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Anglia Square is a site of approx 4.28 hectares 
and affords the potential to deliver a significant and 
positive addition to the city of Norwich. The current 
retail centre is easily accessible and well located 
but lacks a critical mass and diversity of tenants.

Cafe/restaurant offers are limited, the cinema is poorly 
integrated and much of the development is below 
market standard resulting in vacant retail units and 
vacant office premises.  Potential exists to deliver a 
significant mixed-use quarter and to transform the 
existing retail offer with more and improved format 
stores, the addition of an enhanced leisure offer 
and greater provision of food and drink outlets.

The addition of new homes in this sustainable 
location, within 5-10 minutes walk of the city centre 
core  will provide immediate footfall, enhancing the 
vitality and ‘ownership’ of the new quarter and ensure 
a thriving location integrated with the surrounding 
neighbourhood. Redevelopment will afford the 
opportunity to address the poor aspect the site 
presents to the Northern approach to the city. It will 
also act as a potential catalyst for redevelopment of 
the surrounding sites within the Council’s PGN.

This document has been prepared to support the 
public consultation on the Policy Guidance Note being 
prepared by Norwich City Council for the redevelopment 
and regeneration of Anglia Square. Weston Homes, 
working in collaboration with Columbia Threadneedle, 
has appointed Broadway Malyan to prepare an 
overarching vision for the site comprising a masterplan 
design framework for the transformation of Anglia 
Square area through the provision of a mix of uses, 
better connections and an improved public realm.

The area of the masterplan is highlighted on the cover of 
this document. Other areas included in the Council’s PGN 
represent its aspirations for the wider area and the precise 
application boundary will evolve over the coming months.

The landowners, their development partners, Weston 
Homes and their Design team will be consulting on 
the Masterplan Design Framework. The leaflet at the 
back of this Masterplan Design Framework includes 
details of the forthcoming public consultation events. 
Any written responses should be made in accordance 
with the arrangements set out in the leaflet.

 

Introduction Masterplan Vision

Illustrative view of the new square
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It is acknowledged that the provision of this scale 
of development will require an unashamedly urban 
approach, and the proposals will be designed to 
achieve a genuinely high quality environment. The 
opportunity to include a building that reflects the scope 
identified in the Policy Guidance Note at paragraph 
7.80, for this gateway area, is to be explored.

The provision of a new public square and an enhanced 
leisure function for Anglia Square will increase the 
vibrancy of the area and ensure the new quarter 
becomes a destination in its own right. Building 
this cultural and leisure role will also serve the 
needs of new residents, thereby reducing the need 
to travel, improving the sustainability of the wider 
development and generating community integration.

There is an opportunity to improve connectivity across 
the site, as well as the provision of additional links 
between the site and the surrounding area. This will 
improve linkages between this gateway site and the 
City Centre and will address the poor legibility resulting 
from the layout created in the 1960s and 1970s. A better 
connected, more logical layout will assist in creating a 
viable and commercially attractive retail environment. 
The proposed development will also create a centrally 
focussed ‘bus hub’ by improving existing pedestrian 
infrastructure and facilities within Magdalen Street rather 
than splitting facilities/ services to other locations.

With regard to other matters, the re-provision of an 
appropriate level of car parking will be an important 
consideration as the proposals are developed, to ensure 
sufficient parking is provided for the enhanced retail and 
leisure uses as well as the new residential dwellings. 
The relocation the Surrey Chapel, via re-provision within 
the development site if feasible, to release the south-
western part of the site will provide an additional benefit.

The developers will continue to work with the Council 
as the current proposals emerge, to ensure they result 
in a high quality development which adheres to the key 
development principles in the emerging Policy Guidance 
Note, taking note of public consultation responses, and 
which delivers a positive benefit for the local community, 
businesses, stakeholders and the wider City.

