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Hello!
Welcome to our public consultation event.

We want to hear your thoughts and suggestions around key issues and needs of any future development on this site. 

How is our consultation structured? 
• These events are about establishing thoughts and 

aspirations about the future of Anglia Square to allow 
us to develop proposals for the site. 

• We’re undertaking these early consultations at the 
same time as Norwich City Council consults on a draft 
Policy Guidance Note (PGN) for Anglia Square. This PGN 
will provide updated guidance for Anglia Square and 
the wider surrounding area. It will be used by the City 
Council as a material consideration in determining any 
future planning applications for the Anglia Square area. 

• Comments made here will be shared with Norwich 
City Council to help us work up our proposals in 
consultation with the City Council. If you would like to 
comment on the draft PGN you can visit:  
www.norwich.gov.uk/consultations

• We plan to return to the community in the new year 
with more events once we’ve had a chance to consider 
what we hear during these events. 

• Once our consultation and engagement process has 
completed, working alongside the City Council, we will 
then submit a planning application for determination. 

How will we use your comments?

• Everything submitted to us will be collated and 
considered by the wider team as part of the 
development of future proposals for Anglia Square. 

• Further consultation events will be arranged in the 
new year to show everyone how we have considered 
and sought to respond to local views and comments 
raised at this initial consultation event. The complete 
consultation process will be reported in a Statement of 
Community Involvement in support of a future planning 
application. This will be a publicly available document.

About Us
There are two main entities involved in developing a vision for Anglia Square. We are supported by an extensive and well 
qualified project team.

Site Owner

Columbia Threadneedle Investments is a leading global 
asset management group that provides a broad range 
of investment strategies and solutions for individuals, 
institutions and corporate clients around the world.

It is a leading manager of UK commercial property, with 
a broad portfolio of retail, mixed use and industrial real 
estate and a proven track record of investing in town 
centres across the country.

Columbia Threadneedle Investments bought Anglia Square 
in 2014 and is now working with Weston Homes to 
explore this proposed redevelopment scheme.

Development Partner

Weston Homes Plc has linked up with the site owner as the 
development partner who will be responsible for designing 
new proposals for Anglia Square, preparing these in 
consultation with Norwich City Council and a range 
of statutory consultees, prior to submitting a planning 
application, negotiating it through to determination, and if 
approved building out the permission to create a new and 
exciting sustainable neighbourhood for the City. 

The company was formed in 1987 by Bob Weston. From 
the first development, Weston Homes has grown rapidly 
and delivers development across the country. The company 
has specialised in the regeneration of brownfield sites, 
becoming a leader in this area of development - including 
within Conservation Areas.

Weston Homes Plc strives to produce innovative, high 
quality homes and balanced communities to appeal to 
purchasers from all walks of life. Our aims are to match 
traditional skills to the very latest technologies in an  
on-going desire to produce homes to the best specification 
and standards possible.

The variety of developments we have produced range 
from traditionally styled houses and apartment blocks to 
contemporary ground-breaking designs, from 20 units 
through to complexes with many hundreds of homes, 
new-build sites through to restoration and refurbishment 
of historical buildings. Current development locations 
include Essex, Cambridgeshire, Hertfordshire, Kent and 
London. As a company, we are aware of the environmental 
concerns of this and future generations.

Crucially, given the history of previous plans by previous 
developers to redevelop and improve Anglia Square, 
Weston Homes has a reputation for delivering complicated 
regeneration projects. Our team see the project through 
the whole planning process from initial design concept 
through to the construction of the development itself.
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The redline plan denotes the area for which an Illustrative 
Masterplan will be prepared. Within this boundary, a 
planning application will be submitted for the first two 
phases of regeneration. A final phase for the part of the 
shopping centre which will continue to operate during 
the construction of those phases will be considered in the 
future.

Large District Centre Role

Anglia Square is part of a designated Large District Centre 
which serves an important role in terms of “convenience” 
and “comparison” shopping needs in the northern part of 
the city. It is considered to complement the primary retail 
area of the city, whilst also providing limited community 
and leisure facilities. 

Existing land uses 

Anglia Square accommodates several land uses: 

• Retail throughout the site

• Leisure in the form of the four-screen cinema

• Office within the seven storey Sovereign House  
and the six storey Gildengate House

• Associated car parking

Whilst the retail offering of Anglia Square maintains a 
relatively high level of occupancy, the office facilities on site 
are now very dated and largely vacant. 

The majority of Gildengate House is currently vacant, 
although an area within it is currently in temporary use as 
artists’ studio space. 

