Anglia 

Square over a number of years, with planning permission most recently granted for two foodstore-
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led proposals, each of which have failed to materialise due to the withdrawal of interest by the 

proposed foodstore operator. As a consequence, the Site has suffered from a lack of investment 

and has experienced a general decline in terms of the quality of the retail offer and a decline in the 

quality of the built environment. The current proposal represents a genuine opportunity to revitalise 

and regenerate the Site not only by providing a range of suitable uses, but also through the 

provision of public amenity spaces; to the benefit of the local community and wider area. 

2.9 Notwithstanding the above, the general principle of retail (A1 – A4), non-residential institutions 

(D1), leisure (D2), and residential (C3) has recently been accepted by NCC, under planning 

permission 11/00160/F (and subsequent permissions).  It is considered that the application Site is 

an established retail, leisure, office and residential location, in material planning terms. 

Existing Uses  

2.10 Anglia Square contains a limited range of uses including retail, Sui Generis uses, leisure (Cinema), 

redundant offices, and car parking.  

2.11 The existing quantum of floorspace within the application site boundary has been provided by 

Cushman & Wakefield. The gross internal floorspace of all the buildings within the application Site 

can be found in Table 2.1 below. 

Table 2.1 Existing Floorspace Sq. m (Gross Internal Area)  

Existing Use Class 

A1 - A5/Sui Generis B1 D1 ** D2 

12,923 16,161 780 2,577 

32,441 

Source: Cushman & Wakefield - Valuation File (NIA:GIA ratio of 85%). Notes: ** Existing place of worship. Figures 

include vacant floorspace. 

 

2.12 The application site has a total gross internal area of 32,441 sq. m, of which a substantial element 

of uses are within Use Class A/ Sui Generis (12,923 sq. m). Sovereign House accounts for 11,375 

sq. m of B1 floorspace on the Site, with the reminder (4,786 sq. m) attributed to Gildengate House. 

The existing cinema and vacant nightclub accounts for the Class D2 floorspace on the Site. 

2.13 In light of the above, it is considered that the existing site has a modest range of main town Centre 

Uses
2
 .  

2.14 Notwithstanding the above, the Site functions well as a discount/ value led Large District Centre 

servicing the immediate local population. The public realm and built environment are generally of 

                                                      

2
 As defined by Annex 2 (Glossary) within the National Planning Policy Framework (NPPF). 
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unsatisfactory quality, but void rates are relatively low and a number of tenants are long standing, 

successful local traders. The cinema provides a dated but unique leisure offer, with little supporting 

other leisure in the vicinity. However, and overall, uses within the Site are considered to serve more 

localised shopping and services need. 



 

8 
 

 PROPOSED DEVELOPMENT 3.

3.1 Full details on the description of development are provided in Section 1 above, and in the Planning 

Statement submitted in support of the application. Notwithstanding, this Statement only considers 

the main town centre uses proposed as part of the proposed development. 

3.2 The proposed maximum quantum of non-residential floorspace sought within the entire 

development is outlined in Table 3.1 below. 

 
Table 3.1 Proposed maximum non-residential floorspace across the entire development 

(Gross External Area [GEA]). 

Use Class Floor area (Sq. m) 

A1/ A2/ A3/ A4/ D1/ Sui Generis  9,850** 

A1/ A2/ A3/ A4/ B1/ D1 1,150  

C1 11,350 

D1⌂ 1,300 

D2 3,400 

Total 27,050 

Note: ** Sui Generis (Betting shops and/ or nail bars) up to 550 sq. m within the entire development. ⌂ Place of 

worship. 

 

3.3 Proposed non-residential floorspace and uses within Phase I and outline phases of the 

development are outlined in Table 3.2 below. 

Table 3.2 Phase I proposed non-residential floorspace (Gross External Area [GEA]). 

Phase I - Use Class Floor area (Sq. m) 

A1/ A2/ A3/ A4/ D1/ Sui Generis  4,420** 

A1/ A2/ A3/ A4/ B1/ D1 380  

C1 0 

D1⌂ 0 

D2 0 

Sub-Total 4,800 

Outline Phases - Use Class Floor area (Sq. m) 

A1/ A2/ A3/ A4/ D1/ Sui Generis  5,430** 

A1/ A2/ A3/ A4/ B1/ D1 770  

C1 11,350 

D1⌂ 1,300 

D2 3,400 

Sub-Total 22,250 

Overall Total 27,050 

Note: ** Sui Generis (Betting shops and/ or nail bars) up to 550 sq. m within the entire development. ⌂ Place of 

worship. 
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3.4 Dealing firstly with the proposed A1 to A4, D1 and Sui Generis floorspace (9,850 sq. m), flexible 

uses/ retailers within and between Use Classes is sought. The precise mix of retailers will depend 

upon market demand, and therefore flexibility is sought at this stage in terms of the precise 

floorspace mix between use classes. Retail services and other commercial uses will feature 

strongly within the scheme, i.e. foodstore, non-food shops, hair salons, professional services, 

restaurant/ cafes, bars, coffee shops, small scale flexible workspace, health centre(s), creche and 

other community uses. Notwithstanding, the proposed Sui Generis uses will be limited to betting 

shops and/ or nail bar uses, totalling a maximum of 550 sq. m across the entire development.  

3.5 In order to achieve a suitably diverse range of uses, a Retail Strategy Report (February 2018) has 

been prepared by Cushman & Wakefield. This document sets out the retail strategy for achieving a 

diverse range of uses, retailers, and unit sizes at the Site. As part of the Strategy, an illustrative 

(i.e. not for approval) plan showing the broad strategy for the proposed ground floorspace has also 

prepared. A copy of the Retail Strategy Note and illustrative plan can be found in Appendix A2. 

3.6 Secondly, 1150 sq. m of flexible A1 to A4, B1 and D1 floorspace is sought; in order to allow for 

community uses and/ or flexible workspace. Furthermore, a hotel of up to 11,350 sq. m is also 

proposed.  

3.7 In addition to the proposed uses outlined above, a 3,400 sq. m cinema (D2), and a 1,300 sq. m 

(D1) place of worship will be provided. These uses are an enhanced re-provision of existing 

facilities on the site. 

3.8 The proposed flexible commercial uses are discussed in greater detail in Section 5 of this 

Statement. 

The Opportunity  

3.9 The existing units on the site are dated and not capable of satisfying the commercial requirements 

of modern tenants.  

3.10 It follows that the existing units within Anglia Square may become increasing difficult to let. As 

such, there is a clear and present risk that the existing units on the Site will become commercially 

unviable in the medium to long-term.  

3.11 A key purpose of the proposed development is to deliver a significantly enhanced shopping centre, 

which will be capable of attracting a more diverse range of tenants, including retail, leisure and 

other appropriate main town centre uses. This will help to ensure a viable future for Anglia Square 

and better meet the needs of residents and visitors to the northern City Centre. As a principal 
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element of the northern Large District Centre, Anglia Square should be performing an enhanced 

function in that respect and the proposals represent an opportunity to fulfil this role. 

3.12 The Site (Anglia Square) currently comprises a limited, predominantly value-led retail offer. It lacks 

the diversity of uses required to fulfil its role as the focus of the Large District Centre and has 

limited capacity to serve the day to day convenience shopping needs of the local community. There 

is significant scope to improve the quality and mix of the existing retail offer to not only better suit 

local needs, but to create a new destination retail and leisure location for the City that will 

compliment rather than compete with the City Centre. It is envisaged that an enhanced retail offer 

at Anglia Square would be distinct from the primary retail functions of the City Centre and would 

have a greater focus on supporting the shopping needs of its catchment area, thus helping to 

underpin the viability of existing businesses and future investment in the area. 

3.13 A high degree of flexibility for a range of potential uses appropriate to this Large District Centre 

location is essential in order to respond to market conditions at the time of completion of each 

phase of development, and to ensure sufficient and suitable tenants can be secured to create a 

successful, vibrant, and viable centre.  

3.14 The retail and leisure sectors are very fast moving and dynamic. Therefore – and particularly given 

that the proposed development will be brought forward in phases over a number of years – it is 

essential that sufficient flexibility is provided whilst responding appropriately to the role and function 

of the Large District Centre. Furthermore, the proposal will provide symbiotic relationship with the 

City Centre’s retail and leisure offer by providing a complementary mix and scale of uses. 

3.15 Overall, the proposal would provide a critical mass of high quality retail and commercial floorspace, 

complementary to the Magdalen Street area, to meet the needs of existing local residents as well 

as new residents of the proposed development.  
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 PLANNING POLICY CONTEXT 4.

4.1 Section 70(2) of the Town and Country Planning Act (As Amended) outlines that local planning 

authorities should consider all material considerations [Our emphasis] when determining 

proposals. As such, we consider that local planning authorities are required to provide a balanced 

consideration to all material matters relating to a proposed development; and should weigh-up the 

benefits and dis-benefits of the proposal, in other to determine if the proposal would be in general 

accordance with the Development Plan; in particular, the local Development Plan.  

4.2 Section 38(6) of the Planning & Compulsory Purchase Act 2004, requires Norwich City Council 

(NCC) to determine this planning application in accordance with the ‘development plan’, unless 

material considerations indicate otherwise [Our emphasis]. Consequently, we first examine the 

relevant policies of the development plan; we then consider retail guidance set out in national 

planning policy which is an important ‘material consideration’. 

4.3 Notwithstanding the above, we now turn to address relevant current and emerging Development 

Plan and national planning policies, below.  

The Development Plan 

4.4 For the purposes of this Statement, relevant Development Plan documents are: 

 Joint Core Strategy for Broadland, Norwich and South Norfolk (Adopted 2011 [amended 2014]); 

 Norwich Local Plan Policies Map (2014); 

 Norwich Development Management Policies Local Plan (2014); 

 Main Town Centre Uses and Retail Frontages Supplementary Planning Document (2014); and 

 Anglia Square Policy Guidance Note (2017). 

4.5 A synopsis of the most pertinent policies from the above-mentioned documents is provided below. 

Joint Core Strategy (JCS) 

4.6 The JCS sets out the long-term vision and objectives for the Norwich area, including strategic 

policies for steering and shaping development. It identifies broad locations for new housing and 

employment growth and changes to transport infrastructure and other supporting community 

facilities, as well as defining areas where development should be limited. 
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4.7 Policy 8 (Culture, Leisure and Entertainment) states that the development of new or improved 

facilities including those supporting the arts, street events, concerts and the creative industries 

sector will be promoted. 

