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INTRODUCTION

Opposite
Aerial view of Thetford showing the study area

Allies and Morrison Urban Practitioners was commissioned 
by Breckland District Council, with the support of Norfolk 
County Council, to prepare a masterplan for Thetford town 
centre and a strategy for the wider movement area. The 
project team included GL Hearn as property consultants, 
and SKM Colin Buchanan who have provided advice on 
transport and movement, as well as environmental and 
utilities considerations. 

Purpose of the study

The study was undertaken to explore the best means 
of strengthening the appeal of the town centre in retail 
and leisure terms and to improve movement structures 
and parking in the wider town, including the effective 
integration of the urban extension to the north.  The 
masterplan supplements the Thetford Area Action Plan 
(TAAP), which was adopted by Breckland Council in 
2012, and primarily gives more focused guidance for the 
development of key sites in the town centre.

Study area

The Thetford Town Centre Masterplan focuses on the town 
centre area and the key sites within this, but also looks 
at the spatial dynamics and connections at a town-wide 
scale, to take account of strategic development for the town 
including the Sustainable Urban Extension (SUE) to the 
northern edge of the town.

Report structure

This part of the masterplan document sets out the 
development framework and delivery plan, including:

•	The overall strategy;

•	The masterplan framework;

•	Relevant sites and locations;

•	Proposed short-term public realm projects;

•	Proposed short-term building projects and activities;

•	Key development site proposals and guidance;

•	Movement strategy and proposals;

•	Flood risk and utilities considerations; and

•	Delivery and financial viability information.

This report is accompanied by a baseline report which 
provides information about the analysis and consultation 
undertaken during the development of this masterplan.
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MASTERPLAN STRATEgy

The masterplan for Thetford is informed by an underlying 
strategy for the town centre, which has shaped detailed 
proposals for enhancements to the movement network and 
public realm, as well as individual building projects.  This 
underlying strategy seeks to bring about positive, lasting 
improvement through building on the town’s existing assets, 
introducing interesting and attractive uses, and using 
projects that can be delivered quickly to spark longer-term 
change.

The strategy is made up of several strands that complement 
each other.  These strands are:

•	A	process	for	renewal;

•	Bringing	forward	catalysts	for	change;

•	Making	small	scale	improvements;

•	Encouraging	temporary	pop-up	development;

•	Understanding	the	longer-term	development	goals;

•	Resisting	inappropriate	opportunistic	development;

•	Orientating	leisure	uses	towards	the	river	corridor;

•	Repairing	the	historic	fabric;

•	Creating	a	compact	town	centre;	and

•	Improving	links	and	connections	with	the	wider	area.

The masterplan strategy has evolved through careful 
consideration of the baseline information contained within 
Part A of this document.

Opposite
Historic Thetford
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MASTERPLAN STRATEgy

A PROCESS FOR RENEWAL

Thetford is brimming with potential - the town has an 
undiscovered historic charm and its setting on the Little 
Ouse	River	is	unique	and	of	the	highest	quality.

Our	strategy	seeks	to	inject	new	vitality	into	the	town	
through festivals, markets and temporary uses.  This will 
raise the profile and value of sites which will then be able to 
be brought forward for development.

A key concern is the desire to broaden Thetford’s appeal 
and	attract	new	visitors.		Importantly,	this	capitalise	on	the	
town’s attractive waterside location, which can become a 
vibrant leisure quarter.

Uses identified for Thetford town centre, in both the short 
and longer term, include:

•	A	riverside	leisure	quarter;

•	A	key	leisure	use	such	as	a	cinema;

•	Town	centre	and	edge	of	centre	opportunities	for	larger	
format retail uses;

•	Vibrant	specialist	and	seasonal	markets;

•	Better	car	parking	facilities;

•	An	improved	bus	interchange	with	better	facilities;

•	Community	facilities;	and

•	Town	centre	residential	development.

In	the	longer	term,	it	is	possible	that	Thetford	could	seek	to	
attract a high profile new cultural venue, with the potential 
to shift perceptions and raise the profile of the town, as has 
been the case in other locations such as Margate, Kent.  
Whilst it is recognised that such opportunities are rare, it is 
considered that the Council and its partners should consider 
this as an ambition - short term projects for art and music 
markets and festivals will help to create the context and 
demand for such investment.  

Proposals for Thetford riverside
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BRINgINg FORWARD CATALySTS FOR CHANgE

It	is	recognised	that	a	number	of	the	developments	that	
are desirable for Thetford may be complex to deliver in the 
current economic climate.  However, due to the availability 
of some public funding, there may be opportunities to 
deliver some development that would not otherwise be able 
to obtain finance in the shorter term.

An important part of the masterplan strategy is to identify 
which projects the public sector should bring forward in the 
short term.  Given that it would only be possible to deliver 
a small number of projects in this way, it is vital that those 
that are identified have a wide reaching impact in helping 
to	deliver	the	wider	masterplan	and	bring	about	change.		In	
this sense, any larger-scale, higher-cost projects that are 
delivered in the short-term, especially where the scarce 
resource of public money would be involved, should be 
catalysts for the regeneration of the town centre.

