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Anglia Square, Norwich  

Retail Strategy Report (Revision A) 

August 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 (13,570 sq 

m GEA comprising Use Classes A1-A5/Sui Generis) and replaced with new flexible commercial 

accommodation at ground floor. 

 

This document sets out the revised retail strategy for the new and existing (i.e. to be retained) 

accommodation. Whilst the original Retail Strategy Report (February 2018) was developed in 

consultation with Norwich City Council in order to inform the design development of the space, this 

Revision A is intended to support the Amended Scheme, hybrid planning application by WH and CT, 

which introduces changes to the scheme originally submitted in March 2018 (ref. 18/00330/F). The 

Amended Scheme drawings and supporting documents, submitted in August 2018, reflect comments 

by statutory consultees, local stakeholders, the public and Norwich City Council, made during the 

statutory consultation period following registration of the hybrid planning application.  

 

The retail strategy described in this document supports a diverse and complementary mix of uses, 

including a replacement cinema, hotel (at the junction of St Crispin’s Road and Pitt Street) and the 

flexibility for community facilities and offices, alongside an improved retail and leisure mix. It will 

complement Norwich City Centre and help to enhance the function of the Large District Centre.  

 

Planning conditions can be used to secure the elements set out in this revised retail strategy, which 

should be read in conjunction with the ‘Response Note to Consultation Comments on commercial 

space’ included at Appendix A.   

 

An illustrative (i.e. not for approval) plan is submitted with this document, showing the broad strategy 

for the ground floor space proposed. This plan identifies the 9,850 sq m GEA flexible commercial 

ground floor space (Use Classes A1/A2/A3/A4/B1/D1/Sui Generis) applied for, together with existing 

accommodation within the blue line and to be retained by CT.  

 

An additional 1,150 sq m GEA flexible commercial ground floor space (Use Classes 

A1/A2/A3/A4/B1/D1) is proposed, ideally to provide ‘discounted’ accommodation for small or medium 

sized enterprises or start-up businesses, subject to the agreement of terms between WH and Norwich 

City Council. This space will be focused around the edges of the scheme fronting Edward Street, New 

Botolph Street and Pitt Street respectively, and does not form part of the retail strategy described in 

this document. 
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The ‘Under the Flyover’ proposal, whilst comprising a separate current planning application (ref. 

18/00956/F), will be complementary to the Anglia Square scheme and provide a space for the local 

community and potentially some displaced tenants during the redevelopment. 

2 Objective 

 

The intention is 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 proposed as part of the hybrid planning application and will form a 

critical part of the creation of a new 'quarter' for Norwich, which will also continue to serve the existing 

local community. 

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. 

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:  
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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, Sahara Café, Haider Butcher, 

Moonlight Café, Subway, Price Right Discount Store, Swallow Computer Games, Mercury 

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 within Anglia Square 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, and consequently there is no evening 

activity of note at Anglia Square at present.  
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The Site once accommodated a significant number of office workers within Sovereign House and 

Gildengate House respectively, generating high footfall and vibrancy to support the shopping function 

of Anglia Square. Over the past 15-20 years however, these ‘anchor’ office buildings have become 

redundant (albeit parts of Gildengate House remain occupied by artists). The Site requires new 

attractions to support its function as the principal element of the Large District Centre.    

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 proposals will seek to support a diverse and complementary mix of uses, including 

a replacement cinema, hotel and the flexibility for community facilities and offices, alongside an 

improved retail and leisure mix.  

 

The new commercial accommodation will be much better suited to the needs of modern occupiers 

than is presently available at the Site. It will therefore provide improved retail and leisure 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 

widening of the existing retail and leisure tenant mix. The likely number of new residents, together 

with the mixture of uses within the centre, will provide a good opportunity for a higher quality offer 

than currently found locally, offering an improved experience for the local shopper (whether from the 

existing housing in north Norwich and beyond, or from the new development at Anglia Square), 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 nearby retail units on 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 the Anglia Square redevelopment. Columbia 

Threadneedle would seek to retain as many as possible existing tenants within Anglia Square, 

providing them with upgraded units where possible.  

 

A clustering tenant mix strategy will be adopted. The scheme 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, St Augustine’s Street/ Edward Street to the northwest, or from St 

George’s Street (formerly via the underpass now being replaced) to the south, as well as from 

the various surface car parks at the Site. On completion of the new scheme, pedestrian and 

cyclist access will continue to flow into the scheme from Magdalen Street to the southeast via 

Sovereign Way, St George’s Street to the south (which will be strengthened by the new ’at 

grade’ crossing across the ring road), from St Augustine’s Street to the west, from Edward 

Street to the north, and from the new public multi-storey car park on Site. These routes will be 

legible, with clear wayfinding, and with enhanced appearance to drive the footfall through the 
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Site necessary to achieve a vibrant and viable commercial scheme, and also increase flow of 

footfall into the City Centre via St George’s Street.  