4.8 Policy 11 (Norwich City Centre) states that the regional centre role will be enhanced through an 

integrated approach to economic, social, physical and cultural regeneration, to enable 

greater use of the City Centre, including redevelopment of brownfield sites. The City Centre 

will be the main focus in the Norwich area for retail, leisure and office development [Our 

emphasis]. 

4.9 Policy 11 also seeks to enhance the City Centre’s retail function by providing for a substantial 

expansion of comparison retail floorspace of varied types and unit sizes, in order to provide a range 

of flexible units. Accordingly, this will be achieved through intensification of uses in the primary 

retail area and if necessary through expansion of primary shopping areas. Policy also states that 

other shopping areas within the centre will be strengthened to provide for retail diversity, with a 

particular focus on enhancing the character of specialist retailing areas and markets. This policy 

also supports the diversification of evening economy uses (i.e. pubs/ music venues/ cinemas). 

4.10 Policy 19 (The hierarchy of centres) outlines that the development of new retailing, services, 

offices and other town centre uses as defined by government guidance will be encouraged at a 

scale appropriate to the form and function of a centre within the retail hierarchy of defined centres.  

4.11 In terms of the retail hierarchy, the application Site is within Anglia Square/ Magdalen Street Large 

District Centre, which is in tier 2 (of 4) of the retail hierarchy. The core shopping area of Norwich 

City Centre is at the top of the hierarchy (Tier 1). 

4.12 Supporting text to Policy 19 outlines that the hierarchy of centres reflects the functions of and 

catchments served by each centre, and their potential to accommodate growth. It further states that 

Tiers 1 and 2 respectively group the largest centres of Norwich and the Main Towns (plus 

large district centres) which serve notable urban and rural catchments and have potential 

for additional employment, leisure and shopping uses [Our emphasis]. 

Policies Map 

4.13 Norwich Local Plan Policies Map illustrates the policies and proposals of the Site Allocations Plan 

and Development Management Policies Plan. It was adopted alongside them, in 2014. 

4.14 The application Site is within a wide geographical area identified as the City Centre; within which 

sits various policy allocations and designations. For the reader’s assistance, an extract of the City 

Centre Inset Map can be found in Appendix A3. 
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4.15 For retail hierarchy purposes – as outlined in JCS Policy 19 – there are several town centre 

designations within the City Centre geographical area. The application Site is within a designated 

Large District Centre known as Anglia Square/ Magdalen Street. In addition, existing retail 

frontages within the application site are identified as ‘Defined Retail Frontage’ for the purposes of 

planning policies outlined within the Development Management Policies document. Furthermore, 

the Site is also within a ‘City Centre Regeneration Area’ and ‘City Centre Leisure Area’. Relevant 

policies to these policy designations are outlined below. 

Development Management Policies  

4.16 Policy DM1 (Achieving and delivering sustainable development) outlines that development 

proposals will be expected (through their design, configuration, visual appearance, location, means 

of access and spatial and functional relationship to existing uses and facilities) to enhance/ extend 

opportunities for employment generation; and provide environmental and physical regeneration 

opportunities. Proposals should also help promote mixed and diverse and inclusive communities. 

Furthermore, equal weight - within the policy - is given to the economic, environmental and 

social dimensions of sustainability [Our emphasis]. 

4.17 The application Sites’ Policies Map designation ‘City Centre Regeneration Area’ refers to Policy 

DM5 (Flooding). DM5 states that all development proposals will be assessed and determined 

having regard to the need to manage and mitigate against flood risk from all sources. Development 

proposals must be supported by the relevant flood risk assessments and show that (where 

necessary) alternative sites of lower flood risk have been assessed, by adopting a sequential 

approach to site selection. Notwithstanding this, the assessment of flood risk on the application site 

is addressed in the Flood Risk Assessment, submitted in support of this planning application. 

4.18 Policy DM16 (Employment and business development) states that proposals which provide for or 

assist in the creation of high quality employment and business development and inward 

investment; provide for the adaptation and expansion of local firms, will be permitted where 

consistent with the overall sustainability objectives set out in Policy DM1 and other policies within 

the Development. For the purposes of this policy, B1a (office) accommodation is considered as 

employment and business development. 

4.19 Policy DM18 (Retail, leisure and other main town centre uses) states that development for retail, 

leisure and other main town centre uses as defined in the NPPF - with the exception of B1 offices - 

will be permitted within the City Centre’s primary and secondary retail areas, large district centres 

and existing and proposed district and local centres as defined in Appendix 4, where: 

a) The scale is appropriate to the centre’s position in the hierarchy; 

b) The proposal would not conflict with the overall sustainable development criteria set out 

in policy DM1 of this plan [Our emphasis]; and 
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c) If involving a change of use in a defined centre, the proposal accords with policies DM20 and 

DM21 of this plan. 

 

4.20 Policy DM18 further outlines that proposals for main town centre uses (except B1a office) not 

within a defined centre, will be subject to a sequential site assessment; and where applicable, the 

impact tests set out in the NPPF. 

4.21 Further supporting text also states that DM18 seeks to positively support town centre uses 

within the defined retail centres in Norwich, in order to enhance their diversity and 

individuality, and assure their future competitiveness. The policy also seeks to deliver an 

appropriately managed and sustainably located development necessary to support retail 

centres [Our emphasis]. 

4.22 Policy DM18 (amongst others) is further supported by Appendix 4 of the Development 

Management Policies document. Appendix 4 outlines retail planning definitions for the purposes 

interpreting planning policies in the Development Plan as a whole (i.e. Joint Core Strategy, 

Development Management Policies document etc.). It states that it is important to ensure that 

development for main town centre uses will result in a pattern of services and facilities which is 

located sustainably and accessibly to the local population, particularly by being readily accessible 

by means of transport other than the car. To do this they should be both sequentially suitable (i.e. 

sited in the right places at the most appropriate level of the hierarchy) and provided at a scale 

appropriate to the centre in which they would be located and the catchment they would 

serve [Our emphasis]. 

4.23 Furthermore, Appendix 4 outlines the most sequentially preferable locations for main town centre 

uses (except B1 office). It states: 

‘For A1 retail floorspace, the most sequentially preferable location is the city centre retail area, 

comprising the primary and secondary retail areas;   

For leisure and evening economy uses; the most sequentially preferable location is the city 

centre leisure area, subject to proposals for late night uses being restricted to the Late Night 

Activity Zone (policy DM23). Evening economy uses can, however, be accepted throughout the 

city centre where consistent with other policies.  

For other main town centre uses the most sequentially preferable location is the city centre as a 

whole (as defined on the city centre Policies map inset), with preference being given to the 

Office Development Priority Area for proposals involving new office floorspace (Policy DM19).’ 
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4.24 In addition, Appendix 4 states that there are no maximum or minimum unit size thresholds 

within Large District Centres [Our emphasis]. 

4.25 Policy DM19 (Offices) outlines that development of B1 offices within large district centres will be 

permitted where their scale is appropriate to the centre’s position in the retail hierarchy; and with 

the sustainable development criteria of Policy DM1. 

4.26 In regard to protecting existing office space, Policy DM19 outlines that proposals involving the 

redevelopment of larger existing office premise (1,500 sq. m and over) will only be permitted where 

it can be demonstrated that the existing premises are no longer fit for purpose, and their retention/ 

upgrading/ continued occupation would be economically unviable, feasible or practicable. 

4.27 Policy DM20 (Managing change in the primary and secondary retail areas and Large District 

Centres) outlines that within the defined primary and secondary retail areas and large district 

centres, permanent changes of use to classes A2, A3, A4, A5, and other main town centre uses, 

will be permitted where there will be no harmful impact on the vitality and viability of the area; and 

where the proportion of A1 retail uses at ground floor level does not fall below an indicative 

minimum proportion necessary to support the continued retail function of a defined retail frontage 

zone. However, we note that this policy specifically relates to existing retail units/ frontages; and 

not new retail uses as a result of new development. 

4.28 Furthermore, supporting text to DM20 outlines that retail uses are critical in underpinning the City 

Centre’s continued vitality and viability. However, an appropriate diversity of other town centre 

uses such as restaurants, cafés, financial services, leisure and cultural uses and office-

based employment help support the vitality and health of the City Centre [Our emphasis]. In 

addition, supporting text recognises that seeking to manage change in retail frontages must be 

approached in the context of a period of rapid and dynamic change in the retail sector and in the 

character and function of town centres; which means that the nature of the shopping experience 

could change markedly over the plan period. Accordingly, a decision has been made not to include 

detailed percentage thresholds (setting out a minimum proportion of A1 retail use which should be 

sought in different shopping frontages) within the body of Policy DM20. As such, appropriate and 

justifiable thresholds are set out in adopted supplementary planning documents; 

documents which can be reviewed and updated on a regular basis in response to change as 

it occurs. This approach allows the flexibility to adapt to change in the character and 

function of the centre over the fifteen-year plan period [Our emphasis]. 

4.29 Policy DM22 (Provision and enhancement of community facilities) states that development of new 

or enhanced community facilities will be permitted and encouraged where they contribute positively 

to the well-being and social cohesion of local communities, with preference being given to locations 
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within or adjacent to the City Centre or existing and proposed local and district centres in 

accordance with the hierarchy of centres set out in JCS policy 19. 

4.30 Policy DM23 (Provision and enhancement of community facilities) indicates that development of 

new or enhanced community facilities will be permitted and encouraged where they contribute 

positively to the well-being and social cohesion of local communities, with preference being given 

to locations within or adjacent to the City Centre or existing centres. Furthermore, proposals within 

centres will be accepted where their location is appropriate to and their scale, and function is 

compatible with the centre in which they are proposed. 

4.31 Policy DM23 (Evening, Leisure and late-night uses) states that proposals for leisure and hospitality 

uses - other than late night activities (Use Class A3, A4, D2) - will be permitted within ‘City Centre 

Leisure Area’s’; which for the purposes of the sequential test is the most preferable location for new 

leisure and hospitality uses.  