Summary of Emerging Development Proposals
Alongside the production of the Policy Guidance Note 
prepared by Norwich City Council, the current landowners 
and their development partners have commenced 
the initial stages of preparation of proposals for the 
redevelopment of Anglia Square, having regard to the 
existing and emerging planning policy context and 
taking account of initial feedback from the Council.

The latest emerging proposals for Anglia Square involve 
a mixed use redevelopment of the site, to include:

• New units to provide an enhanced retail, food and 
drink offer, both qualitatively and quantitatively

• An aspiration to deliver in excess of 
1,000 new residential dwellings

• A new public square with an enhanced 
community and leisure offer will be provided, 
including a new cinema, restaurants, cafes 
and bars around the new square.

• Improved connectivity across the site, as 
well as links to the City Centre core and 
surrounding areas of Norwich (including an 
at grade crossing over St Crispins Road)

• New multi-storey car park accessed from Edward 
Street and covered residential car parking

• Potential for relocation of Surrey Chapel

The provision of an enhanced retail offer will reinforce 
Anglia Square’s role as a Large District Centre and 
ensure it continues to serve the needs of local residents. 
This retail role will seek to build upon the existing 
function of Anglia Square rather than replicating the 
primary retail functions and fashion-led shopping 
centres of Castle Mall and intu Chapelfield.

Meanwhile the provision of a significant amount of 
residential development will create a new sustainable 
community within this centrally located site. Having regard 
to the urban nature of the site and the need to make 
effective use of previously developed land to meet the 
City’s housing needs, the provision of in excess of 1,000 
new dwellings is considered to be broadly achievable 
in principle, and appropriate masterplanning and 
architectural justification will be provided, informed by the 
necessary technical work to identify and address potential 
constraints. The residential element of the emerging 
proposals is considered to be an appropriate Town Centre 
use, and will make a welcome contribution towards the 
housing needs of Norwich whilst underpinning the long 
term viability of the enhanced retail and leisure offer. 
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1. Improve the sense of arrival at Magdalen Street with new public realm 
strategy and enhanced gateway to the new Anglia Square development

2. Improve the public realm along St Crispin’s Road 

3. Replace the existing underpass with a new safe crossing for pedestrians and cyclists 

4. Opportunity to redevelop the existing open car park and 
adjacent buildings to significantly enhance the experience of the 
approach to the town centre from the north and west

5. Improve the character of Edward Street 

6. Replace the existing public car park with a new facility

7. Replace the existing cinema with a new cinema as part of a vibrant commercial offer 

8. Replace existing unattractive monolithic structure of 
Sovereign House with new development

Opportunities to address existing  constraints
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The following series of diagrams illustrate how the 
‘island’ site can be fully integrated into the city.

Linkage - Key to the success of the redevelopment 
will be improved connectivity to the surrounding 
area. Potential exists to extend the footpath and 
cycleway from Edward Street through the site and 
to the south. An at grade pedestrian/cycle crossing 
on St. Crispin’s Road will significantly improve the 
arrival experience from St. George’s Street.

Extending the existing pedestrian crossing from 
St. Augustine’s Street into the heart of the site will 
deliver an east/west connection and formalise 
cohesive integration into the local street network.

Urban Design framework

Crossing points of the new routes will generate 
locations of higher activity with the potential to become 
local hubs and new public spaces within the city. 

The existing heart of Anglia Square can be reinforced 
by these additional movements which together with 
a new space allows the potential for areas of distinct 
character and diversity of retail and leisure offering.

Public Nodes

N

Public Nodes

KEY

Pedestrian and Bicycle Link

Pedestrian circulation

Vehicular circulation

KEY

N
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Anglia Square currently presents a very poor aspect at 
odds with the historic street patterns and the prevailing 
character of Norwich. Re-establishing street frontages 
to define focal gateways and street character will be a 
dramatic improvement on the open car parks, service 
yards and poorly related elevations that exist today. 
New frontages will afford the opportunity to better 
engage with the surrounding built character and uses.