 

o A ‘Two-Square’ Focus – The flexible commercial space 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. The open 

space itself will be provided with a new permanent and extendable canopy, repositioned to 

ensure use of the square in a flexible way for different events, which will integrate the heart of 

the shopping centre with its hinterland, and potentially with events programmed as part of the 

‘Under the Flyover’ proposal (subject to planning permission being secured for that proposal).  

 

A second square to the west will function as a hub for leisure, including a cinema, restaurants 

and outdoor activity events. It will incorporate landscaping, seating and elements of a ‘play 

trail’ including a water feature, to ensure that the space is inclusive to all the community, not 

just to those using the shopping centre. 

 

The two squares will therefore provide large and vibrant places for residents and visitors alike, 

and will be linked by commercial units along the re-aligned pedestrian route, which will 

incorporate elements of the play trail. 

 

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. The strategy for this scheme is to create a point of difference in the City, 

compared to the existing retail offer, and be complementary to Magdalen Street and the wider 

City Centre. 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 cinema 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 public 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 complement the cinema to provide a series of cafes, 

restaurants and bars (Use Classes A3 and A4). 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.  
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The café, restaurant and bar operators located within the Leisure Quarter will be of a 

high quality, benefitting from the cinema, hotel and (potentially) offices , and further 

supported by 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, as well as the potential for mezzanines (subject to a 

separate planning application) within those units identified on the illustrative plan. 

There will be suitable refuse management systems in place for each operator. 

 

Some of the units could also be appropriate for offices (Use Class B1) but not 

exceeding a floorspace threshold within the scheme to be identified by planning 

condition.   

 

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, 

pharmacy, etc. These tenants may also include click & collect facilities serving 

residents, nearby neighbours and shoppers. 

 

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

total) excluding public conveniences 

The existing Anglia Square scheme includes a small number of Sui Generis 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.   

 

Replacement public toilets of a high standard, together with a new specialist 

‘Changing Places’ facility, will be provided to serve shoppers and other users of the 

scheme. These public conveniences (Sui Generis) will be co-located within the multi-

storey car park lobby off St George Street, as shown on the illustrative plan.   

 

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) and/or 

offices (Use Class B1) (the B1 not exceeding a floorspace threshold within the 
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scheme to be identified by planning condition), for example complementary to the 

proposed hotel, 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.  

 

o Offices – c.50-600 sq m each 

Flexibility is sought for offices (Use Class B1) within parts of the scheme, including 

the Leisure Quarter and Lifestyle Retail (as well as the edges of the scheme fronting 

Edward Street, New Botolph Street and Pitt Street respectively), as described above. 

These would be good quality multi-let serviced or flexible offices, complementary to 

the function of the Large District Centre and not exceeding a floorspace threshold 

within the scheme to be identified by planning condition.  

 

N.B. all proposed areas are GIA (unless otherwise stated) and are indicative. 
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Retail Strategy Report (Revision A): 

Appendix A 

Response Note to Consultation Comments  

on commercial space  

  

Introduction 

A hybrid planning application for the comprehensive mixed use redevelopment of Anglia Square (ref. 

18/00330/F) was submitted by joint applicants Columbia Threadneedle and Weston Homes in March 

2018. The application has been the subject of statutory consultation, and the applicants are now 

submitting changes to the scheme (the Amended Scheme), which reflect their consideration of all the 

responses to the consultation by statutory consultees, local stakeholders, the public and Norwich City 

Council.  

This Response Note to Consultation Comments has been prepared to specifically address the 

matters raised in respect of the commercial space, which can be categorised as follows:  

A. Flexible commercial space and the scale/ impact of retail provision 

B. Displacement of artists and other tenants 

C. The quality/ affordability of the retail offer 

D. Access to shops during construction 

E. Provision of public toilets 

F. The replacement cinema 

G. Car park pricing  

This note is structured under each of these headings. The text below provides an overview of the 

main planning considerations raised and in turn, sets out clarifications and describes how the 

Amended Scheme has responded to these consultation comments. This includes outlining Columbia 

Threadneedle’s agreement to planning conditions to secure an appropriate scale and mix of uses, 

which reflect the enhanced function of the Large District Centre and complement Norwich City 

Centre’s retail and leisure offer.      