It	is	considered	that	a	few	key	developments	could,	along	
with some successful small-scale, low-cost projects 
and temporary developments and uses, help to change 
perceptions and encourage private sector confidence and 
investment.  This would kick-start wider change.

The masterplan proposals that have been identified as 
important catalysts for wider change are:

•	 The mixed-use, leisure-led redevelopment of the 
Anchor Hotel site;

•	 The refurbishment of the Riverside Walk buildings;

•	 The introduction of new markets, with an emphasis on 
local food and produce; and

•	 Pop-up arts and culture events such as a temporary 
cinema and summer festival.

The key catalyst development would be the mixed-use, 
leisure-led redevelopment of the Anchor Hotel site, which 
would start to deliver the envisaged riverfront leisure 
quarter.  This would be facilitated by the relocation of the 
existing bus interchange from the Anchor Hotel site to the 
Minstergate site.

There are also a number of town centre housing-led  
projects that may come forward in the shorter term, but 
without significant financial support from the public sector.  
These projects would benefit the town through making 
improvements to its fabric and introducing new residential 
uses that would support its overall vibrancy and vitality.  
They would also help to create an environment in which 
public sector investment is more likely.
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MASTERPLAN STRATEgy

MAKINg SMALL SCALE IMPROvEMENTS

Alongside larger, more expensive projects that would act as 
major catalysts for change, the masterplan identifies a series 
of smaller-scale, less-expensive projects and enhancements.  
An aim of the masterplan strategy is the delivery of change 
in the short term, despite the economic challenges.  Small 
projects, which represent good value and can happen 
quickly, provide opportunities for short term change in 
a context where the larger, more strategic sites are held 
back until there are the correct conditions for the right sort 
of	development.		In	this	sense,	the	masterplan	strategy	
prioritises changes that can be delivered in the short term.

Whilst larger projects should be catalysts for wider change, 
small scale improvements would set the scene for renewal 
and help to reposition Thetford as a stronger location for 
investment.  

The small scale projects proposed include a new Butten 
Island	pedestrian	bridge,	shop	front	and	building	frontage	
enhancements, public realm improvements, alterations to 
create better pedestrian routes and other schemes, such as 
cosmetic and lighting improvements to underpasses and 
the screening of unattractive structures.  A recent example 
of a small scale project in Thetford town centre is the public 
realm improvements on King Street.  These have made the 
town centre more attractive and usable, and could help to 
produce longer-term benefits.

As well as specific projects, there are also opportunities 
for interventions that could take place over time, on a 
phased basis.  For example, there could be a programme 
of coordinated shop-front improvements, or street furniture 
could be gradually upgraded to meet conservation area 
standards.

The construction of a new pedestrian bridge, in particular, 
represents a significant opportunity to raise the town's 
profile and create excitement around planned changes in 
the short-term.  Any new bridge should seek to be attractive 
and beautifully designed, as well as functional.

It	is	recommended	that	a	competition	is	held	to	find	a	
designer for the bridge.  A competition, with the right 
level of publicity, can attract entries from across the world 
and ensure that the final design is of the highest possible 
quality.		It	would	be	advisable	to	work	with	an	experienced	
partner	such	as	the	RIBA.		

Opposite
Proposals for short term improvements to Riverside Walk
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MASTERPLAN STRATEgy

ENCOURAgINg TEMPORARy 'POP-UP' DEvELOPMENT

It	is	recognised	that	interim	uses	and	temporary	
developments can help to change perceptions of a place.  
These types of uses and developments can also play a role 
in helping to activate empty or under-used sites, before more 
permanent development takes place.  This is important, 
given the clear recognition in the masterplan that the 
current economic climate might prevent some of the desired 
types of development from coming forward in the short 
term.

A number of the uses identified as desirable within the 
town centre could first be delivered in a temporary form.  
These could pave the way for more permanent development.

A key part of the masterplan strategy, then, is to encourage 
temporary development and uses where opportunities arise.  
In	some	cases	clear	openings	already	exist.		Examples	of	
these include:

•	A	youth	hub	at	the	Thetford	Retail	Park	site;

•	Specialist	and	seasonal	markets	at	Market	Place,	on	car	
parks and close to the waterfront - these markets could 
have music, art and food themes and be curated by 
famous Norwich celebrities such as Mylene Klass; and

•	A	pop-up	cinema	either	outdoors	or	in	one	of	the	town	
centre’s vacant church buildings, such as St. Peter's.

However, it should be made clear that the masterplan 
strategy promotes opportunities for new temporary uses and 
developments and a small team should be set up to nurture 
the temporary uses and short term opportunities.  The 
Council could also play an important facilitative role through 
allowing the use of its land and buildings for temporary 
uses.