The multi-storey car park is closed.

Existing Building Heights 

The majority of building heights on site are 3-4 storeys, but 
the multi-storey carpark, Sovereign House and Gildengate 
House range from 7-8 storeys. 

Urban Grain and Topography

The site effectively acts as an island of development; 
it is physically separated from the surrounding area by 
existing road infrastructure on all sides, although its best 
connection is along the Magdalen Street frontage. 

This acts as a barrier to permeability and connectivity 
between Anglia Square and the wider City Centre, 
particularly for pedestrians and cyclists. 

The site spans a slight fall in levels from its highest points 
on the west, to the lowest point in the south eastern 
section of the site near Gildengate House. 

Pedestrian, Cycle and Vehicle Movement

The site is reasonably accessible by foot and cycle at 
certain locations, but there are opportunities to improve 
existing and create new connections and to build on 
recent improvements further. 

Magdalen Street provides the primary pedestrian route to 
and from Anglia Square and recent improvements have 
been made to allow cycling access in this immediate area. 

Pedestrian and cycle access is made more difficult to the 
south by St Crispin’s Road where the only real access 
point is the underpass on St Georges Street or under the 
flyover on Magdalen Street. There are already proposals to 
replace the underpass with a surface crossing, to which the 
proposals for Anglia Square can respond, creating a new 
north-south route from Edward Street to St Georges Street.

The site is very accessible by car and bus. Magdalen Street 
is the principal north-south bus route and St Crispin’s Road 
provides two vehicular access points, near Surrey Chapel 
and underneath Gildengate House. 

About the site
This section sets out some of the issues that need to be considered in developing plans for Anglia Square. 

The proposal site
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Constraints 

Historic Environment

There are a number of historical and cultural matters 
which must be considered: 

• The City Centre Conservation Area, nearby character 
areas and relevant archaeological designations. 

• Nearby statutorily and locally listed buildings such as 
Doughty’s Hospital and St Augustine’s Church. 

• The traditional character of many buildings surrounding 
the site. 

Contamination 

Past uses of the site have included industrial activities and 
accordingly, the site will be appropriately explored and 
the outcomes reported. Any ground contamination found 
will be subject to remediation appropriate to the future 
approved use of that area. 

Flooding and Drainage

The underground hydrology of the site might be affected 
by the nearby River Wensum which flows through the City 
Centre, or by an underground watercourse. 

Although the site is within the lowest category of risk 
for river/sea flooding, parts of Anglia Square sit within a 
Critical Drainage Catchment Area and new proposals must 
consider how best to manage surface water. A ‘sustainable 
drainage’ system will be necessary.

Landscape and Trees

The site has a grass strip with trees along St Crispins 
Road, which must be approached appropriately and with 
consideration. This might involve replacement of some of 
these in order to achieve a better overall design for the 
scheme. 

Key Views 

Anglia Square is a visual gateway to Norwich which is 
currently of a low quality. A number of existing viewpoints 
are dominated by low quality buildings, such as the multi-
storey carpark and the vacant Sovereign House, which has 
a prominent, unattractive core tower. 

CONSULTATION QUESTION: 

What else should be considered as challenges and  
issues before any redevelopment of Anglia Square? 
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Vision 
The redevelopment of Anglia Square could to deliver a 
significant positive legacy for the city of Norwich. 

There is much potential to build upon, the site is easily 
accessible and well located, but lacks scale and diversity of 
tenants. 

The leisure offer is limited and the cinema could be better 
integrated. The quality of the existing retail space is largely 
now sub-standard and could be improved with a new 
‘circuit’ and increased frontage to key routes that link 
through the site both north-south and east-west. This 
would make the retail space more attractive as a shopping 
environment, and better aligned to the requirements of 
retailers. 

There is a great deal of vacant office space located in 
both Sovereign and Gildengate Houses which at present 
is under-utilised and detracts from the vitality and viability 
of the centre. Consideration should be given to alternative 
uses that can benefit the centre as a whole. 

Anglia Square is well located for the development of 
housing, just a 5-10 minute walk from Norwich City 
Centre and well served by existing public transport. New 
housing here will provide immediate and necessary ‘walk-
in’ footfall that will help to sustain an improved and 
enlarged range of shops, cafés, bars and restaurants, as 
well as an enlarged cinema within a new quarter. 

Opportunities

CONSULTATION QUESTION: 

What other opportunities do you think exist?