Following the submission of the original application, and the subsequent statutory consultation 

process, the NPPF 2012 has been replaced by the NPPF 2018. This note has been prepared in the 

context of the NPPF 2018, as referenced in the text on the pages below. 

  

http://www.google.co.uk/url?sa=i&rct=j&q=&esrc=s&frm=1&source=images&cd=&cad=rja&uact=8&ved=0CAcQjRxqFQoTCPyBjMW82McCFW4I2wodkOQO1w&url=http://realestate.dmagazine.com/2015/09/dtz-cushman-merger-wraps-up-steve-everbach-to-helm-dfw-office/&psig=AFQjCNEx1EMz6gChERnI0RLNypdGhfo_Ig&ust=1441287499691070
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[A] Flexible commercial space and the scale/ impact of retail provision 

Planning considerations raised: 

The justification for the level of retail provision (and the hotel) is unclear and may impact on the vitality 

and viability of businesses in Magdalen Street and elsewhere in the City. 

The amount of retail space proposed is too high at a time when the high street is struggling. 

The level of retail space allocated 10,000 sq. m (100,000 sq. ft roughly) is a very large retail footprint 

for a secondary retail area and the recent GNLP highlighted the demand would be low: 

- "4.92 - Despite retaining a strong centre, rather than the JCS target of a 30,000 m² increase in 

comparison floorspace to 2016, there has been a decrease of 3,500 m² (around 2%) since 

2011." 

- "4.95 - Recent GNLP evidence shows there is a degree of over-supply of floorspace in the 

short term but that around 11,000 square metres of additional comparison retail floor space 

will be required in the Norwich urban area by 2027." 

Objection to the proposed scale of retail space and its potential impact on the local retail hierarchy 

(especially Norwich City Centre), seeking conditions to restrict the nature of the development relating 

to: 

- Limiting the quantum of comparison goods floorspace; 

- Ensuring dual representation with the City Centre is secured; 

- Removing PD rights on mezzanine floorspace; and 

- Precluding the scale of clothing and footwear.  

Anglia Square is the magnet that draws people to the area. The prospective developers should be 

encouraged to continue, not to walk away due to negativity and unrealistic requirements being put 

forward. 

Response: 

The existing quantum of floorspace within the application site boundary amounts to 32,441 sq. m GIA. 

A full breakdown is shown on the Application Form and is set out below. 

• A1 8,981 sq. m GIA 

• A3 106 sq. m GIA 

• B1 16,161 sq. m GIA 

• D1 780 sq. m GIA 

• D21 2,577 sq. m GIA 

• Other2 3,836 sq. m GIA 

The noted floorspace is proposed for demolition (or conversion to Class C3 residential use in respect 

of Gildengate House), including the existing Class A/Sui Generis retail space amounting to 12,923 sq. 

m GIA (or 13,570 sq. m GEA). 

The proposed development will include up to 11,000 sq. m GEA ground floor flexible commercial 

space. In accordance with the description of development (as revised) shown on the Application 

Form, this quantum of floorspace proposed can be separated as follows: 

                                                           
1 Including the cinema (1,731 sq. m GIA). 

2 Comprising Sui Generis.  
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• 9,850 sq. m GEA comprising; 

o Detailed proposals for 4,420 sq. m GEA for A1-A4/D1/Sui Generis (bookmakers 

and/or nail bars); and  

o Outline proposals for 5,430 sq. m GEA for A1-A4/B1/D1/Sui Generis (bookmakers 

and/or nail bars). 

• 1,150 sq. m GEA comprising; 

o Detailed proposals for 380 sq. m GEA for A1-A4/B1/D1; and  

o Outline proposals for 770 sq. m GEA for A1-A4/B1/D1. 

The proposals therefore involve an overall net reduction in Class A/Sui Generis retail space (13,570 

sq. m GEA to be demolished compared with up to 11,000 sq. m GEA ground floor flexible commercial 

space proposed). As highlighted above, per the description of development, this maximum quantum 

of commercial space includes flexibility for A1-A4/B1/D1/Sui Generis (bookmakers and/or nail bars) 

i.e. not just retail uses.  

The original submission provided scope for the 1,150 sq. m GEA ground floor flexible commercial 

space to include B1 (offices). The range of uses now sought for the 5,430 sq. m GEA outline 

proposals has been extended to include B1. This will help to ensure the phased scheme can respond 

to long term market conditions, in both the retail and office sectors, and takes into account the 

findings of the Employment, Town Centre & Retail Study (ETCRS) (December 2017).  