4.32 In addition, Policy DM23 outlines that proposals for new late-night entertainment uses will only be 

permitted within the defined Late Night Activity Zone. Where permission is required, residential and 

other noise-sensitive uses will not be permitted either within this area, or outside the area in 

premises where the impact of noise from late night entertainment uses (including direct impact from 

structural transmission) is shown to have an unacceptably harmful impact on living and/or working 

conditions for future occupants. 

Main Town Centre Uses and Retail Frontages SPD 

4.33 This supplementary planning document (SPD) supports and interprets Policy DM20 and Policy 11 

of the Joint Core Strategy (JCS). Both policies relate to the development, expansion and positive 

management of uses in Norwich City Centre, in order to achieve the most beneficial mix of uses to 

secure the centre’s continued vitality and viability. 

4.34 The document provided a brief description of the character and function of different areas of the 

geographical area referred to as the City Centre, and how these areas may evolve and develop in 

the future. It also provides more detail on individual ‘Defined Frontage Zones’. These zones are 

core shopping frontages within defined town centres. 

4.35 For most areas it provides a guideline figure for the minimum proportion of A1 retail use considered 

appropriate to maintain the vitality, viability and retail function of defined frontages. These indicative 

minima will be used in assessing and determining planning applications for change of use under 

policy DM20. We note that policy DM20 concerns the retention of existing retail frontages, in 

order to maintain the core retail functions of centres [Our emphasis]. However, and to limited 

degree, this policy can be applied - through supporting supplementary policies - to new 

development proposals within centres; as these developments often replace existing floorspace. 
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4.36 Under Policy LD01 (Magdalen Street/ Anglia Square), the Council’s priority is to maintain and 

support the vitality, viability and shopping character of this area. This policy advises that decisions 

on planning applications for new development and change of use applications will: 

 Seek to maintain an indicative minimum of 60% of defined retail frontage in A1 retail use; 

 Continue to support proposals for speciality and local independent retailing complementing the 

historic character and retail function of the area; 

 Support the further expansion of hospitality uses supporting the evening economy and 

complementary main town centre uses, community uses, and temporary flexible uses; and 

 Discourage concentrations of non-retail uses at ground floor level which would result in 

continuous runs of inactive frontage; and 

 During the period of construction of the Anglia Square development the Council will seek to 

resist the loss of ground floor retail and commercial premises to residential use, in order to 

protect the vitality and viability and retail function of the area. 

 

4.37 Whilst it is considered that Policy LD01 is a supplementary policy to DM20 – which deals with 

existing retail frontages - it does specifically state that the specified criterions under LD01 will be 

applicable to new development proposals at Anglia Square. Consequently, Policy LD01 is a 

material consideration.  

4.38 Overall, the SPD supports a mix of uses on the Site and wilder centre area. However, 

consideration needs to be given on the overall mix of uses, as to not undermine the retail function 

of the centre. 

Anglia Square Guidance Note  

4.39 This Planning Guidance Note (PGN) recognises that Anglia Square is the most significant 

development opportunity in the northern part of the City Centre. Consequently, it one of the most 

important priorities for regeneration. The guidance states: 

‘Its redevelopment has the potential to regenerate both the site itself and act as a catalyst to the 

regeneration of this quarter of the city centre.’ 

4.40 The overall aim of the PGN is to assist with the delivery of a viable and deliverable form of 

comprehensive development on the site (Anglia Square) which is acceptable in policy terms 

[Our emphasis], and which delivers the Council’s long-held aspirations for the site by stimulating 

the regeneration of the wider northern City Centre area. Consequently, this document sets out 
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broad principles for development on the site and identifies constraints. It also provides specific 

policy guidance on a range of issues relevant to the Site and wider area. 

4.41 The PGN outlines that Anglia Square serves an important role in terms of the convenience and 

comparison needs of the northern part of the city, yet it is also complementary to the primary retail 

area in the City Centre. However, it notes that the physical fabric of the shopping centre is 

dated and the retail units provide a more localised offer than other district centres within the 

city [Our emphasis]; although Anglia Square remains a popular retail and leisure destination 

locally. 

4.42 The introduction of cafes, restaurants and bars to surround a relocated cinema is supported in 

principle. The PGN also recognises that diversifying uses along with proposed residential 

uses will extend activity into the evenings, to the benefit of the wider area. It also considers 

that other on-site leisure uses such as, hotel, gym, crèche uses and exhibition and 

community spaces, are likely to be acceptable [Our emphasis].  

4.43 Furthermore, the PGN also notes that an element of employment use would be acceptable within 

the proposed redevelopment of Anglia Square, and would be supported by the Council as part of 

the mix of development, whilst acknowledging that any such provision is unlikely to replace the 

level of existing (vacant) employment floorspace on the site. 

4.44 Overall, the PGN states: 

‘Anglia Square affords the potential to deliver a significant and positive addition to the City. The 

current retail centre is easily accessible and well located but lacks a critical mass, diversity of 

tenants and is influenced by the degraded physical environment in the area. Café and 

restaurant offers are limited, the cinema is poorly integrated and much of the development is 

below market standard. Furthermore the night-time economy is limited with few shops/services 

open after standard shopping hours limiting natural surveillance and offering the potential for 

anti-social behaviour. Potential exists to deliver a significant mixed use quarter and to transform 

the existing retail offer with more and improved format stores, alongside the addition of an 

enhanced leisure role and a greater provision of food and drink outlets that operate across a far 

wider period of time than exists at present.’ 

4.45 Overall, the PGN supports a diverse mix of uses at Anglia Square; mixes that are intended secure 

the future vitality and viability of the shopping centre. 
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National Planning Policy and Guidance 

4.46 The National Planning Policy Framework (NPPF), which came into effect on 27 March 2012, aims 

to strengthen local decision making and to reinforce the importance of up to date plans; and 

provides the Government’s planning policies for sustainable development and positive growth. 

4.47 Paragraph 187 confirms that Local planning authorities should work proactively with applicants to 

secure developments that improve the economic, social and environmental conditions of the area 

and that decision-takers at every level should seek to approve applications for sustainable 

development. 

4.48 Within the NPPF, economic, social and environmental considerations are given equal 

weight in the decision-taking process [Our emphasis]. 

4.49 In addition to the NPPF, the Government also introduced the National Planning Practice Guidance 

(NPPG) in March 2014. This sets out further guidance on ensuring the vitality of town centres.  Like 

the NPPF, the NPPG states that local planning authorities should plan positively to support town 

centres, to generate local employment, promote beneficial competition within and between town 

centres; and create attractive, diverse places where people want to live, visit and work. 

4.50 A synopsis review on the most relevant policies and guidance within the NPPF and NPPG is 

provided below. 

National Planning Policy Framework (NPPF) 

4.51 Paragraph 14 of the NPPF states that the presumption in favour of sustainable development is at 

the heart of the planning system and should be seen as a ‘golden thread’ running through both 

plan-making and decision-taking’. 

4.52 Paragraph 14 further explains that for decision-taking, this means:  

 Approving development proposals that accord with the Development Plan without delay; 
and, 

 Where the Development Plan is absent, silent or relevant policies are out-of-date, granting 
permission unless: 

- Any adverse impacts of doing so would significantly and demonstrably outweigh the benefits, 
when assessed against the policies in this Framework taken as a whole [Our emphasis]; 
or 

- Specific policies in this Framework indicate development should be restricted. 
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4.53 Paragraph 19 of the NPPF states that, ‘significant weight should be placed on the need to support 

economic growth through the planning system’. Local Authorities are placed under an obligation to 

‘plan proactively to meet the development needs of business’ (Paragraph 20); to avoid business 

being ‘over-burdened by the combined requirements of planning policy expectations’, and to 

develop planning policies that recognise and seek to address potential barriers to investment 

(Paragraph 21). 

4.54 The Government’s approach to planning for town centres and main town centre uses [Our 

emphasis] is set out in Paragraphs 23 - 27 of the NPPF. 

4.55 Paragraph 23 of the NPPF makes specific reference to the approach local authorities should take 

to the allocation of sites for new retail development and specifically states that local authorities 

should:  

 Recognise town centres as the heart of their communities and pursue policies to support 

their viability and vitality; 

 Retain and enhance existing markets and, where appropriate, re-introduce or create new ones, 

ensuring that markets remain attractive and competitive; 

 Recognise that residential development can play an important role in ensuring the vitality of 

centres and set out policies to encourage residential development on appropriate sites; and  

 Where town centres are in decline, local planning authorities should plan positively for 

their future to encourage economic activity [Our emphasis]. 

4.56 Paragraph 24 confirms the sequential approach for retail developments, stating that the first 

preference for main town centre uses is within town centres, followed by edge-of-centre and then 

out-of-centre sites; with preference given to accessible sites well connected to existing centres.  

4.57 In regard to retail, leisure and office developments, Paragraph 26 of the NPPF states an 

assessment of their impact must include: 

 The impact of the proposal on existing, committed and planned public and private investment in 

a centre or centres in the catchment area of the proposal; and 

 The impact of the proposal on town centre vitality and viability, including local consumer choice 

and trade in the town centre and wider area, up to five years from the time the application is 

made. For major schemes where the full impact will not be realised in five years, its impact 

should also be assessed up to ten years from the time the application is made. 

 

4.58 Paragraph 27 states that where an application fails to satisfy the sequential test or is likely to have 

significant adverse impact on one or more of the factors outlined in Paragraph 26, planning 

permission should be refused. 
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4.59 Notwithstanding the above, it is important to recognise the NPPF’s definition of main town centre 

uses. NPPF Annex 2 (Glossary) defines main town centre uses as follows: 

‘Main town centre uses: Retail development (including warehouse clubs and factory outlet 

centres); leisure, entertainment facilities the more intensive sport and recreation uses (including 

cinemas, restaurants, drive-through restaurants, bars and pubs, night-clubs, casinos, health and 

fitness centres, indoor bowling centres, and bingo halls); offices; and arts, culture and tourism 

development (including theatres, museums, galleries and concert halls, hotels and conference 

facilities).’ 

4.60 In essence, the NPPF defines retail (Use Class A1), financial services (A2), restaurants and pubs 

(Class A2/A3/A4/A5), leisure uses (Class D2), offices (Class B1), hotels (Class C1) and certain Sui 

Generis uses (i.e. nightclubs and casinos) as suitable – in principle – town centre development. 