1. Create new space at the heart of Anglia Square that 
people will want to visit in their leisure time; 

2. Improve the sense of arrival at Anglia Square on 
Magdalen Street, with a new public realm strategy 
and an enhanced gateway to the new Anglia Square 
development;

3. Improve the public realm along St Crispin’s Road, 
including extra landscaping; 

4. The existing underpass via St Georges Street is to be 
replaced with a new and safe surface crossing for 
pedestrians and cyclists, enhanced with high quality 
‘hard’ and ‘soft’ landscaping; 

5. Redevelop the existing open car parks and adjacent 
buildings on the site to significantly enhance the 
experience of the approach to the city centre from 
the north and west;

6. Improve the character of Edward Street, and increase 
pedestrian activity; 

7. Replace the existing public car park with a new facility; 

8. Replace the existing cinema with a state of the art, 
larger new cinema as part of a vibrant leisure offer 

9. Replace existing unattractive structure of Sovereign 
House with new development which features quality 
design and materials in a greener setting. 

10. Assist the improvement of the appearance and role 
of the area under the flyover which adjoins Magdalen 
Street. 
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CONSULTATION QUESTION: 

Do you consider that the opportunities  
identified are appropriate?
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A summary of the emerging proposals
Columbia Threadneedle and Weston Homes are 
committed to delivering a viable and positive development 
for the City, working in partnership with Norwich City 
Council and the local community.

Our thoughts for what a new Anglia Square will look like 
are evolving and we want your views on how the plans 
for Anglia Square should be shaped. Weston Homes 
prides itself on bringing forward developments which 
allow communities to grow and to thrive and it’s vital that 
the existing community is able to access and to enjoy the 
improvements to Anglia Square, whatever they are. 

Broadly speaking, we envision the following: 

• New commercial space, providing an enhanced retail route 
through the site, adding more food and drink premises 

• A substantial creation of new housing, with in excess of 
1,000 homes

• A new public square with enhanced community and 
leisure facilities, including a new cinema, restaurants, 
cafes and bars

• Improved connectivity across the site

• Improved connectivity to the City Centre and 
surrounding areas of Norwich 

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

CONSULTATION QUESTION: 

What are your priorities for the redevelopment  
of Anglia Square? (Please tick all that apply)

 achieve the removal of most or all the current buildings

 remove all of the current surface car parking

 provide good quality covered public car parking

 create public squares and spaces that are attractive and usable

 create clear through routes for pedestrians and cyclists to connect to 
the surroundings

 create a greener area with generous landscaping

 provide a substantial number of new homes within the site, over 
commercial uses

 increase the amount of retail / leisure commercial floorspace at  
ground level

 keep the amount of ground level retail / leisure commercial 
floorspace about the same as now

 provide new commercial space above ground level

 other land uses, activities and facilities - please specify

CONSULTATION QUESTION: 

What would you like to see as part of improved shopping and 
leisure facilities in Anglia Square? (Please tick all that apply)

 New Cinema  New Restaurants and Cafes New Shops
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Creating connectivity 
Anglia Square is currently like an island, traffic flowing 
around it and often creating a difficult environment for 
pedestrians and cyclists. 

The following diagrams illustrate how our design team 
have considered the site and how it could be integrated 
with the rest of the City. 

Improving connectivity to and from Anglia Square can take 
form in many ways. 

•  Extending the footpath and cycleway from Edward Street 
into the site and to the south

•  A new pedestrian crossing on St Crispin’s Road

•  Extending the existing pedestrian crossing from St 
Augustine’s Street into the heart of the site

CONSULTATION QUESTION: 

What features should new public space within  
Anglia Square include? 

CONSULTATION QUESTION: 

What are your priorities for improving connectivity  
through Anglia Square to its surroundings? 

Creating new public space
The crossing points of any new and improved routes through the site will create new recognisable key spaces/meeting points 

These will be spaces of higher activity and life, with the potential to become local hubs. We want to maintain the heart of 
Anglia Square and create new public space which complements this space. 
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Rebuilding a sense of place
Anglia Square currently presents a very poor impression 
from a number of angles which is at odds with the historic 
street patterns and the prevailing character of Norwich. 

Redevelopment offers the chance to re-establish street 
frontages, improve views and create much more 
complementary street character. 

New frontages could replace the open car parks and 
service yards, creating an Anglia Square which relates to 
and engages with the surrounding area. 

CONSULTATION QUESTION: 

Are these view points appropriate to assess?  
Should there be any other views considered?

Views

Any proposal for Anglia Square has the potential to be seen 
from a number of viewpoints, both close to and further afield. 