Opposite

Successful interim an temporary uses and 

development

Each row left to right

Top row: 

Pop-up cinema 

Temporary arts and community space

Hay on Wye book festival

Second row: 

Green Lanes Festival

Durham Lumiere Festival

Third row: 

Portuguese Market Stall 

Temporary vegetable raised bed

Brightening-up public space affordably

Bottom row: 

Pop-up retail units 

Beach hut market stalls in Whitstable 

Pasta de Natas cakes 



Thetford Town Centre Masterplan 11



Allies and Morrison Urban Practitioners | May 201312

MASTERPLAN STRATEgy

UNDERSTANDINg THE LONgER-TERM 
DEvELOPMENT gOALS

Key to the delivery of the masterplan is an understanding 
of the strategy for longer term development.  Whilst there 
is an emphasis on prioritising the delivery of catalyst 
developments that would benefit from public funding, 
smaller-scale projects and temporary development and uses, 
the masterplan also sets a clear direction for the longer-
term, with a series of development proposals that would 
help to ensure Thetford town centre’s ongoing vitality.  
Proposals for the shorter-term are geared towards creating 
an environment that would mean that more comprehensive 
change can take place.

The longer term development proposals would be vital for 
the implementation of the masterplan’s vision for Thetford 
town	centre.		In	particular,	the	redevelopment	of	the	
western riverside and Riverside Walk sites is unlikely to 
happen in the near future, but would be vital to achieve in 
creating a riverfront leisure quarter.

It	is	important	to	appreciate	that	Thetford's	long-term	
potential as a town centre and destination is underpinned 
by the plans for its expansion through the development of 
the Sustainable Urban Extension.  Thetford's population will 
grow and its demographics may also change due to these 
plans, which will account for most of the 5,000 new homes 
proposed in Thetford before 2021.  The growth in population 
will make the town centre more attractive to investors, 
retailers and leisure operators.

Thetford Riverside should be the focus for growth and investment
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RESISTINg INAPPROPRIATE OPPORTUNISTIC 
DEvELOPMENT

The economic viability evidence that supports the 
masterplan demonstrates that a number of site development 
proposals are not currently viable propositions.  However, it 
is important to emphasise that inappropriate development 
should not be pursued simply because it is all that appears 
to be deliverable on a given site in the short term.  Proposals 
of a poor quality should be resisted as they will undermine 
the strength of the historic environment - one of Thetford's 
principal assets.

Given that market conditions will prevent some types of 
desirable development proposals from coming forward on 
certain sites for some time, in the short term the focus 
should be used to complete key, transformational projects 
and manage opportunistic development.  This will lay the 
foundations for longer term success.

The masterplan should be used to help guide all town centre 
development; specifically, the Council should consider 
the following criteria when considering any development 
proposals:

•	 Riverside development should seek to improve or 
create pedestrian access, address the riverfront and 
create activity, and include opportunities for new 
leisure uses;

•	 Public spending should be prioritised for projects that 
are either small-scale and/or low-cost, or developments 
that would have a significant positive impact and 
would act as a catalyst for further change;

•	 Temporary uses and developments should be 
encouraged on sites where no longer-term development 
is currently viable;

•	 It	should	be	acknowledged	that,	although	most	
temporary uses and developments will end after a 
period of time, some may be exceptionally successful 
and pave the way for permanent uses or developments 
that have not been envisaged through the masterplan;

•	 Locations that are considered to be primary shopping 
frontage in the masterplan should be promoted for any 
new retail development proposals;

•	 Proposals for retail development should be resisted in 
locations that are considered to be edge of centre by 
the masterplan, unless otherwise explicitly promoted 
through the document;

•	 The conversion of commercial premises to residential 
should generally be permitted in locations that are 
not considered to be primary shopping frontage in the 
masterplan;

•	 Development proposals should seek to enhance the 
Conservation Area and the setting of Thetford’s 
statutory listed and other historic buildings; 

•	 All development should take account of the 
improvements to the movement network set out within 
the masterplan and should help to facilitate these 
through	either	on-site	works	or	Planning	Obligations/
CIL;	and

•	 A design review panel should be established to 
support council officers and the town in achieving the 
best possible quality for the design of individual sites.
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MASTERPLAN STRATEgy

ORIENTATINg LEISURE USES TOWARDS THE RIvER 
CORRIDOR

The	Little	Ouse	River	corridor	is	a	unique	and	important	
natural asset, which provides opportunities for development 
that directly addresses the water and creates new activity 
and a vibrant atmosphere.

Currently the riverside is dominated by car parks and blank 
building elevations.  Although Riverside Walk has a section 
of active frontage with the river, this part of the parade 
is occupied by two large retail units and a bank, which 
do little to animate the area. The riverside presents an 
opportunity that is currently being missed.

An important strand of the masterplan strategy is the 
delivery of development that focuses leisure uses, including 
eating and drinking places, around the river.  The aim 
is to create a new riverfront leisure quarter that helps to 
draw Thetford’s residents and visitors into the town centre 
at different times throughout the day.  A riverside leisure 
quarter would not only serve the wider town through 
providing opportunities to relax, linger and enjoy the river, 
but also draw footfall into the town centre and benefit 
nearby	retailers.		Other	successful	places	with	waterfront	
locations, such as Skipton and Knaresborough, show that 
the right waterfront development can transform the feel and 
function of the riverside and have an uplifting effect for the 
town centre.

Research has shown that most town centres are no longer 
able to remain viable as locations for retailing alone, but 
also need to provide some kind of complementary offer.  
Alongside its strong heritage assets, Thetford is blessed 
with an enviable riverside location that provides the perfect 
opportunity for a leisure quarter that would help to create an 
attractive visitor experience. 