4.61 Furthermore, NPPF Annex 2 also states that main town centre uses, constitute economic 

development. Therefore, in the context of Paragraph 14, main town centre use proposals 

should be assessed on the basis of providing sustainable economic development [Our 

emphasis]. 

National Planning Practice Guidance (NPPG) 

 

Ensuring the Vitality of Town Centres 

4.62 The NPPG states that local planning authorities should plan positively, to support town centres 

to generate local employment, promote beneficial competition within and between town 

centres, and create attractive, diverse places where people want to live, visit and work [Our 

emphasis]. 

4.63 Paragraph 3 states that local planning authority strategies should identify changes in the hierarchy 

of town centres, including where a town centre is in decline. In these cases, strategies should seek 

to manage decline positively to encourage economic activity and achieve an appropriate mix 

of uses commensurate with a realistic future for that town centre [Our emphasis]. 

Furthermore, Paragraph 4 notes that not all successful town centre regeneration projects 

have been retail led or involved significant new development [Our emphasis].  

4.64 In regard to impact, Paragraph 13 states that the test relates to retail, office and leisure 

development (not all main town centre uses) which are not in accordance with an up to date Local 

Plan, and outside of existing town centres. 
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Emerging Local Plan 

Greater Norwich Local Plan (GNLP) 

4.65 The GNLP seeks to build on the long-established joint working arrangements for the Greater 

Norwich area; which is currently delivered through the current Joint Core Strategy (JCS). The 

GNLP will ensure that these needs continue to be met to 2036. 

4.66 Like the JCS, the GNLP will include strategic planning policies to guide future development and 

plans to protect the environment. At this stage, the GNLP is at the early stages of preparation, and 

is unlikely to be formally adopted until the end of 2020. Notwithstanding this, it recognises that 

retailing remains the largest provider of employment; and that Norwich is rated as the 13th best 

performing retail centre nationally; and a number of market towns surrounding Norwich also have a 

strong local retail offer (Paragraph 2.6). 

4.67 Furthermore, at paragraph 4.78, the GNLP notes that through supporting consultation workshops, 

there was support for more flexible policies allowing restaurants and shops to located 

within the City Centre without restriction [Our emphasis]. 

4.68 The GNLP also recognises that there has been significant growth in café/ restaurant and bars/night 

clubs sector in the City Centre since 2008; and that the current policy approach distinguishes 

between the early evening and the late-night economy. Furthermore, it recognises that the existing 

policy approach promotes extending early evening uses across the City Centre area. 

Background Studies 

The Employment, Town Centres and Retail Study (2017)  

4.69 GVA were commissioned to undertake an Employment, Retail and Town Centre Study (ETCRS) on 

behalf of three local authorities (Broadland District Council, Norwich City Council and South Norfolk 

Council) and Norfolk County Council which make up the Greater Norwich Development Partnership 

(GNDP).  

4.70 The overall purpose of the Study was to identify the future needs and opportunities for retail, 

leisure, office, industrial and warehousing floorspace across the three local authority areas. The 

report specifically focuses on identifying the future retail needs for each local authority area; and 

sets out a strategy for how these requirements should be addressed through the emerging Greater 

Norwich Local Plan (GNLP).  

4.71 In regard to Anglia Square Shopping Centre, the Study states that the overall quality of the retail 

offer at Anglia Square is towards the discount/ value end of the spectrum (Paragraph 5.22). 

Furthermore, and as part of the Study’s assessment of customer’s views on shopping 
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destinations, it found that Almost one-third (32.1%) of respondents stated that there was 

'nothing' they liked about the Anglia Square [Our emphasis]. (Paragraph 5.29). 

4.72 In regard to retail provided at Anglia Square, the Study concludes, that:  
 

‘Anglia Square district centre continues to function with generally satisfactory levels of 

vitality and viability [Our emphasis]. The 1970s purpose built shopping centre is 

aesthetically unpleasing and performs a retail function which is little more than 

functional, but positively does benefit from some reasonably-sized units. The ‘anchor’ stores to 

the centre are relatively poor, although reflective of the offer of this part of the centre as a focus 

for discount/value retailing. Proposals for redevelopment of the centre are long-standing and 

should remain a priority for Norwich City Council over the new GNLP period.’ 

4.73 In terms of environmental quality, the Study also notes that Anglia Square, with its under-used 

upper floors, does not fit in with its surroundings, and compromises the wider area’s environmental 

quality. 

4.74 In regard to existing leisure uses, the Study notes that the existing Cinema at Anglia Square has 

the lowest market share within the Norwich urban area (less than 5%); and that it currently serves 

as niche and localised offer. 

4.75 In regard to assessed retail ‘need’ (capacity), the Study outlines no capacity for additional 

convenience and comparison goods floorspace within the Norwich urban area, up to 2022. Indeed, 

the Study outlines negative capacity (- 3,900 sq. m) for additional convenience goods floorspace up 

to 2027; and negative capacity (- 1,800 sq. m) for comparison goods floorspace by 2022
3
. 

4.76 Furthermore, it is worth noting that Anglia Square has the lowest market share in comparison 

goods retailing. Volume 3 (Quantitative Need Tables) of the ETCRS outlines that the district centre 

has the lowest market share [0%] (Table 4) across all surveyed zones, in the Norwich area. Indeed, 

Riverside Large District Centre and out of centre retail parks on Hall Road and Sweet Briar have 

greater market shares
4
, at 4.5%, 3.8% and 4.2% respectively. Furthermore, locations outside 

Norwich City Council’s (NCCs) administrative area, derive elements of their turnover NCCs 

administrative area. 

                                                      

3
 Tables 8.3 and 8.6 - The Employment, Town Centres and Retail Study (2017) 

4
 Volume 3 – Table 4 – Average of market shares within Zones 1, 2 and 3. Zones 1, 2 and 3 approximately represent NCCs 

administrative boundary. 



 

24 
 

4.77 The City Centre (core shopping area) has a 71.3.2%
5
 market share for comparison goods. 

Therefore, this centre is clearly the dominant centre within Norwich, and as a consequence it sits at 

the top of the retail hierarchy. 

4.78 The Study also identifies that a number of traditional town centre retailers have developed out-of-

town store formats, including John Lewis, which now operates a number of ‘At Home’ stores, and 

Next, which has in recent years opened a regional flagship ‘Next Home & Garden’ store at 

Longwater, on the western edge of Norwich. Other traditionally ‘high street’ focussed retailers such 

as Debenhams, Primark and H&M also actively trade in out-of-centre locations, albeit to a more 

limited extent.  

4.79 In terms of commercial leisure needs, the Study concludes that these uses within City Centre area 

should be supported as they provide an important secondary reason for visiting the centre (behind 

comparison goods shopping). In addition, enhancement of the food/ drink sector should also be an 

aspiration for each of the ‘Main Towns’, in order to help stimulate a stronger evening economy. 

Furthermore, it states that across centres at all levels in the hierarchy, a particular focus 

should be on the enhancement of the ‘early evening’ economy [Our emphasis]. 

4.80 Overall, the Study concludes: 
 

‘…town centre strategies which support the continued adaption and evolution of the traditional 

high street are now more important than ever. These strategies will need to recognise that 

whilst retail will continue to be the main driver of footfall in centres, there is a need to ensure 

that centres have a balanced mix which also include a complementary range of other 'main 

town centre' uses (as defined by the NPPF). Strategies may include providing a higher quality 

shopping ‘experience’ through investing in public spaces, shopfronts, markets and 

complementary meanwhile’ uses; improving the mix of retail and non-retail outlets to increase 

the length of time people spend in a centre (and the amount they spend in a centre), with a 

particular focus on enhancing commercial leisure provision, and, where appropriate, evening 

economy uses to ensure a centre has a role and function at all times of the day.’ 

Summary  

4.81 Norwich’s Development Plan seeks to strengthen the role of other centres (i.e. Large District 

Centres) within the City Centre, by improving retail diversity and by supporting the diversification of 

evening economy uses (JCS Policy 11). To achieve this, the provision of new retailing, services, 

                                                      

5
   Volume 3 – Table 4 – Average of market shares within Zones 1, 2 and 3. Zones 1, 2 and 3 approximately represent 

NCCs administrative boundary. 
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offices, and other main town centre uses will be encouraged at a scale appropriate to the form and 

function the centre within the retail hierarchy (JCS Policy 19). 

4.82 The application site is within a designated Large District Centre (Anglia Square/ Magdalen Street). 

As such, it is in Tier 2 of the retail hierarchy – just below the City Centre retail core (Tier 1). 

Accordingly, the JCS (Policy 19) recognises that Anglia Square/ Magdalen Street should serve a 

notable urban and rural catchment. However, the ETCRS notes that Anglia Square currently offers 

a more localised catchment; potentially contrary to the policy aspirations of JCS Policy 19.  

4.83 The Development Plan Policies Map outlines that the Site is within ‘City Centre Regeneration Area’ 

and ‘City Centre Leisure Area’; and as mentioned above, within the Large District Centre of Anglia 

Square/ Magdalen Street. Accordingly, in principle support is given for the following main town 

centre uses (NPPF, NPPG, Policy DM18 & DM23): 

 

 Use Class A1 (Retail); 

 Use Class A2 (Professional Services); 

 Use Class A3 (Food & Drink); 

 Use Class A4 (Drinking establishments); 

 Use Class A5 (Hot food and takeaways); 

 Use Class C1 (Hotels); and 

 Use Class D2 (Leisure). 

 

4.84 Whilst office (B1) is not considered as a main town centre use within the Development Plan, 

Development Plan Policies (DM16 & DM19) encourage and support office uses within centres, as 

long as they are of an appropriate scale. 

4.85 Notwithstanding the above, policy recognises (Policy DM20 & LD01) that retail uses are critical in 

underpinning a centre’s continued vitality and viability. However, an appropriate diversity of other 

town centre uses such as restaurants, cafés, financial services, leisure and cultural uses and 

office-based employment can help support the vitality and health of centres. 

4.86 Supplementary Development Plan guidance (Main Town Centre Uses and Retail Frontages SPD & 

Anglia Square Planning Guidance Note) also seeks to diversity uses within the centre. 

Furthermore, the Development places no restrictions on minimum and maximum unit sizes within 

Large District Centres (Appendix 4).  