The Policy Guidance Note being developed by Norwich 
City Council notes the need to demonstrate that any 
development must successfully integrate with and improve 
upon the existing townscape, whilst having regard to 
all buildings and places that are considered to be “local 
heritage assets” and their settings. 

It also notes a number of locations from which Anglia 
Square can be seen, which should also be considered. 

Views from within the City Centre

• Junction of Pitt Street and Duke Street

• Junction of St Augustine’s Street and Pitt Street

• View north along St George’s Street

• View north along Calvert Street

• View north from Fye Bridge

• View east along Gildencroft.

• View west along Cowgate

Long Distance Views

The PGN identifies a number of longer distance views 
where Norwich landmarks can be seen in close proximity 
to Anglia Square: 

• Junction of Aylsham Road and Drayton Road, views 
lower down Aylsham Road and into St Augustine’s 
Street; 

• Angel Road, extending down Heath Road into Edward 
Street; 

• Sewell Park conservation area, in Sewell Park and on 
Constitution Hill, leading into Magdalen Street

The proposals will need to demonstrate how these views 
are impacted by the new development. 

Active Streets

The diagram below illustrates how active uses could be laid out at street level to create vibrant street character. 
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Landscape Concepts
We are aiming to create dynamic and interesting public 
spaces within the development. It is important that these 
spaces complement one another, and do not compete. In 
this respect a hierarchy of spaces is required.

It is proposed that a new nodal point is created further 
to the west and becomes a major active space. This is 
where people will meet and interact, with leisure facilities 
provided and with four routes converging in one space to 
create a vibrant urban plaza.

A public square to the eastern side will become a softer and 
more contemplative space, with a relaxed atmosphere. With 
new trees and seasonal perennial planting creating a more 
convivial setting. The gardens have a number of residential 
entrances opening out onto the space alongside retail 
units with the potential for a small supermarket, which will 
animate the gardens throughout the day and evening.

Botolph Street would be extended and orientated to be 
the new north-south route through for pedestrians and 
cyclists, passing through Anglia Square in its new position. 
The street will be a vibrant and active retail space and 
there are opportunities for tree planting, seating and an 
attractive palette of surfacing materials.

Magdalen Street is, for many people, the main entrance 
point to Anglia Square and the street would be upgraded 
with quality materials and new tree planting.

Along the southern boundary, facing St Crispins Road, 
the proposals would incorporate a much enhanced green 
edge, with planting that softens the boundary to the road 
and takes advantage of the southern aspect.

The boundary to Pitt Street provides a fantastic 
opportunity to improve local air quality by absorbing traffic 
pollution; new street tree planting and living walls will help 
to create a greener and healthier place for all.
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How will redevelopment take place? 
Anglia Square is a considerable site and its redevelopment 
will take a number of years. This process would need to be 
managed and delivery would take place in phases. 

How redevelopment is phased is an important consideration 
and it is our intention that the existing shopping centre is 
retained whilst the initial phases of redevelopment occur. 

This will minimise disruption to the available range of 
shops and to existing retailers .

The proposals are at a very early stage and the phases as 
described below are indicative and subject to change. 

CONSULTATION QUESTION: 

Do you have any comments to make on the indicative 
phasing of any redevelopment? 

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 northern 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, to form a positive outward facing 
northern facade to the site, and an attractive and active 
southern facade to both the new and the retained squares.

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 range of retail 
and leisure facilities, so that there are busy new frontages to 
improved public spaces with high levels of pedestrian footfall 
flowing from legible links to the north, south, east and west. 

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 act to 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. 

Phase 2

Phase 3

Phase 1
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Thank you for coming! 
Thank you for attending our consultation event. 

We’re going to take the comments and thoughts we receive over the coming weeks and use them to help develop a 
proposal for Anglia Square.

We plan to return in the new year to consult further on a proposal with more detail. 

Remember, you can participate in a number of ways, but please provide us with comments for this stage of the 
consultation by Friday the 16th December. 

How to participate 
You can participate within this consultation process in several ways, but please be sure to submit comments on the issues 
displayed here by Friday the 16th December.

Here
Ask a member of the consultant team for a participation pack. You can use these to 
tell us your thoughts on the various issues and themes we’ve identified here, as well 
as to suggest that we consider others. 

E-mail
You can get in touch with us via e-mail too, using angliasquare@cratus.co.uk

Post
You can use our feedback forms to provide comments to the consultation for free. 
Just ask a member of the consultant team.

Online
We have a dedicated consultation website. The information boards and our 
Masterplan Design Framework will be displayed on the website, which will 
carry updates as they become available. You can also use our online form to ask 
questions and make comments. Visit: www.angliasquare.com