The ETCRS indicates a likely significant demand for good quality multi-let serviced or flexible offices 

in the City Centre. It states that these types of uses will be particularly beneficial in supporting the 

growth of the tech, media and creative sectors. Anglia Square is identified as a suitable and 

accessible location for such uses, which have also been advocated by some of the consultation 

responses to the planning application (given the existing presence of the artists in Gildengate House, 

for example). 

Flexibility for B1 is not sought within the 4,420 sq. m GEA detailed proposals. This relates to Phase 1 

of the proposed development (i.e. Block A), where the focus will be on A1 retail including a new 

foodstore ‘anchor’ and other complementary uses that support the primary shopping function of the 

scheme as a Large District Centre serving the north of Norwich, (as described in the Retail Strategy 

Report: Revision A).  

To further ensure the shopping function of the scheme, and particularly around the reconfigured 

Anglia Square which will provide a focal point for the retail (as shown on the illustrative Retail Strategy 

Plan: Revision A), the Sui Generis floorspace applied for will be capped in accordance with the 

description of development; while Columbia Threadneedle would be willing to agree an appropriately 

worded condition to control the amount and location of A3/A4 based on the provisions outlined in the 

Retail Strategy Report: Revision A. Controlling the function of the scheme in this way is considered 

more appropriate than defining A1 retail frontages, which as an approach is overly restrictive, as A1 

becomes a less dominant (albeit important) component of retail centres.  

Columbia Threadneedle’s strategy is to improve the quality and mix of the retail offer, and deliver 

purpose-built accommodation which meets modern needs, as the PGN requires. A net reduction in 

Class A/Sui Generis retail space is proposed. Additional main town centre uses are proposed, namely 

a hotel (11,350 sq. m GEA) and replacement cinema (3,400 sq. m GEA). These will make a positive 

contribution to the vitality and viability of the Large District Centre both during the day and into the 

evening and are entirely compatible with its function in the local retail hierarchy.  

A diversity of uses is important for a number of reasons, including to future-proof the scheme and its 

long term sustainability against market conditions such as structural changes in the retail sector. This 

is particularly important since the proposed development will come forward in phases over a number 
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of years. The flexibility for a range of uses, as described in the Retail Strategy Report: Revision A, will 

also help to:  

• Enhance and diversify the function of Anglia Square as the principal element of the northern 

Large District Centre;  

• Complement the existing character of Magdalen Street/ the wider Large District Centre; and 

• Serve the needs of existing and new residents and visitors to the northern City Centre. 

To that end, the Greater Norwich Town Centres & Retail Study (GNTCRS) (October 2017) includes a 

healthcheck assessment of the northern Large District Centre including Anglia Square. It finds that: 

• Anglia Square shopping centre “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.”  

• Towards the southern end of Magdalen Street and the Large District Centre, “the overall 

vitality and viability of the centre feels stronger. The presence of a number of restaurants in 

this part of the centre adds to the diversity of uses in the centre which is otherwise largely 

reliant on retail uses.” 

• A long-standing “qualitative gap is the lack of consumer choice for food shopping… Although 

there may no longer be market appetite for a large supermarket at this location, the need to 

improve and diversity the convenience goods offer remains.” 

This up-to-date evidence base therefore identifies existing deficiencies in Anglia Square’s retail 

function and the role of the Large District Centre, of which Anglia Square is the principal element. As 

the PGN confirms, the “current retail centre…lacks a critical mass.” The proposed scale of retail and 

other main town centre uses will deliver the necessary critical mass and respond to the PGN’s vision 

for (inter alia) the “…enhancement of a strong and diverse [Large] District Centre function, serving the 

wider suburban areas of North Norwich.”   

Some specific concerns have been raised during the statutory consultation process, seeking to 

restrict the scale and nature of the retail, which we consider below.  

Limiting the quantum of comparison goods floorspace – As set out previously, not all the ground floor 

flexible commercial space proposed will be dedicated to retail, or indeed to comparison goods 

floorspace. Flexibility is required for a diversity of uses, to enhance the function of Anglia Square as 

the principal element of the northern Large District Centre whilst ensuring the scheme can respond to 

long term market conditions. The latter is recognised by NPPF 2018 (Paragraph 85a), which 

promotes the growth and diversification of town centres in a way that can respond to rapid changes in 

the retail and leisure industries.  