4.87 The Employment, Town Centres and Retail Study (2017) produced as part of the Development 

Plan evidence base, clearly outlines that the Large District Centre of Anglia Square/ Magdalen 

Street functions at satisfactory levels of vitality and viability. Anglia Square (the Site) is also 

aesthetically unpleasing and performs a retail function which is little more than functional, but 
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positively benefits from some reasonably-sized units. In addition, the Study concludes that the 

‘anchor’ stores to the centre are relatively poor and focus on discount/ value retailing. Overall, the 

Study recommends that the long-standing proposals for redevelopment of Anglia Square should 

remain a priority for Norwich City Council. 

4.88 In addition, the Study summarises that there is no ‘need’ (capacity) for additional retail floorspace, 

up to 2022. As such, the key focus for the Council should be to diversity the mix of uses within 

centres. 

4.89 The Study - at Volume 3 - clearly outlines that the City Centre is the dominant centre within the 

retail hierarchy. It also clearly demonstrates that the Large District Centre of Anglia Square/ 

Magdalen Street is underperforming, with little or no market share within the retail hierarchy. This in 

our view indicates that the district centre is not a primary shopping destination for comparison 

goods. 

4.90 National guidance outlines that Local Planning Authorities (LPAs) should work proactively to 

support economic growth and sustainable development. To achieve this, LPAs should recognise 

that where town centres are in decline, ‘positive’ planning to diversify town centre uses should be 

encouraged. Policies within the Development Plan broadly follow this approach. 
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 CONSIDERATION OF PROPOSED USES  5.

5.1 This section of the Statement focuses on the retail, leisure and commercial aspects of the 

development proposal and addresses the key policies outlined in the Development Plan, in addition 

to the NPPF and NPPG as material considerations. 

5.2 For the purposes of this analysis, and as stated in Section 3 above, the proposed A1 – A4, B1 D1, 

D2, C1 and Sui Generis (Betting shops and/ or nail bar(s)) uses, are examined below. The 

following aspects are considered below: 

 Principle of development; 

 Sequential and impact test requirements; 

 Scale of the proposed main town centre uses; 

 The flexible uses proposed;  

 Retail Function of the centre; and 

 The proposed main town centre uses accordance with the principles of sustainable 

development set out within the Development Plan and national planning policy. 

 

5.3 Notwithstanding the above, proposed Use Classes B1 (office) and D1 (non-residential institutions) 

are further analysed within the Planning Statement submitted as part of the application. 

Principle of Development 

5.4 It is firstly important to consider the definition of main town centre uses. The NPPF (Annex 2) 

considers Use Classes A (A1 - A5), B1 (office), D2 (leisure) and C1 (hotel) uses, as main town 

centre uses. Development Policy DM18 also considers A1 to A5, D2 and C1 uses as main town 

centre uses, but excludes B1 (offices).  

5.5 Secondly, the NPPF (Paragraph 24) and Development Plan (Policy DM18) state that the most 

sequentially preferable locations for main town centre uses are within a designated town centres, 

followed by edge-of-centre locations, then out-of-centre sites. Accordingly, the application Site is 

within a defined Large District Centre (Anglia Square/ Magdalen Street). As such, in principle policy 

support is given for the main town centre uses proposed (Policy DM18). As such, the sequential 

and impact tests outlined by NPPF Paragraphs 24 and 26, and Policy DM18 are also not applicable 

in this instance. 

 

5.6 Whilst B1a (office) uses are not considered main town centre uses in the context Development 

Plan policies, it should be documented that Development Plan Policies DM16 and DM19 recognise 
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that the creation of high-quality and accessible employment floorspace will be acceptable in 

principle within existing centres – where such uses would not undermine the principles of 

sustainable development (Policy DM1). As such, it is considered that the potential introduction of 

flexible B1 workspace would enhance and extend opportunities of employment generation, in-line 

with Policy DM1 and JCS Policy 8. In addition, the Policy Guidance Note (PGN) clearly sets out 

that for Anglia Square an element of employment use would be acceptable within the proposed 

redevelopment of the Site. Consequently, and overall, employment floorspace should be supported 

by the Council as part of a wider mix of uses.  

5.7 As recognised within the PGN, the Council should acknowledge that any provision of flexible 

employment floorspace is unlikely to replace the level of existing (vacant) employment floorspace 

on the site. Furthermore, the PGN supports an element of office uses as part of the redevelopment 

of the Site. Consequently, it is considered that the proposed potential quantum is entirely 

appropriate and in accordance with Policy LD01 and general guidance within the PGN, as it 

diversifies the range of uses (main town centre uses) at Anglia Square. 

5.8 In regard to proposed D1 (community) uses, it is important to recognise that Norwich City Council 

have previously accepted these uses under planning permission 11/00160/F (amongst others). 

Furthermore, and as highlighted in Section 4 above, Development Plan policies clearly support the 

introduction and/ or enhancement of community uses at Anglia Square. Consequently, proposed 

D1 uses should be supported by the Local Planning Authority (LPA); and are considered complaint 

with JCS Policies 11 and 19. Proposed D1 uses are also compliant with Development Plan Policies 

DM1 DM20, and LD01.  

5.9 In light of all of the above, it is considered that the proposed mix of commercial uses (A1 to A4/ B1/ 

D1/ D2/ Sui Generis [Betting shop and/ or nail bars]) and hotel (C1) is in accordance with both 

national and Development Plan policies, insofar as such uses are acceptable in principle. 

5.10 Notwithstanding the above, it is considered that the main material planning policy considerations – 
in relation to the proposed uses – are: 

 The proposed scale of the development (JCS Policy 19, Policy DM18, DM20 and Appendix 4 

the Development Management Polices [2014] document); 

 Supplementary Policy LD01 of the Main Town Centre Uses and Retail Frontages SPD; 

 The proposals accordance with Policy DM1 (Achieving and delivering sustainable 

development);  

 The proposals compliance with Development Plan Policies DM20 and DM23; and 

 General principles set out within the Anglia Square Planning Guidance Note. 

 

5.11 The criterions, policies and documents as out above are analysed further below. 
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Scale  

5.12 Table 5.1 below provides an indicative comparison between existing and proposed uses (excluding 

C1 [Hotel]). 

Table 5.1 Indicative Comparison between existing and proposed floorspace (Sq. m [GEA]) 

Uses  Existing */ *** Proposed ** Difference  

A1 – A4/ Sui Generis 13,570 11,000 -2,570 

D1 819 1,300 +481 

D2 2,705 3,400 +695 

Total 17,094 15,700 -1,394 

Note: * Gross External Area (GEA) = 105% of Gross Internal Area (GIA) quoted in Table 3.1. ** Ground Floor GEA. ** 

Potential of B1 and D1 uses. ** Excludes proposed hotel uses (C1). *** Includes vacant floorspace. 

5.13 Overall proposed non-residential floorspace is slightly less than the existing amount of floorspace 

on the site. This is in part due to the more efficient use of floorspace, reducing void areas which 

would otherwise be unusable; and also due to an increase in overall outdoor public areas within the 

Site. The new, high quality floorspace has been designed to meet the commercial requirements of 

modern tenants and will enhance the function of Anglia Square as a principal element of the 

northern Large District Centre.  

5.14 It is important to recognise that the ETCRS indicates an oversupply (refer to paragraph 4.75 above) 

of both convenience and comparison goods floorspace in the wider Norwich area. This, in our view, 

indicates a clear need to diversify existing floorspace (and future floorspace) within Norwich as a 

whole, by promoting a wider range of main town centre and community uses; in order to potentially 

reduce vacancies within centres; and ultimately promote the long-term vitality and viability of 

centres within Norwich. The proposed redevelopment of Anglia Square seeks to promote a more 

diverse range of uses and occupiers, to the benefit of wider community 

5.15 The proposed development seeks to diversify the range and quality of all main town centre uses 

within the centre; which in turn will improve and maintain the long-term vitality and viability of Anglia 

Square, and wider district centre. It is therefore considered that the proposed development is in-line 

with Development Plan policy aspirations for the area. Policy aspirations which seek to: 

1. Diversify the mix of retailers within the district centre; 

2. Increase residents access to a wider range of goods and services (i.e. Cafés/ restaurants/ 

health centres etc.) 

3. Provide office-based uses to support the centre’s vitality and viability; and 

4. Provide a range of uses that can flexibly adapt to the potential change in character of an area 

over time. 
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5.16 The provision of the above uses will help maintain the centre’s position within the second tier of the 

retail hierarchy, as specified by JCS Policy 19, by providing a range of uses that can suitably adapt 

over time.   

5.17 The proposed D1 (place of worship) use will provide enhanced and expanded facilities for residents 

in the locality. As such, the amount of floorspace proposed is considered to be in accordance with 

Policy LD01 (Main Town Centre Uses and Retail Frontages SPD), PGN and Policy DM23. Policy 

LD01 seeks to support the expansion of community facilities at Anglia Square; whilst Policy DM23 

encourages the development of new or enhanced community uses where they contribute to the 

well-being and social cohesion. The delivery of this floorspace will therefore contribute towards 

these policy objectives. 

5.18 In addition, the proposed cinema use (D2) will provide an enhanced leisure facility. It is envisaged 

that a multiplex cinema will be supported by other complementary uses (i.e. café/ restaurants) and 

will help drive footfall across the entire Site. Accordingly, it is also considered that the proposed 

cinema is compliant with Policy LD01, insofar as this use will expand hospitality uses at Anglia 

Square. Overall, it therefore follows that the scale of D1 (place of worship) and cinema (D2) uses 

are in keeping with Development Plan policies; and should therefore be considered policy 

compliant.  

5.19 In consideration of the proposed hotel use (C1) of up to 11,350 sq. m (GEA), it should firstly be 

noted that this use is considered a main town centre use; and as such is an appropriate use on the 

Site. It is considered that accommodating a hotel use within the later phases would also be 

complementary to the retail function as it would help attract custom and footfall within Anglia 

Square and wider centre, to the benefit of other occupiers within the development and centre. 