Although it is acknowledged that The Boat, a floating 
restaurant, already exists, the masterplan proposes a 
number of interventions that would play an important 
role in changing the function of Thetford’s riverside, from 
a relatively under-used and forgotten space to a vibrant 
leisure	quarter.		In	the	shorter	term	a	major,	Council-backed	
redevelopment of the Anchor Hotel site would transform 
the site into a leisure development that would most 
likely include a cinema.  This would take place alongside 
improvements to access and cosmetic enhancements, and 
should be complemented by partnership working with 
landowners to implement a letting strategy that would focus 
on	bringing	in	new	leisure	uses.				In	the	longer	term	more	
comprehensive redevelopment is proposed; the key principle 
driving these changes would be that buildings and spaces 
should interact with the riverfront.

A full list of the proposed riverside interventions is below:

Short term

•	Anchor	Hotel	mixed-use	leisure	redevelopment;	

•	Butten	Island	pedestrian	bridge;

•	Riverside	walk	cosmetic	enhancements;	and

•	Improved	access	to	the	north	west	section	of	the	
riverside.

Longer term

•	Riverside	walk	and	Tanner	Street	car	parks	
redevelopment;

•	Wilkinson	store	redevelopment;	and

•	The	Bell	Hotel	redevelopment.

Opposite
Thetford's river corridor
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MASTERPLAN STRATEgy

REPAIRINg THE HISTORIC FABRIC

One	of	Thetford’s	main	positive	qualities	is	its	rich	historic	
fabric.  The site of the town has been settled since the 
prehistoric ages and boasts a Norman motte, a Cluniac 
Priory and the Priory of the Canons of the Holy Sepulchre.  
It	has	also	been	home	to	Thomas	Paine	and	Duleep	Singh.

The core of Thetford’s town centre was built following the 
medieval period and prior to 1845 and the area’s form and 
layout, including its street patterns, as well as many of its 
building types and styles reflect Thetford’s position as an 
important East Anglian market town during this period.  
Following 1845 the town grew significantly, expanding to 
the north, south and west.  However, there have also been 
a number of unsympathetic additions and alterations to 
the older town centre area, mainly during the late 1900s – 
these include Riverside Walk, the Carnegie and the adjacent 
parade of shops on Well Street, and the retail parks at 
Minstergate and on Lime Kiln Lane. 

As has already been stated in relation to the proposals for 
a new riverfront leisure quarter, the function of the town 
centre has shifted in recent years.  Such locations were 
historically the focus of commercial exchange, in terms 
of trade and business.  Structural changes in the UK’s 
economy – including the increased use of private motor 
vehicles to undertake shopping trips to out-of-centre 
locations and the use of the internet to purchase goods – 
have resulted in town centres being required to offer more 
than just retail.  Town centres are unable to compete with 
the level of convenience offered by alternatives ways of 
shopping, and have to provide a pleasant visitor experience.

The beautiful setting offered by Thetford’s historic fabric, as 
well as the attraction of individual heritage assets, creates 
a compelling context.  This, alongside the town’s riverside 
setting and planned leisure quarter, would act to attract 
visitors and provide opportunities for trips that involve 
shopping as well as cultural and leisure activities.

In	terms	of	proposals	that	repair	the	historic	fabric,	the	
masterplan would seek to make both short-term cosmetic 
improvements, and redevelop unattractive and harmful 
sites in the longer-term.  Although all of the masterplan 
proposals would seek to contribute towards improving the 
town centre’s historic fabric in some way, the following are 
specifically relevant: 

Short term

•	Riverside	walk	cosmetic	enhancements;

•	King	Street	public	realm	improvements;

•	Water	Lane	sub-station	screening;

•	Carnegie	Rooms	redevelopment;	and

•	Minstergate	redevelopment.

Longer term

•	Riverside	walk	redevelopment;	and

•	The	Bell	Hotel	redevelopment.

There are also opportunities for other small-scale 
improvements that could be undertaken on a phased basis, 
such as the introduction of conservation area grade street 
furniture and shop-front enhancements.  Small changes 
such as these would play an important role in reversing 
the decay in the quality of the town centre's fabric over 
time through unsympathetic and poorly considered new 
development, alterations to existing buildings and changes 
to the public realm. 

There is also the potential for conservation area guidelines 
to have a big impact in terms of preventing new 
development from having a harmful effect on the town 
centre's historic fabric.  

Opposite page

Bad and good examples of new 

development and alterations

Clockwise from top left

A carefully restored shop front

Sensitively designed new 
town centre houses

An inappropriate front extension to an 
historic building

An unattractive illuminated box sign that 
relates poorly to the historic fabric
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MASTERPLAN STRATEgy

CREATINg A COMPACT TOWN CENTRE

The core of Thetford’s commercial centre has moved 
significantly at least three times during the history of the 
settlement.  The medieval market was once located to the 
eastern edge of the town, outside the current town centre, 
on	Old	Market	Street,	before	it	then	moved	west	to	Market	
Place	in	the	1780s.		It	is	clear	that	in	more	recent	times	the	
core of the shopping area has moved even further west to 
King Street.