 

It is Columbia Threadneedle’s strategy to provide a new foodstore ‘anchor’ within Phase 1 and deliver 

a new ‘leisure quarter’ (i.e. A3/A4 alongside the replacement cinema) as identified on the illustrative 

Retail Strategy Plan: Revision A. They would be willing to agree appropriately worded conditions to 

secure this. They would also be willing to commit to a minimum amount of A3/A4 within the scheme. 

These provisions would serve to control the quantum of comparison goods floorspace and – together 

with the replacement cinema, hotel and the flexibility for community facilities and offices – would 

secure the enhanced, more diverse function of Anglia Square.  

 

Ensuring dual representation with the City Centre is secured – Anglia Square shopping centre is 

already represented by City Centre retailers (e.g. Boots, Iceland, Poundland, Savers, Shoe Zone, 

Greggs), which confirms that dual representation can and will occur in complementary viable 

locations. Any condition seeking to ensure dual representation is considered wholly inappropriate for 
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the Large District Centre and is more akin to an out-of-centre retail park. Any such planning condition 

would not meet the requirements of NPPF 2018 (Paragraph 55). 

 

Removing PD rights on mezzanine floorspace – Planning permission is not sought for mezzanine 

floorspace; whilst only a limited number of units within the scheme would be physically capable of 

accommodating mezzanine floorspace. These units are focused on the ‘leisure quarter’ as identified 

on the illustrative Retail Strategy Plan: Revision A. The scope for mezzanine floorspace in this part of 

the scheme (as permitted development or subject to planning permission depending on size) is 

important to secure good quality food and drink outlets complementary to the enhanced leisure role of 

the scheme.  

 

Precluding the sale of clothing and footwear – Anglia Square shopping centre and the wider Large 

District Centre includes retailers selling clothing and footwear. Precluding the sale of such goods is 

considered wholly inappropriate and would contravene the Large District Centre’s function and 

position in the local retail hierarchy. It would raise socio-economic and also sustainability concerns 

since it would deprive residents of opportunities to buy clothing and footwear from their local ‘town 

centre’ (contrary to the role that town centres play at the heart of local communities as supported by 

NPPF 2018). Furthermore, as set out above, NPPF 2018 (Paragraph 85a) states that planning 

decisions should allow town centres to grow and diversify in a way that can respond to rapid changes 

within retail and leisure industries. Therefore, restricting the range of goods that can be sold at Anglia 

Square ‘town centre’ would contravene this NPPF requirement and severely limit the centre’s ability to 

adapt to long term market conditions. 

Columbia Threadneedle’s strategy for the ground floor flexible commercial space and the provisions 

put forward, in accordance with the Retail Strategy Report: Revision A, would ensure the scheme will 

have no adverse impact on the local retail hierarchy and Norwich City Centre at its apex.  

The scheme will not directly compete with Norwich City Centre which, as set out in the Retail Strategy 

Report: Revision A, includes retail and leisure floorspace amounting to circa 220,000 sq. m, with 

some 56% dedicated to comparison goods floorspace. Underlining the entirely different function of the 

City Centre, the ETCRS confirms it is “a centre of regional-scale shopping and leisure significance” 

(paragraph 3.19) and “a top 15-ranked shopping destination” (paragraph 3.20).   

The proposed development will enhance the function of Anglia Square but will not alter the northern 

Large District Centre’s position in the local retail hierarchy. The range of uses proposed and the 

flexibility sought will help to ensure that the centre is resilient to anticipated future economic changes, 

as promoted amongst a network and hierarchy of centres by the NPPF. This will benefit the wider 

Large District Centre, including Magdalen Street, too. The support for the current planning application 

expressed by Magdalen Street Area & Anglia Square Traders Association (MATA) strengthens this 

view. The proposals would complement Magdalen Street and have a positive impact on the vitality 

and viability of its businesses, thus benefiting the existing local community in addition to serving the 

new residents of Anglia Square. 
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[B] Displacement of artists and other tenants 

Planning considerations raised: 

No proper provision for displaced artists and craftsmen has been guaranteed. 

The proposal could have been much more positive in its intention to secure the tenure of artists and 

 

No consideration for the artists or social enterprises (like ourselves, Men’s Shed, Outpost, Cherry 

Lane Studios, Farm Share) who have helped regenerate the area and currently rely on the 

affordability associated with these initiatives to sustain their purpose / careers. The Government 

recently published their new Creative Sector deal setting out their plan for this sector backed by £150 

million investment for growth through creative clusters. The document has identified Norwich as the 

14th most important creative cluster nationally and number 1 in the Eastern region (ahead of 

Cambridge at 18th). There is real potential to develop some sort of creative hub or live / work spaces 

as part of the Anglia Square development that is being missed by these plans; and these spaces not 

only provide valuable opportunities to the artists & creative practitioners directly involved in them but 

also benefit the city as a whole. 