Accordingly, C3 uses would constitute an appropriate use within a Large District Centre; as it could 

potentially help maintain leisure-oriented uses within the Site; and drive footfall to other areas of the 

centre, to the benefit of local traders 

5.20 In regard to proposed office uses (B1a), it should be noted that the maximum total of B1 floorspace 

that can theoretically come forward will be 1,150 sq. m; as part of the proposed flexible A1 to A4/ 

B1 and D1 floorspace. In addition, 1,150 sq. m amounts to just 10.5% of the total flexible 

commercial floorspace proposed (11,000 sq. m). Furthermore, we are of the view that the likely 

amount of B1a floorspace brought forward would be smaller than 1,150 sq. m, as community-

based uses (D1) could be brought forward instead. Notwithstanding, it is considered that the 

potential amount of proposed B1 office space is complementary to the retail and other uses 

proposed, as the predominant commercial space will remain within Use Class A. As such, 

proposed B1a uses are of an appropriate scale; and are therefore compliant with the requirements 

of JCS Policy 19, Policy DM1, DM19, and LD01; insofar as potential B1a uses will not undermine 

the core retail function of Anglia Square, or the wider district centre.  
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5.21 Notwithstanding the above, the inclusion of flexibility for an element of the floorspace to be 

delivered as either B1 or D1 will help ensure the vitality and viability of the Centre, whilst the scale 

of such uses proposed will not unduly affect its position within the hierarchy, thereby ensuring 

compliance with Joint Core Strategy Policy 19. The potential to include community uses is actively 

encouraged by Policy DM22, which directs such uses towards the City Centre and District Centres. 

Flexible Uses 

5.22 A reasonable degree of flexibility is proposed to offer suitable space for a range of types of 

occupiers. Unit size ranges, together with indicative unit numbers for each use category, are 

specified in the Retail Strategy Report (Appendix A2), whilst the accompanying Retail Strategy 

Plan (ref. A03-P2-054) shows indicatively how the ground floor space could be set out. It is 

envisaged that this will provide sufficient flexibility for smaller-scale local retailers to be 

accommodated within the scheme, subject to demand. However, and ultimately, Appendix 4 of the 

Development Management Policies document places no restrictions on unit sizes. Therefore, as 

proposed, the development is policy compliant.  

5.23 The Strategy - in general - seeks to promote a range of uses and tenants in-line with Development 

Plan aspirations. The following categories of uses will be promoted: 

 

Retail 

 
Foodstore – c.500-1,500 sq. m - The foodstore should be of high quality with suitable 24 hour 

servicing and dedicated adjacent car parking provided in the 600 space multi-storey car park. The 

store must be prominent, ideally within the retail square. The foodstore would be used by all age 

groups for a weekly or more regular shop, serving commuters passing by (such as those walking 

to/ from the City Centre or nearby bus stops) or using the multi-storey car park, and local residents 

(both of the new build residential accommodation and surrounding areas). The use of the foodstore 

would also encourage activity in the square into the evening. This enhanced evening pedestrian 

flow would improve the safety and security of the area. 

 
Services & Convenience Retail – c.8 units, c.50-250 sq. m each - The services and 

convenience retail within the scheme will provide local retail uses to support the local community 

and the residents of the new build flats. Possible uses may include hair salons, barbers, 

newsagents, greengrocers, banks, pet shops, pharmacy, etc. These tenants may also include click 

& collect facilities, servicing residents, nearby neighbours and shoppers. 

 
Local ‘Sui Generis’ Retail Services – c.3 units, c.100-200 sq. m each (up to 500 sq m in total) 

- The existing Anglia Square scheme includes a small number of Sui Generis retail services, 

namely nail bars and bookmakers, which serve an important local function and help to broaden the 

retail offer. The redevelopment scheme will provide opportunities to retain these types of retail 

services, alongside other retail and main town centre uses. 
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Comparison Retail – c.14 units, typically c.50-500 sq. m each with c.2 larger units (c.1,250 sq 

m each) - Within the scheme, as at present, there will continue to be a number of comparison retail 

units including 1-2 larger units (such as the existing Poundland). These will be located around the 

retail square, on Sovereign Way and on Magdalen Street, and will sell a range of goods compatible 

with the Large District Centre function of the scheme.  The provision of a range of unit sizes and 

formats will cater for different market requirements. Target tenants may have an existing presence 

in the City Centre which would almost certainly be retained, representing a more local offer at 

Anglia Square that in no way dilutes what is already available elsewhere in the City. 

 
Lifestyle Retail – 3-6 units, c.100-1,000 sq. m each - The cluster of lifestyle uses would include 

occupiers such as home furnishings, bathroom and kitchen retailers. A destination for quality home 

furnishings is not currently available in Norwich, and this could provide a useful service for the local 

community and the new residents. Quality services (Use Classes A2 and D1) could also be 

appropriate for some of these units. 

 

Leisure Quarter 

 
Leisure Quarter – 6-8 units, c.100-1,000 sq. m each - The new leisure square would supplement 

the cinema use to provide a series of cafes, restaurants and bars. These would be open during the 

day and into the evening to encourage use of the centre all day. The leisure square and cinema will 

provide a focal point and hub to the scheme. The café, restaurant and bar operators located within 

the Leisure Quarter will be of a high quality, complementary to the cinema and the wider retail 

scheme being a mix of independent and national operators. There will be opportunities for pleasant 

outside drinking/ dining areas, to bring life into the square. There will be suitable refuse 

management systems in place for each operator. 

 
Cinema – up to 3,000 sq. m - The cinema should be a boutique, arthouse style offer, driving 

footfall to the centre and supported by other leisure provision, creating activity throughout the day 

and into the evening. The unit will be prominent, with its entrance on to the newly created leisure 

square. Evening access should be provided and encouraged. 

 

Community & other uses  

 
Community Facilities – c. 3 units, c.50-600 sq. m each - A mixture of community facilities (Use 

Class D1) within units shaded blue and green on the illustrative plan of the centre would be 

encouraged subject to demand, such as clinics, health centres, dental practices, crèches, art 

galleries, etc. These would serve residents and neighbours alike and would improve the vibrancy 

and convenience-based function of the Large District Centre. 

 

Offices - Such uses could potentially support local independent start-ups. 
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5.24 Furthermore, it is envisaged that the provision of a range of unit sizes and formats will cater for 

different market requirements. Potential tenants may have an existing presence in the City Centre 

which would almost certainly be retained, representing a more local offer at Anglia Square that will 

not draw trade from the City Centre. 

5.25 In terms of unit sizes, flexibility is sought across all uses (within the ranges specified in the Retail 

Strategy Report), in order to accommodate market demand, and to allow for the suitable siting of 

units. This flexibility is policy compliant, as there are no Development Plan policy restrictions on 

unit sizes within Anglia Square/ Magdalen Street Large District Centre. However, agreement on the 

mix of uses sought could be subject to the requirements of a S106 Agreement.  

5.26 The above demonstrates that diverse range of retail uses will be promoted within the development. 

Furthermore, the proposed mix will provide opportunities for local independent retailers. This 

diversity is encouraged within development plan policy.  

5.27 It is considered that the masterplan layout responds to and better integrates Anglia Square with the 

Large District Centre’s main shopping street (Magdalen Street). The proposal will maintain and 

enhance the core retail function/ frontage of Anglia Square leading from Magdalen Street via the 

existing, and improved, Sovereign Way; whilst transitioning towards the leisure/ ‘lifestyle’ elements 

of the development. This will ensure that the development will complement and maintain the 

primary function - as a shopping destination - of the district centre; Overall, we are of the view that 

envisaged retail strategy and illustrative plan will bring forward a development that is compliant with 

policies DM20, DM23 and LD01, whilst supporting the principles of diversification within the LPA’s 

Anglia Square Planning Guidance Note. 

5.28 Anew anchor foodstore will cater for the convenience shopping needs of the local community and 

users of the multi-storey car park. The store will be located to the eastern side of Anglia Square 

and the substantial pedestrian traffic associated with the foodstore development is intended to 

attract people and increase footfall into the square. 

5.29 The existing shopping centre includes a small number of Sui Generis retail services, namely nail 

bars and bookmakers, which currently serve an important local function and help to broaden the 

existing retail offer. The redevelopment scheme will provide opportunities to retain these types of 

retail services, alongside other retail and main town centre uses.   

5.30 Overall, and in our view, the proposal will greatly increase consumer choice whilst maintaining the 

core retail function of the Site and core retail streets within the district centre. This in turn will create 

a more viable district centre. In light of this, it is considered that the development is complaint with 

Development Plan Policies DM1, DM20, D23, LD01 and JCS Policies 8 and 11. 



 

34 
 

Retail Function 

5.31 To assess the current retail function of the Site and district centre as a whole, it is firstly important 

to consider development plan policies relating to the retail hierarchy and supporting economic/ 

retail evidence base produced by GVA, on behalf of the Council.  

5.32 The ETCRS, clearly sets out that Anglia Square is underperforming; noting that the centre provides 

‘satisfactory’ levels of vitality and viability and performs a retail function which is little more than 

functional [Our emphasis]. With this in mind, the Joint Core Strategy (JCS) clearly sets out that 

Norwich City Centre and Large District Centres within the retail hierarchy should serve notable 

urban and rural catchments; and have the potential to accommodate additional shopping, leisure 

and employment uses (JCS Policy 19). As such, given the findings of the ETCRS, it is considered 

that Anglia Square – the key anchor shopping centre within a Large District Centre – does not 

currently serve a notable urban or rural catchment, as prescribed by the retail hierarchy; and 

therefore, Anglia Square and the wider centre is not currently fulfilling its role within the retail 

hierarchy; which in turn limits the centre’s growth potential. 

5.33 The key purpose of the current proposals is to deliver a significantly enhanced shopping centre, 

which will be capable of attracting a more diverse range of tenants, including leisure and other 

appropriate main town centre uses, in order to ensure a viable future for Anglia Square and the 

wider district centre. Units will be of a size appropriate to the centre and will not be of the typical 

‘big box’ format, as seen within other centres and retail parks in the Norwich area. Furthermore, the 

aim of the proposal is to contribute towards meeting the needs of residents and visitors to the 

‘northern City Centre’ area, whilst not adversely affecting the core shopping area within the City 

Centre. Consequently, the key purpose of the development is to improve the diversity of retailers 

rather than the quantity of retailers. 

5.34 In regard to the quantitative assessment for the regeneration of Anglia Square, it is important to 

consider the findings of the ETCRS. The Study unsurprisingly identifies the City Centre as the 

dominant retail centre within the retail hierarchy, with a market share
6
 of 72% (comparison goods), 

followed by Riverside [4.5%] (Large District Centre) and other out of centre retail destinations (Hall 

Road and Sweet Briar Retail Parks).  