One	of	the	main	results	of	this	gradual	shift	is	a	lack	of	
any geographical focus to the town’s retail offer, which, 
combined with recent economic challenges, means that 
there are a number of vacant retail units, especially in more 
peripheral locations.  This is harmful to the overall health of 
the town centre. 

The masterplan proposes focusing retail development on 
King	Street	and	to	its	south	and	west,	with	the	Little	Ouse	
River and Bridge Street/Whitehart Street as boundaries.  
The map opposite shows proposed primary and secondary 
commercial frontages, and new commercial frontages 
proposed as part of the new riverfront leisure quarter.  These 
differ from the primary and secondary frontages shown 
on Breckland Council’s adopted Local Plan proposals map, 
with the main significant change being the re-designation 
of existing primary frontage along Guildhall Street to 
secondary frontage and existing secondary frontage along 
Bridge Street to primary frontage.  This would consolidate 
the westward shift of the town centre and build on an 
existing strength, as identified in the Council’s 2010 Retail 
and	Town	Centre	Study,	along	King	Street.		It	would	also	
mean that the town’s main commercial centre would 
relate more closely to the waterfront and planned leisure 
development.  This would allow for linked trips and the town 
centre’s retail uses to benefit from increases in footfall and 
visitor numbers.

Changing the locations of the primary and secondary 
commercial frontages would also allow for peripheral areas 
to the east of the town centre, which suffer from higher 
vacancy rates, to gradually convert to non-retail uses.  An 
important part of this strand of the strategy would be the 
relaxation of planning rules that control changes of use from 
retail	and	commercial	to	residential.		It	is	noticeable	that	
many	former	commercial	properties	along	Old	Market	Street	
have converted to residential use, often with the successful 
retention of the buildings' original features.  This natural 
process should be allowed to continue, in a controlled 
manner, along Guildhall Street and in other secondary 
locations, whilst new retail uses should be encouraged 
to locate in primary locations.  An important principle 
will be that where residential changes of use take place 
original shop features and frontages should be retained and 
sensitively adapted.

There are two peripheral locations that are promoted for 
retail use through the Local Plan and supported by this 
masterplan, at the Wilkinson store and Thetford Retail Park 
sites. However, these are considered strategically important, 
given their locations close to car parking facilities that also 
serve the town centre and ability to accommodate larger 
format retail uses that cannot be situated centrally, given 
the fine historic grain of the core commercial centre.

It	is	recommended	that	through	future	amendments	to	its	
Local Plan the Council adopts the masterplan’s primary and 
secondary commercial frontages, designates the Wilkinson/
Pounstretcher store and Thetford Retail Park sites as 
appropriate locations for large format retail development, and 
incorporates a policy that sets out detailed design principles 
for conversions of commercial to residential use.

Core town centre retail 
areaOpposite

Thetford's core town centre
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MASTERPLAN STRATEgy

IMPROvINg LINKS AND CONNECTIONS WITH THE 
WIDER AREA

In	order	to	be	successful	Thetford	town	centre	must	serve	
the area that surrounds it, as well as make it easy for 
visitors to access the main attractions.  The development of 
the SUE means that the population of the town will grow 
significantly; the town centre would benefit substantially 
from the increased number of people within its catchment 
area.

Whilst the town centre itself is relatively easy to navigate on 
foot, Thetford has a road network that is largely incoherent, 
and which is dominated by a number of large, well-used 
roads.  The general street pattern of newer residential areas 
away from Thetford’s town centre and historic core is laid 
out to facilitate car movement rather than journeys made 
on foot or by bicycle.  The train station is relatively removed 
from the town centre and located on the opposite side of 
the busy London Road.  Within the town centre there are no 
opportunities for east-west vehicular movements.

In	regard	to	the	SUE,	it	will	be	important	to	ensure	that	
good	clear	links	are	made	with	the	town	centre.		It	will	be	
especially important to ensure that pedestrians and cyclists 
are able to make journeys easily and safely.

There is also a need for car parks to be carefully linked 
to the town centre.  Many of the town’s larger car parks, 
such as those at the retail parks on Minstergate and Lime 
Kiln Lane, are situated on the edge of the town centre.  
Pedestrian routes between these locations and the town’s 
core retail area must be legible and attractive.

Although any major reorganisation of Thetford’s roads is 
outside of the scope of the masterplan, part of the strategy 
is to make smaller interventions that will help to improve 
connectivity and facilitate the town centre in performing 
its role as a destination for the local population as well 
as visitors from the wider area.  As such the masterplan 
proposes a number of interventions that would enhance 
town-wide pedestrian and cycling provision, aid bus 
operations, alter traffic circulation and improve car 
parking management.  There would also be a number of 
town targeted town centre pedestrian and public realm 
enhancements.

The key proposed improvements that would help to link the 
town centre to the wider area are:

•	Enhancements to the existing pedestrian routes to 
Minstergate and Thetford Retail Park, both of which 
have large car parks that could be harnessed to serve the 
town centre;

•	Better links to the train station and relocated bus 
interchange;

•	Enhancements at Croxton Road/Mundford Road,  
Brandon Road/Bury Road/London Road, Norwich Road/
Mundford Road/Hurth Way and Hurth Way/Castle Street; 
and

•	Bus priority measures.