Concern that the thriving artistic community currently based in and around Gildengate House will be 

lost. In line with policy DM22, the applicant must show how these community facilities will be 

protected or suitable alternatives found. The provision of affordable studio space has enabled art 

graduates to stay in the city and develop their own businesses, while organisations such as Print to 

the People, Men’s Shed and Farm Share provide valuable services to the local community. Any 

consideration of possible economic benefits from the redevelopment needs to also take into account 

the cost to the community of losing these assets.  

More information should be provided to fully assess possible business/ job losses, particularly the 

impact on the artist community. 

Response: 

The residential conversion of Gildengate House as part of Phase 4 is likely to take place during 2025-

2027. It is envisaged that Gildengate House will remain available for temporary use as artist studios, 

up to commencement of these works, subject to agreement of lease terms between Columbia 

Threadneedle and Outpost. Accordingly, there is scope for the artists to remain whilst the initial 

phases of development come forward, ensuring a satisfactory period to find alternative 

accommodation. 

In respect of the shopping centre, all existing tenants will be given the opportunity to agree 

commercial terms for retail accommodation. As stated in the Retail Strategy Report: Revision A, 

Columbia Threadneedle will seek to retain as many as possible existing tenants within the scheme. 

Landlord and tenant discussions have been taking place with a view to re-accommodating Poundland, 

Shoe Zone and Boots within the new scheme subject to planning permission. That the development 

would be phased ensures Columbia Threadneedle will be able to relocate tenants around the scheme 

as and when each phase is brought forward.  

The ‘Under the Flyover’ proposal, whilst comprising a separate current planning application from the 

Anglia Square planning application, will provide flexible and affordable opportunities for some tenants 

(subject to planning permission). In addition, as outlined previously, the current Anglia Square 

planning application seeks flexibility for ground floor offices (B1) within parts of the scheme. Any such 

provision could provide further opportunities in the form of multi-let serviced or flexible offices, which 

the ETCRS identifies as capable of supporting the growth of tech, media and creative sectors.  

As part of Columbia Threadneedle’s asset management strategy for securing vacant possession, all 

existing tenants signed flexible lease terms with mutual breaks (to enable them to break their contract 
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as and when they find alternative accommodation), thereby giving them maximum opportunity to 

future proof their operations. Notice periods will vary on a tenant-by-tenant basis (subject to lease 

terms). Notwithstanding, where required, existing tenants will be given a sufficient notice period 

served on an individual basis – but only when detailed planning permission has been granted. 

A strategy setting out measures to support existing businesses, including their relocation needs, is 

currently being developed by Columbia Threadneedle and will be implemented over the next six 

months. This will involve discussions with numerous tenants, including Outpost (and the artists in 

Gildengate House) and Print to the People, and includes both the main scheme and the ‘Under the 

Flyover’ proposals (subject to planning permission). It is likely that engagement with MATA and the 

LEP’s Growth Hub, both of whom have expressed support for the planning application, would form 

part of this strategy. Columbia Threadneedle will also provide reasonable support for those 

businesses seeking relocation within the city. 

In respect of the 1,150 sq. m GEA ground floor flexible commercial space, which will remain under the 

control of Weston Homes, located on Pitt Street, New Botolph Street and Edward Street, discussions 

are proceeding between Norwich City Council and Weston Homes on the lease terms (rental levels 

and notice periods etc) that could be guaranteed via the s.106 Agreement, in order to ensure 

availability of the units in question to social enterprises, Small / Medium size Enterprises (SMEs), or 

makers/ artists. These details are subject to continued negotiation at this point in time, but are 

intended to enable a further opportunity for existing or other local organisations or individuals to 

occupy premises within the scheme which would be very visible to the surrounding community.  

[C] The quality / affordability of the retail offer 

Planning considerations raised: 

The risk of loss of many of the area’s independent, value and convenience shops and their 

replacement with expensive, non-essential “life-style” retailers catering to the high-income occupiers 

of the high-rise apartments. 

           

          

         

              

             

        

Anglia Square currently serves a distinct purpose, meeting the convenience needs of local residents. 

There is a danger that this purpose will be lost as higher rents on the new units push tenants out. The 

area needs to be retained as a district centre and not try to compete with Chapelfield or the city 

centre. Additionally, Magdalen Street currently complements Anglia Square as a shopping area and 

has a distinct character of its own. This could be threatened by large new retail units, and could result 

in the loss or deterioration of a major asset to Norwich. 