5.35 Furthermore, Volume 3 of the ETCRS identifies that Anglia Square/ Magdalen Street is currently 

not a primary shopping destination, reporting a negligible market share. Norwich residents prefer to 

shop elsewhere, in particular at Sweet Briar Retail Park, which is circa. 1.5 miles north-west of 

Anglia Square (and within its core catchment area); which has a market share of 4.2%. This, in our 

view, clearly reemphasises the ETCRS findings that Anglia Square (and wider centre) functions 

                                                      

6
 Within NCC’s administrative area. 
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within a localised retail market; a market more akin to a district or local centre, in our view. As such, 

it is considered that Anglia Square is not fulfilling its role as part of a Large District Centre within the 

retail hierarchy; a position the proposed redevelopment of the centre seeks to address.  

5.36 Whilst impact is not a test this that application is subject to, given that the proposed main town 

centre uses are within a defined centre, it is nonetheless important consider the nature and 

quantum of retail facilities within the City Centre and other designated centres. 

5.37 The City Centre by virtue of its significant size (c.220,000 sq. m of retail and leisure floorspace) and 

the diverse nature of its retail, leisure and cultural facilities is clearly the pre-eminent centre in the 

retail hierarchy, securing a significant market share. The proposed quantum of floorspace, together 

with the mix of uses and the unit sizes, (bearing in mind the ranges specified in the Retail Strategy 

Report) will not adversely impact on the City Centre. Anglia Square and the City Centre serve 

different markets and will continue to perform complementary roles in the retail hierarchy.   

5.38 Whilst Riverside is a designated centre (Large District Centre) it should be noted that its retail offer 

includes a larger foodstore (Morrisons) and ‘big box’ retail units more akin to a typical out of centre 

retail park. This offer contains a number of large comparison units with a limited A3 and leisure 

offer; which in our view is not similar to the proposed offer at Anglia Square. Therefore, the 

proposal’s potential impact would be limited.  

5.39 In light of the above, it is considered that the scale of the proposals at Anglia Square will not 

adversely impact on the City Centre, or any other centre; whilst supporting Anglia Square’s position 

with the retail hierarchy (Tier 2). 

Compliance with Policy DM1 and NPPF 

5.40 As highlighted in Section 4 above, Policy DM18 requires proposals for main town centre uses to be 

considered against the principles of Policy DM1. Accordingly, Policy DM1 expects (through their 

design, configuration, visual appearance, location, means of access and spatial and functional 

relationship to existing uses and facilities) to enhance/ extend opportunities for employment 

generation; provide environmental and physical regeneration opportunities; and proposals should 

help promote mixed and diverse and inclusive communities. Furthermore, equal weight - within the 

policy - is given to the economic, environmental and social dimensions of sustainability. 

5.41 In light of the above, it is considered that the district centre including Anglia Square is in general 

decline. The retail offer is predominantly focused on discount/ value retail which, whilst serving an 

important local function, means that the existing shopping centre lacks choice and a diversity of 

uses; whilst the existing office space within Anglia Square have been empty and/or un-used for 

many years. Furthermore, the LPA’s own evidence base outlines that the district centre is not a 
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primary (i.e. notable) shopping destination for residents. Without the proposed investment, there is 

a clear risk that the long-term viability of the centre as a whole could be undermined.   

5.42 Notwithstanding the above, the contents of DM1 are driven by NPPF Paragraph 187 which also 

confirms that Local Planning Authorities should work proactively with applicants to secure 

developments that improve the economic, social and environmental conditions of the area, and that 

decision-takers at every level should seek to approve applications for sustainable development. In 

this regard, the proposals at Anglia Square should be considered proactively, in the sense that they 

will: 

 Re-provide employment uses on the site (Economic); 

 Seek to relocate existing tenants into the redeveloped shopping centre, whilst also diversifying 

uses within the Site (Social/ Economic); 

 Improve access to retail facilities, increasing overall choice (Social); 

 Promotes flexible unit sizes in order to encourage local traders (Social); 

 Will maintain the long-term viability of the district centre as a whole (Economic); 

 Will not create any adverse impacts on the City Centre (Economic); 

 Will provide significant improvements to surrounding built form (Environment); 

 Secure long-term jobs in the locality, both during the construction phase of the development, 

and as the development is occupied (Economic/ Social); and 

 Will provide energy efficient buildings and landscaping enhancements (Environmental);  

 

5.43 In light of all of the above, it is considered that the proposed uses, and ultimately the proposed 

redevelopment of Anglia Square and wider site is in accordance with Policy DM1 and national 

planning policies. As such, planning permission should be granted. 

5.44 Further detail on some of the aspects discussed within this Statement are expended upon with the 

Planning Statement and other supporting statements accompanying this report. 
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 SUMMARY AND CONCLUSIONS 6.

6.1 As joint applicants, Weston Homes and Columbia Threadneedle are seeking planning permission 

for the redevelopment of Anglia Square Shopping Centre. The planning application is made in 

hybrid form (part full/ part outline) for mixed-use redevelopment including 11,000 sq. m of Class A1 

to A4 uses, plus Class B1/ D1/ D2 community / leisure uses. Some flexibility is sought as to the 

actual amounts of floorspace, and unit sizes, that will be devoted to convenience goods, 

comparison goods, and other service and community uses. 

6.2 The Retail Strategy Report provided in support of the proposal demonstrates that the retail function 

of the Site and the wider centre will be enhanced. The strategy outlines a clear provision of retail 

uses along Magdalen Street into the Site, and along the newly created pedestrian routes within the 

Site. Non-retail uses will be located towards the western fringes of the Site. Overall, there will be a 

clear linear progression – east to west – from retail to leisure orientated uses. As such, the 

proposals are well integrated and complementary to the existing uses within centre. 

6.3 Furthermore, the proposed scale and flexible mix of uses will ensure that the development can 

respond to market changes (bearing in mind the development will be brought forward in phases 

over a number of years) as well as satisfying tenant requirements.  

6.4 The proposed development will provide significant planning benefits in seeking to fulfil the Council’s 

vision for the mixed-use redevelopment of Anglia Square. The form of development proposed at 

the site, complies with policies within the Development Plan. 

6.5 It is also important to consider the three dimensions of sustainable development (economic, social 

and environmental) outlined in the NPPF. In this regard, the proposal should be considered 

favourably, in the sense that it will: 

 Maintain the viability of employment uses [refer to the Planning Statement] on the site 

(Economic); 

 Improve and enhance retail facilities for residents (Social); 

 Provides the appropriate scale and mix of uses in-line with the Site’s ‘town centre’ status in 

NPPF terms (Large District Centre); 

 Provide enhanced leisure and ‘evening economy’ uses [Cinema/ café and restaurants etc.] 

(Economic/ Social); 

 Secure long-term jobs (Economic/ Social);  

 Will provide energy efficient buildings and landscaping enhancements (Environmental); and 

 Reduce the amount of time residents take to travel to existing retail facilities. 
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6.6 Implementation of the proposed scheme will also ensure the effective reuse of a previously 

developed site, in a highly accessible and sustainable location. The proposed development will 

maintain the long-term viability of an established retail centre, whilst also representing a significant 

opportunity to realise wider retail objectives, for the benefit of local residents. 

6.7 The preceding sections have demonstrated that the proposed main town centre uses will not 

adversely affect the City Centre or any other centre in Norwich. Indeed, the proposals will 

complement the existing City Centre offer. 

6.8 In consideration of all material considerations, it is measured that the detailed aspects of the 

proposals are entirely appropriate, acceptable, and accord with all relevant national, and local 

planning policy. Consequently, we respectfully request that the Local Planning Authority view the 

application proposals favourably. 
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A1. SITE LOCATION PLAN (NOT TO SCALE) 
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A2. RETAIL STRATEGY REPORT 
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Anglia Square, Norwich – Retail Strategy Report  

February 2018 

  

1 Context and Purpose of Document 

 

As part of the joint Weston Homes (“WH”) and Columbia Threadneedle (“CT”) redevelopment 

proposals for Anglia Square, much of the existing retail accommodation will be demolished and 

replaced with new retail and leisure accommodation at ground and mezzanine levels. 

 

This document sets out the retail strategy for the new and existing accommodation. It has been 

prepared to inform the design development of the space and support the hybrid planning application 

by WH and CT. 

 

An illustrative (i.e. not for approval) plan is appended to this document, showing the broad strategy for 

the ground floor space proposed. 

2 Objective 

 

To create a unique retail and leisure offer for this part of Norwich City Centre which, reflecting the role 

and function of Anglia Square as the principal element of the northern Large District Centre, serves 

the needs of its immediate catchment and existing and new residents. The retail and leisure offer is 

proposed to be complementary to the existing character of Magdalen Street as well as the new 

residential development and will form a critical part of the creation of a new 'quarter' for Norwich. 

3 Norwich Retail Market Context 

 

Norwich is an attractive historic City, and the largest of the major East Anglian centres. Norwich’s 

catchment encompasses much of Norfolk and the northern part of Suffolk. Economic and 

demographic statistics for Norwich include: 

 

o ACORN demographic profiling shows that Norwich’s catchment population has a significantly 

higher than UK average proportion of the population characterised as Countryside 

Communities, as well as higher than average proportions of the population characterised as 

Mature Money, Starting Out, Comfortable Seniors and Poorer Pensioners. 

o The Norwich population includes a particularly high proportion of the retired (aged 65+), with 

a particular under-representation of children (aged 0-14) and young adults (aged 24-44). 

o The Norwich catchment is not particularly affluent, although this has improved more recently 

due to a fall in unemployment. 

o Norwich is a key centre for finance, especially the insurance industry. Aviva is the largest 

private employer in the City. 
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Norwich is ranked 19th in the 2016 CACI UK for retail provision, with an available total catchment 

spend modelled at £794.5m. Norwich has an extremely captive shopper population, estimated at 

351,268, taking a high proportion of the catchment market share due to the lack of accessible 

competition. Lowestoft is the top competing centre to Norwich, taking only 4.3% of Norwich’s total 

market share. 