Rebuilding the edges

Building edges

KEY

The development is of predominantly residential buildings 
with active ground floor retail frontages. New town centre 
uses comprising shops, bars, cafes will create vibrant 
street character and the provision of a new cinema will 
ensure an active commercial and residential quarter. 

Land Uses

Active Retail/Food and Drink Frontage

Mixed Use Building

KEY

N

N
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The new public square and routes radiating off it 
will be animated by new retail and commercial units 
with residential development above, resulting in an 
emphasis on changing the appearance and perception 
of the area and attracting a high quality cinema, 
restaurants and shops. The residential element will 
provide natural surveillance alongside the new uses 
and create immediate footfall for the new retail units.

Phase 2 will thus completely change the perception 
of Anglia Square and shift the focus to the centre of 
the site, generating value to support the subsequent 
demolition and replacement of the existing shopping 
centre, whilst ensuring a continuity of retail function 
throughout the redevelopment process.

Phase 3

The provision of new retail units and additional residential 
development within Phase 2 will then facilitate the 
demolition and redevelopment of the existing Anglia 
Square shopping centre. The redevelopment of this 
part of the site may also include the demolition and 
redevelopment of Gildengate House at a future stage.

It is considered that this phased approach presents a 
logical solution to ensuring that the proposals deliver 
significant benefits as early as practicable whilst 
minimising disruption to the overall large District Centre 
function of Anglia Square. This also enables the existing 
site constraints to be tackled in a phased manner 
so as to ensure the deliverability and viability of the 
scheme, whilst creating a comprehensively planned 
new mixed use city quarter by the end of the project.

Phasing 
The redevelopment of a brownfield site of this scale will 
take a number of years and will need to come forward in 
several phases. Phasing will be a particularly important 
consideration given the current intention to retain the 
existing shopping centre whilst the initial phases of 
redevelopment occur, with its replacement anticipated 
once the unoccupied western part of the site has 
been redeveloped in order to minimise disruption to 
its retail function and existing occupiers. The phasing 
described below is specific to the emerging proposals 
set out in this masterplan design framework, and at 
this early stage of the scheme evolution, can only be 
indicative. In this context, it is explained as follows:

Phase 1

Based on the emerging proposals being developed, it 
is anticipated that the first phase of development will 
involve the demolition of the existing multi-storey car 
park (alongside the derelict Sovereign House), so as to 
free up the northern part of the site for redevelopment. 
This will facilitate the provision of a new, modern 
multi-storey car park to serve the existing and future 
commercial floorspace. However, in recognition of the 
north part of the site fronting Edward Street acting as a 
visible ‘Gateway’ into the City, it is important to ensure 
that an appropriate frontage is created with residential 
development wrapped around the car park creating 
a positive outward facing northern facade to Anglia 
Square, and a southern facade to the new square.

This will ensure the provision of sufficient car parking 
to serve the future phases of residential and retail 
development, whilst the residential element of Phase 
1 will provide an immediate income stream to assist 
with the funding of the subsequent phases, as well as 
creating a positive change to the image and vitality of 
the area. Accordingly the quality and financial viability of 
this initial phase will be critical to the wider deliverability 
of the scheme to create ‘confidence’ over the type of 
place that will emerge and that people can invest in. 

Once the new multi-storey car park has been completed, 
this will enable the surface level car parking on 
the western part of the site to be redeveloped.

Phase 2

Following the completion of Phase 1, Phase 2 is likely 
to comprise redevelopment of the western part of 
the site after the re-provision of the multi-storey car 
park. Building on the quality established in Phase 1, 
this will create the new ‘heart’ of the development, 
comprising an enhanced retail/ leisure offer that 
activates new frontages to an improved public realm 
with high levels of pedestrian footfall flowing from 
legible links to the north, south, east and west. N

Phase 1
Phase 2
Phase 3

KEY

Indicative Phasing Plan specific to emerging scheme