More consideration needs to be given to whether the proposed retail strategy will result in a retail offer 

which will address existing deficiencies in the role of the district centre and improve the quality and 

mix of retail to better suit local needs. Enhancement of the role of the centre, in a manner which is 

consistent with its large district centre function, should underpin this strategy.  

The PGN refers to the important role the centre plays in serving the particular needs of the local 

community for value-led shopping. The PGN indicates that an enhanced retail offer at Anglia Square 
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would be distinct from the primary retail functions of the city centre and would have a greater focus on 

supporting the convenience shopping needs of its catchment area. 

Response: 

As previously noted, Columbia Threadneedle will seek to retain existing tenants where possible. 

However, it must be pointed out that a number of the businesses are unviable on standard 

commercial terms (i.e. without concessionary rents whilst the shopping centre is being managed for 

redevelopment).  

Discussions have been taking place with existing tenants – including but not limited to Poundland, 

Shoe Zone and Boots – with a view to re-accommodating them within the scheme subject to planning 

permission. Retaining these tenants would ensure a core of value and convenience shops that would 

form an important part of the tenant mix outlined in the Retail Strategy Report: Revision A. Planning 

permission is also sought for up to 550 sq. m GEA of Sui Generis floorspace, with a view to re-

accommodating the existing bookmaker and nail bar tenants within the scheme.  

The new residential population arising from the development will improve the vibrancy of the area and 

generate more footfall and expenditure to support new as well as existing shops – both within the 

scheme and the wider Large District Centre (as recognised by MATA who have expressed support for 

the planning application). There will also be enhanced opportunities for a wider choice of both national 

and independent retailers “with more and improved format stores” (as the PGN requires), to address 

existing deficiencies in the retail offer and to ensure the Large District Centre better fulfils its role in 

the local retail hierarchy. The addition of an ‘anchor’ foodstore within Anglia Square will ensure a local 

convenience role for the wider community, and assist other tenants with additional footfall being 

brought to the centre. 

The ETCRS states, at paragraph 3.37, that proposals for Anglia Square: 

“should continue to incorporate retail floorspace at ground floor level, in order to ensure that local 

residents’ day to day shopping needs can be met. This should include units of a mixture of floorplate 

sizes, including larger units to enable current national retailers such as Iceland, Poundland and 

Poundstretcher to continue to have a trading presence in the centre, alongside smaller units for more 

specialist operators.” 

The existing shopping centre benefits from some reasonably-sized units, as commented in the 

GNTCRS, including QD (3,356 sqm GIA), Anglia Square Cars (2,172 sqm GIA) and Poundland (1,324 

sqm GIA). Continued flexibility for a mix of floorplate sizes including larger units is sought (not least 

for the outline proposals for which detailed proposals will be brought forward over the coming years) 

to enable the scheme to respond to long term market conditions and tenant requirements. Columbia 

Threadneedle would, however, be willing to agree an appropriately worded condition to ensure the 

delivery of a sufficient number of smaller units.  

The separate planning application for the ‘Under the Flyover’ proposal will provide further, flexible 

opportunities for some existing tenants and small local businesses (subject to planning permission). 

[D] Access to shops during construction 

Planning considerations raised: 

The difficulty of access from St Augustine’s during demolition and construction to the remaining shops 

in Anglia Square, and to the shops and buses on Magdalen Street via Annes Walk in Anglia Square; 

necessitating walking around Edward Street or possibly Magpie Road if Edward Street was also shut 

off. Many residents in and around St Augustine’s and New Catton do not have ready access to cars 

and rely on walking to the shops and services in Magdalen Street and Anglia Square. 

Measures should be put in place to ensure that customers can still find and have access to remaining 

businesses on the site to avoid a loss of walk-in trade etc.  
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Response: 

As many of the existing businesses as possible will remain open and accessible during the 

construction phases – including all those fronting Magdalen Street between the Flyover and 

Sovereign Way. Furthermore, the phased nature of the development will assist in terms of Columbia 

Threadneedle’s ability to relocate tenants around the scheme as and when each phase is brought 

forward, which will ensure those tenants can continue trading.  