Enhanced routes and 
public realm

Opposite

Enhanced routes and public realm helping to 

link the town centre with the wider area
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Opposite
Masterplan framework diagram

The framework diagram for the masterplan identifies the key   
areas for development, primary and secondary commercial 
frontages, areas of public realm and open space, civic uses, 
and routes within the town centre, as well as links to the 
wider area.

Linkages to Thetford Retail Park and the Wilkinson site, 
along the riverside, both become more important for the 
future of the town. Key retail frontage has been identified 
on a circuit taking in King Street and Bridge Street, with 
new frontage suggested for the north bank of the riverfront. 
Secondary frontage is located on the northern part of Bridge 
Street and Guildhall Street.

The masterplan reflects the new public space being created 
along King Street. A new space is also suggested on the 
northern bank of the riverside, which can accommodate 
market stalls and events and activities in the future, 
which maximise the south west aspect, river frontage and 
proximity to leisure and cultural uses at this location.

The framework plan highlights the cluster of civic and 
cultural uses at each end of King Street, with the Guildhall, 
Carnegie Hall, the library and a cluster of cafes and 
restaurants at the eastern end and The Bell pub and Hotel, 
Ancient House and St Peters Church, which is being 
refurbished as an arts and community centre, at the western 
end of the street.

FRAMEWORK DIAgRAM

MASTERPLAN FRAMEWORK
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MASTERPLAN SITES AND LOCATIONS

The masterplan proposes interventions and development at 
a number of sites and locations across the town centre.

Those numbered 1 to 11 are focussed on public realm 
improvements, many of which could vary in size and 
scope.  A to N are sites with clear boundaries and definite 
proposals.

1	 Butten	Island	pedestrian	bridge

2 Riverside walk 

3 King Street, near the junction with Tanner Street

4 King Street

5 Route linking King Street and Thetford   
 Retail Park

6 North west riverside route

7 London Road junction with St. Nicholas Street

8 London Road junction with Station Road and  
 Croxton Road/Whitehart Street

9 Water Lane substation

10 Minstergate underpass

11 Thetford railway station

A The Anchor Hotel

B Riverside Walk

C Tanner Street car parks

D Carnegie Rooms

E Minstergate

F Western riverside

G The Bell Hotel

H Cottage Hospital

I	 Thetford	Retail	Park

J St Giles' Lane

K Post office

L St Peter's Church

M Charles Burrell Museum

N Magistrates Court

The following sections set out the masterplan's proposals for 
these sites and locations.

Opposite
The view east over Thetford riverside
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SHORT TERM: PUBLIC REALM PROjECTS

The masterplan framework seeks to deliver change, initially, 
through projects that are deliverable in the short term, 
either because they would provide low-cost or small-scale 
solutions, or due to the availability public funding.  

The first tranche of projects are predominately small scale, 
stand-alone ideas for public realm improvements that can be 
implemented by the public sector.  These would help to set 
in motion long term change and provide ongoing benefits for 
Thetford and its town centre.  The relevant projects are:

1	 Butten	Island	pedestrian	bridge

2 Riverside walk enhancements 

3 King Street public realm

4 King Street shared surface

5 Public realm linking King Street and Thetford  
 Retail Park

6 Wester riverside access

7 & 8 London Road junction improvements

9 Water Lane substation screening

10 Minstergate underpass enhancements

11 Thetford railway station public realm

There is also scope to make other town centre wide public 
realm improvements, such as the replacement of signage 
and street furniture with heritage grade alternatives, 
in recognition of the town centre's Conservation Area 
designation and other notable historic assets.  Such 
enhancements could take place on an incremental basis, 
as	replacements	are	required.		Other	town	centre	wide	
improvements could happen on a similar basis and 
might include cosmetic enhancements to shopfronts and 
other important townscape buildings, or public realm 
improvements that take place as part of normal highway 
upgrades and maintenance.

As such, short term, transformational public realm projects 
should include but not be limited to those set out below.

Retail/leisure/mixed-use

Residential

New/refurbished 
community and social 
facilities

Existing community and 
social facilities

Key townscape building 
frontage 

Opposite
Map of key development sites - showing public realm 
projects and the short term development  scenario
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SHORT TERM: PUBLIC REALM PROjECTS

1 - Butten Island pedestrian bridge

The three-way pedestrian bridge is a central feature of the 
town and the planned enhanced riverside area.  However, 
a new attractive, wider structure with good lighting would 
play a significant role in improving the links across the river.

It	is	important	that	any	new	bridge	provides	visual	interest	
and improves the user experience.  Such a structure would 
link key riverside sites and open space, and would be 
important	for	the	viability	of	any	riverside	leisure	quarter.		In	
particular, it would provide a direct route from the Anchor 
Hotel site, which is proposed for redevelopment as a cinema, 
and Riverside Walk.  This would ensure that Riverside Walk 
benefits from any improvements in attractiveness and land 
value.