 

Norwich already has a significant amount of retail and leisure floorspace in the City Centre, totalling 

c.220,000 sq m. While there is a high proportion of comparison retail (53%), there is a relatively low 

percentage of leisure services floorspace (26%) compared to its closest competitors of Nottingham 

(41%), Leicester (30%) and Bristol (38%). Vacancy rates are low at 8%, well below the retail PROMIS 

average (e.g. Nottingham - 12%, Leicester - 15%, Bristol - 11%). Retail accommodation in Norwich 

services a wide range of consumer requirements, including City Centre provision and accommodation 

on the inner and outer ring roads:  

 

o The City Centre has two major shopping centres – intu Chapelfield and Castle Mall Shopping 

Centre, with further large scale pedestrianised comparison retailing.   

o The rest of the City Centre is characterised by attractive narrow lanes and alleys, which 

create an inviting shopping environment. The retail core is spread across an extensive area 

which is predominantly pedestrianised, punctuated by a number of churches, public buildings 

and offices.  

o Mass market leisure is dominated by the Riverside scheme, which also offers open (i.e. 

unrestricted) A1 retail on the adjacent retail park, as a Large District Centre. Castle Mall also 

provides a cinema and restaurants. 

o Multiple bulky good retail parks/ stand-alone units are located on each ring road.  

o All major food store brands have some form of presence in and around the City. 

o Norwich has a slightly above average representation of fashion retailers, especially within the 

middle range of the fashion spectrum such as River Island, H&M, Topshop and Next. 

4 Local Retail Market Context 

 

Anglia Square is situated 1.1km (0.7 miles) to the north of the centre of Norwich City Centre, and 

while the overall Norwich retail market is of interest, the immediate retailing profile is of far greater 

significance to the Large District Centre which includes Anglia Square. Magdalen Street has a large 

number of properties held under fragmented ownership with predominantly independent retail 

occupiers; the quality of which tends to decline further north away from the retail core, particularly 

north of the ring road which is not helped by the break in retail provision under the flyover. South of 

the flyover, the retail provision is predominantly convenience-led, including a number of independent 

restaurants, hairdressers, charity shops, grocers and fabric shops. 

 

North of the flyover and directly opposite the centre, there is again predominantly convenience led 

retail. There are two larger premises; a Rileys Sports Bar on the first floor across c.1,300 sqm, and a 

Roys variety store of c.2,000 sq m. Roys is a family owned group of stores, with nine across Norfolk 

and Suffolk; the Magdalen Street store also incorporates a Post Office. Other independent retailers 

nearby include Now-n-Then Antiques, Hannants Convenience Store, TSB Bank, Sahara Café, Haider 

Butcher, Moonlight Café, Subway, Price Right Discount Store, Swallow Computer Games, Mercury 
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Communications, Canary Hair Stylists and Spinners Amusements. The evening/ wet-led (Use Class 

A4) operators that are present include Rileys Sports Bar and a number of traditional public houses. 

5 Existing Scheme Mix 

 

 

Anglia Square functions well as a discount/ value led, Large District Centre servicing the immediate 

local population. The public realm and built environment is generally of poor quality, but void rates are 

relatively low and a number of tenants are long standing, successful local traders. The wider Site is 

blighted by redundant and defunct buildings, but the centre at its core serves a successful purpose for 

the immediate catchment. The cinema provides a dated but unique leisure offer, with little supporting 

other leisure in the vicinity.  

6 Proposed Scheme Mix 

 

A key purpose of the redevelopment proposals is to deliver a significantly enhanced shopping centre, 

complementary to Magdalen Street, and serving both the existing area and the new residential 

development.  

 

The new retail and leisure accommodation will be much better suited to the needs of modern 

occupiers than is presently available at the Site. It will therefore provide improved space for existing 

tenants, and will be capable of attracting a more diverse range of tenants in order to ensure a viable 

future for Anglia Square, meeting the needs of local residents and visitors to the northern City Centre. 

The extent and quality of the proposed residential parts of the redevelopment will largely drive the 

retail and leisure tenant mix. The likely number of new residents, together with the mixture of uses 

within the centre, provides a good opportunity for a higher quality offer than currently found locally, 

offering an improved experience for the local shopper, while retaining and enhancing the Large 

District Centre function of the scheme. The impact of an improved scheme would have a beneficial 

effect on the retail units opposite at Magdalen Street and across the wider centre (due not least to 

increased footfall during daytime trading and into the evening), which are likely to be improved over 

time following redevelopment. Columbia Threadneedle would seek to retain as many as possible 

existing tenants within Anglia Square, providing upgraded units where possible. 

 

A clustering tenant mix strategy will be adopted. The Site has the ability to provide a wide range of 

interesting, different yet complimentary uses, which need to be accommodated in a logical and well-

constructed manner. 

7 Critical Design Considerations 

 

o Pedestrian Flows – The scheme currently has a number of pedestrian entrances, and can 

be confusing to navigate. The main pedestrian approaches to the scheme are from Magdalen 

Street to the southeast, or from St Georges Street via the underpass to the south, as well as 

from the various surface car parks at the Site. On completion of the new scheme, pedestrian 

flow is likely to continue to flow into the scheme from Magdalen Street to the southeast via 

Sovereign Way, St Georges Street to the south (which will be strengthened by the new “at 

grade” crossing across the ring road), from St Augustines Street to the west, from Edward 

Street to the north, and from the new public multi-storey car park. These routes will be 
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enhanced to drive the footfall through the Site necessary to achieve a vibrant and viable 

commercial scheme, but also increase flow of footfall into the City Centre via George Street.  

 

o A ‘Two-Square’ Focus – The retail and leisure elements will be focused around two main 

squares within the scheme. The existing main square at the centre of the Site will be slightly 

reconfigured and will act as a focal point for the retail including a new foodstore. A second 

square to the west, will function as a hub for leisure including a cinema, restaurants and 

outdoor activity events. The squares will provide large and vibrant places for residents and 

visitors alike. 

 

o Core usages/ Anchors – The area will provide a range of uses for the local population, in 

keeping with its designation as a Large District Centre. This is to include a range of retail 

occupiers, a new cinema, leisure operators including cafes, restaurants and bars, and a range 

of service providers such as gyms. The strategy for this scheme is to create a point of 

difference in the City, compared to the retail which is already present. The main anchors/ 

uses are proposed to be: 

 

o Cinema – up to 3,000 sq m  

The cinema should be a boutique, arthouse style offer, driving footfall to the centre 

and supported by other leisure provision, creating activity throughout the day and into 

the evening. The unit will be prominent, with its entrance on to the newly created 

leisure square. Evening access should be provided and encouraged. 

 

o Foodstore – c.500-1,500 sq m 

The foodstore should be of high quality with suitable 24 hour servicing, and dedicated 

adjacent car parking provided in the 600 space multi-storey car park. The store must 

be prominent, ideally within the retail square. The foodstore would be used by all age 

groups for a weekly or more regular shop, serving commuters passing by (such as 

those walking to/ from the City Centre or nearby bus stops) or using the multi-storey 

car park, and local residents (both of the new build residential accommodation and 

surrounding areas). The use of the foodstore would also encourage activity in the 

square into the evening. This enhanced evening pedestrian flow would improve the 

safety and security of the area. 

 

o Leisure Quarter – 6-8 units, c.100-1,000 sq m each  

The new leisure square would supplement the cinema use to provide a series of 

cafes, restaurants and bars. These would be open during the day and into the 

evening to encourage use of the centre all day. The leisure square and cinema will 

provide a focal point and hub to the scheme.  

 

The café, restaurant and bar operators located within the Leisure Quarter will be of a 

high quality, complementary to the cinema and the wider retail scheme being a mix of 

independent and national operators. There will be opportunities for pleasant outside 

drinking/ dining areas, to bring life into the square. There will be suitable refuse 

management systems in place for each operator. 

 

o Services & Convenience Retail – c.8 units, c.50-250 sq m each 

The services and convenience retail within the scheme will provide local retail uses to 

support the local community and the residents of the new build flats. Possible uses 

may include hair salons, barbers, newsagents, greengrocers, banks, pet shops, 
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pharmacy, etc. These tenants may also include click & collect facilities, servicing 

residents, nearby neighbours and shoppers. 

 

o Local ‘Sui Generis’ Retail Services – c.3 units, c.100-200 sq m each (up to 500 

sq m in total) 

The existing Anglia Square scheme includes a small number of Sui Generis retail 

services, namely nail bars and bookmakers, which serve an important local function 

and help to broaden the retail offer. The redevelopment scheme will provide 

opportunities to retain these types of retail services, alongside other retail and main 

town centre uses.   

 

o Comparison Retail – c.14 units, typically c.50-500 sq m each with c.2 larger 

units (c.1,250 sq m each) 

Within the scheme, as at present, there will continue to be a number of comparison 

retail units including 1-2 larger units (such as the existing Poundland). These will be 

located around the retail square, on Sovereign Way and on Magdalen Street, and will 

sell a range of goods compatible with the Large District Centre function of the 

scheme.  

 

The provision of a range of unit sizes and formats will cater for different market 

requirements. Target tenants may have an existing presence in the City Centre which 

would almost certainly be retained, representing a more local offer at Anglia Square 

that in no way dilutes what is already available elsewhere in the City. 

 

o Lifestyle Retail – 3-6 units, c.100-1,000 sq m each 

The cluster of lifestyle uses would include occupiers such as home furnishings, 

bathroom and kitchen retailers. A destination for quality home furnishings is not 

currently available in Norwich, and this could provide a useful service for the local 

community and the new residents. Quality services (Use Classes A2 and D1) could 

also be appropriate for some of these units.  

 

o Community Facilities – c. 3 units, c.50-600 sq m each 

A mixture of community facilities (Use Class D1) within units shaded blue and green 

on the illustrative plan of the centre would be encouraged subject to demand, such as 

clinics, health centres, dental practices, crèches, art galleries, etc. These would serve 

residents and neighbours alike, and would improve the vibrancy and convenience-

based function of the Large District Centre.  

 

N.B. all proposed areas stated are GIA and are indicative. 
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A3. DEVELOPMENT PLAN – CITY CENTRE EXTRACT  

 

Application Site within Anglia Square/ 

Magdalen Street Large District Centre (Tier 2) 

Norwich City Centre – Defined retail core (Tier 1) 