The Construction Environmental Management Plan (CEMP) will set out measures for ensuring 

customers have safe and legible access to remaining businesses. For each phase, the CEMP will 

clearly define the pedestrian routes across the site and the wayfinding signage to support this. On this 

basis, it will not be proposed that Edward Street will be closed for any period, nor that pedestrians 

would even have to use Edward Street rather than a protected route through Anglia Square during the 

construction phase. Thus maintaining a convenient route from St Augustine’s Street to Magdalen 

Street will be objective of the CEMP. The applicants would accept a planning condition which would 

require that a CEMP would be submitted for approval by Norwich City Council prior to the 

implementation of each phase.  

It will be in Columbia Threadneedle’s interests to ensure the existing shopping centre performs as 

well as possible during the construction phases. To that end, a marketing consultant has been 

commissioned by Columbia Threadneedle to develop the ‘brand’ and marketing strategy for Anglia 

Square, to help promote the scheme both now and in the future, and also to raise awareness that the 

shopping centre will remain open for business. Initiatives include a new brand identity and the 

provision of uniform signage across Anglia Square; the creation of a new website (with store guide, 

transport links, etc) and social media channels; and plans to introduce new events and animate some 

of the empty commercial space in order to generate activity. Meetings with existing tenants to present 

and discuss these objectives took place during July 2018.  Columbia Threadneedle’s marketing 

consultant is also exploring opportunities to work with the artists within Gildengate House to host 

events within Anglia Square in the future. We would welcome the opportunity to discuss this strategy 

with Norwich City Council officers in due course. 

[E] Provision of public toilets  

Planning considerations raised: 

Objection to no allowance for the provision of public toilets. 

There should be at least one Changing Places Toilet (for people with more complex disabilities for 

whom standard disabled toilets are inadequate) in addition to normal disabled toilets, in a publicly 

accessible place in this development. 

Response: 

Public toilets (comprising male, female and disabled toilets) are now proposed together with a 

‘Changing Places’ facility, which will need to be secured and managed. Both facilities will be provided 

within Phase 1 of the proposed development, and will be co-located within the Block A public car park 

lobby off St George Street. This area is along the main north-south route through the scheme and 

close to the proposed new ‘leisure quarter’ (as described in the Retail Strategy Report: Revision A) 

which will provide a focal point for all users of the enhanced shopping centre.          

[F] The replacement cinema 

Planning considerations raised: 

As a cultural offering the inclusion of a redeveloped cinema is       
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The plans for a replacement cinema should be questioned, the long-term commercial viability of 

which must be doubted in the context of the falling cost of digital home entertainment systems and 

online services such as Netflix. 

The accessible seating/wheelchair spaces in the cinema should be at the back or halfway in the 

auditorium, like in the Vue. 

Response: 

The existing Hollywood cinema would be lost as part of the comprehensive redevelopment of the site. 

This is a dated but popular facility. Its replacement would support the proposed new ‘leisure quarter’ 

(as described in the Retail Strategy Report: Revision A) and help attract visitors into the evening. 

Columbia Threadneedle therefore believes the replacement cinema would make a hugely positive 

contribution to the scheme and the local area.   

It is further noted that the ETCRS states, at paragraph 3.39, that “a cinema should be retained if 

possible as the findings of the household survey suggest this attracts a relatively strong market share 

from the local catchment.” 

The replacement cinema will form part of the outline proposals. Detailed design including DDA 

requirements will be considered by the future operator.  

The proposals further include an element of D1 floorspace that could be used for cultural activities 

subject to demand. This also applies to the Weston Homes flexible commercial space (1,150 sq. m 

GEA) which, as noted above, is currently the subject of discussions with the City Council in respect of 

measures to enable occupation by a range of local users; and it is noted that a gallery-type space at 

ground level, fronting a street on the outer boundary of the scheme would better connect art activities 

to the local community than the premises in Gildengate House, which is not open to the public. 

Additionally, the proposed canopy and associated open space in Anglia Square, the open space at St 

George’s Square and the events space in the separate ‘Under the Flyover’ scheme (subject to 

planning permission) would together provide wider opportunities for community-based cultural events. 

[G] Car park pricing  

Planning considerations raised: 

Parking management strategy required for the Multi Storey Car Park i.e. parking tariff to deter long 
stay parking. It is considered that parking charges should mirror those in Duke Street and Rose Lane 
(with higher longer stay charges preferable).  

An equivalent City Centre car park pricing regime should be imposed.  

Response: 

Any parking tariff for the proposed new public car park must ensure it is well-used and encourages a 

range of visitors to the scheme. The car park will therefore be an important ‘anchor’ facility. Columbia 

Threadneedle acknowledges that a planning condition, to agree the framework for a parking tariff, will 

be necessary.  

  

 

 