2 - Riverside Walk enhancements

It	is	recognised	that	the	appearance	of	the	existing	
Riverside	Walk	development	is	uninspiring.		It	is	also	clear	
that the current challenging market conditions mean that 
comprehensive redevelopment of this site will not come 
forward in the short term.  As a result, it is proposed that 
some low cost cosmetic improvements are implemented.  
These could include shopfront enhancements and a lighting 
scheme that would improve the attractiveness and visibility 
of	this	important	waterfront	location	at	night	time.		It	could	
also include some minor streetscape changes.

Such improvements would help to improve the profile of 
this location and may make it more attractive to shoppers 
and retailers in the short term.  This is especially important 
given proposals for a cinema and other leisure uses at the 
Anchor	Hotel	site,	which	is	opposite	Riverside	Walk.		In	this	
way, private investment may follow some modest public 
realm enhancements.

3 - King Street public realm

A capital project has recently been undertaken to improve 
King Street's public realm, near the junction with Tanner 
Street.  There is scope to continue this work and introduce 
further enhancements to Thetford's main shopping street.  

This would have a positive impact on the appearance of the 
area and may encourage private investment.

4 - King Street shared surface

There is potential to open up a vehicular route along 
King Street outside of core shopping hours through minor 
interventions, such as signage replacement and the removal 
or relocation of some bollards.
  
This would improve vehicular permeability and encourage 
the town centre's evening economy.  Further discussion of 
this proposal is presented as part of the movement strategy.

5 - Public realm linking King Street to Thetford Retail 
Park

General public realm enhancements, to improve the 
pedestrian experience, should be carried out between King 
Street and Thetford Retail Park to help link the core and 
some peripheral town centre sites.

The benefits of this improvement are discussed in the next 
section	in	relation	to	key	development	sites	H	and	I,	and	
include the introduction of a strong link between Thetford's 
main shopping street and a key edge of centre site, which 
is suitable for larger format retail units and provides a 
significant level of car parking.

6 - North west riverside access

The bank along the north western section of the river should 
be opened up for public access.  This could be achieved 
through negotiations with landowners and some minimal 
public realm improvements.  This is reviewed again in the 
next section in relation to key development site F, but could 
possibly be delivered in part or in full ahead of any longer 
term redevelopment of the Wilkinson store site.

Pedestrians would be encouraged to walk alongside the 
river, which is one of the town centre's key assets, and this 
link would improve connections between the riverfront, the 
town's main shopping street and the Wilkinson store site, 
which is a key town centre location suitable for larger format 
retail uses.

PROjECTS
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7 & 8 - London Road junction improvements

The pedestrian environment at the junctions of London 
Road with St Nicholas Street and Croxton Road is 
poor.  Undertaking some relatively low-cost public realm 
improvements in these locations, and potentially introducing 
new pedestrian crossings (at site 6), would help improve 
walking links from the rail station to the town centre.

The rail station is removed from the town centre and 
improving the quality of links would help to encourage 
sustainable	travel.		It	would	also	provide	a	more	welcoming	
environment for visitors arriving at the rail station.

9 - Water Lane substation screening

The substation has a very negative impact on the setting 
of Thetford Priory and the important pedestrian and cycle 
links to housing beyond.  Simple planting and plain timber 
screening around the substation's perimeter fence would 
help to remedy this problem, improving the public realm and 
Thetford Priory's surroundings. 

10 - Minstergate underpass enhancements

The underpass linking Minstergate and the town centre to 
Thetford Priory and residential areas on the western side of 
London Road is poor.  Enhancements should include better 
lighting and other improvements to the appearance of the 
space.

Such improvements could help to encourage pedestrians 
and cyclists to use this important link.  This would benefit
those residents to the west of the Thetford who wish to walk
into the town centre and visitors who want to walk between
the town centre and Thetford Priory, as well as those using
the bus interchange.

11 - Thetford railway station public realm

The public realm outside the rail station is car dominated 
and provides a poor sense of arrival.  Targeted public 
realm improvements in this location could incorporate 
measures to prioritise pedestrian movement, public art and 
enhancements to the station buildings.  Enhancements to 
this area would help to encourage residents to use the train 
station and travel more sustainably, and would improve the 
visitor experience and the sense of arrival into Thetford.

Butten Island pedestrian bridge

Water Lane substation
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SHORT TERM: BUILDINg PROjECTS 
AND ACTIvITIES

Retail/leisure/mixed-use

Residential

New/refurbished 
community and social 
facilities

Existing community and 
social facilities

Key townscape building 
frontage 

There is scope for some larger scale building projects 
to come forward in the short term.  The Council and its 
partners can play a key role in facilitating this by ensuring 
that certain projects are prioritised for public funding.  There 
is also an assumption that housing developments may be 
possible in the shorter term.

The second tranche of projects in the first phase of 
development are predominantly building schemes that can 
be planned for delivery in the short term.  The relevant sites 
are:

A The Anchor Hotel 

B Riverside Walk

D Carnegie Rooms

E Minstergate

H Cottage Hospital

I	 Thetford	Retail	Park

J St Giles' Lane

K	 Post	Office	and	St.	Giles'	Lane	car	park

L St Peter's Church

M Charles Burrell Museum

N Magistrates Court

Further detail for these proposals, where they relate to key 
development sites, is set out in this section of the report.

Some of the uses envisaged for Thetford through this 
masterplan may be able to take place in the short term in a 
less formal manner and in a number of locations throughout 
the town, without the need for a renovated or new building, 
or even a specific site.  For example, an array of occasional 
markets selling local and international food and products 
may be able to take place at relatively short notice and 
without too many constraints on location.  A temporary 
outdoor cinema might also be able to take place in different 
locations throughout the town, and pop-up shops could 
make use of empty units as these arise.

Opposite
Map of key development sites - showing the short term 
development scenario
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A - The Anchor Hotel 

The Anchor Hotel site was formerly the location of a public 
house, which has now been demolished; it is currently used 
as a car park and the town centre bus interchange.  There is 
an opportunity for this site to be redeveloped as a mixed use 
leisure development featuring a cinema, as well as cafés, 
restaurants and a hotel.

This is the main development proposed for the site and it is 
considered that it should be one of the main priorities in the 
delivery of the masterplan.  Plans are reasonably advanced 
and there is a strong prospect that it will come forward in 
the short term, given that the Council have made a funding 
commitment to this scheme.

It	is	considered	that	a	mixed	use	leisure	scheme	on	
this site would be instrumental in kick starting other 

transformational development.  The proposal would bring 
a prominent riverside site into a use that would encourage 
residents and visitors to enjoy the town's attractive 
waterfront setting.  Alongside other short term projects, it 
is hoped that this would encourage longer term investment 
in other sites that celebrate the river and set the scene for 
a new leisure quarter that is capable of drawing in local 
residents and visitors and supporting the town centre.

B - Riverside Walk

The shopping centre should be refurbished as a priority, 
with key steps including the removal of the canopy, shop 
front improvements and enhancement of the upper floor 
windows.  The brickwork to the upper floors and the areas 
of flint finish are positive features of the building and 
should be retained.  This should be a low cost project with a 
significant impact.

SHORT TERM: BUILDINg PROjECTS 
AND ACTIvITIES

Proposals for the new mixed use development on the southern riverside Artist's impression of improvements to Riverside Walk
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D - Carnegie Rooms

The Carnegie Rooms are a Town Council owned community 
facility.		It	is	recognised	that	the	building's	form	and	
function could be improved  As such, it is proposed that 
the existing building is either refurbished or replaced with 
residential development and a new, high quality extension 
to the Guildhall is developed, which would accommodate 
any displaced community activities.

It	is	understood	that	the	Town	Council	is	committed	to	
working towards a funding solution in the short term.
The refurbishment or redevelopment of this site would be 
beneficial in that it would help to improve the appearance of 
this part of the town.  The provision of improved community 
space would allow for a high profile cultural attraction, 
should	the	opportunity	arise.		In	addition,	the	possible	
introduction of residential units would help to provide a good 
mix of uses that would support a vibrant town centre.
 

E - Minstergate

The Minstergate site is currently used for car parking, and 
includes	a	derelict	Grade	II	Listed	Building	and	its	currently	
unused grounds.  The proposal is to redevelop the site for 
use as a bus interchange.

This development represents the main option for the 
site, and it is known that Moving Thetford Forward has 
committed to finance the scheme, which is well advanced.

The development of this bus interchange would help act 
as a catalyst for other improvements through better linking 
bus services to Thetford's railway station, and because 
it would improve the quality of a key route into the town 
centre. The development would also enable the important 
redevelopment of the Anchor Hotel site, as it would allow for 
the relocation of the existing town centre bus interchange.

The existing Carnegie Rooms Proposals for the Thetford bus interchange development
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H - Cottage Hospital

The	Cottage	Hospital	site	is	currently	vacant.		It	is	proposed	
that it is redeveloped for residential use. Given that the site 
is vacant and in public ownership, it is considered that there 
is a reasonable prospect of development.

The redevelopment of this site for housing would help to 
deliver a good mix of town centre uses that would support 
retail	and	leisure	development.		It	would	also	allow	for	the	
opening up of an improved route between King Street and 
Thetford Retail Park, and would thus better link the central 
retail area to one that is more peripheral and has some 
additional car parking that could act as an overflow.

I - Thetford Retail Park

Thetford Retail Park is located at the edge of the town centre 
and is currently occupied by a range of uses, including 
larger	format	retail.		One	of	the	units	on	the	site	is	currently	
vacant and dilapidated.  However, it appears that is used 
informally as a meeting place and venue for locals. 

The short term proposal for this site is that some 
development takes place to formalise the use of this empty 
unit	as	a	youth	hub.		It	is	envisaged	that	this	development	
would be low cost and take place in anticipation of longer 
term	change	across	a	larger	part	of	the	site.		It	would	bring	
benefits through providing better space for youth activities 
and improving the quality and appearance of this site.

j - St giles' Lane

This site is previously developed land that presents a clear 
opportunity	for	housing.		It	is	considered	that,	despite	some	
issues around financial viability, it may be delivered as a 
relatively unencumbered development opportunity.

Town centre residential development would help to support 
other	uses	and	longer	term	change.		It	is	also	recognised	
that the location of this site along the key route from the 
Thetford Retail Park to King Street would allow any scheme 
to contribute towards the quality of an important area of 
public realm that links the town's main shopping street to a 
more peripheral area.

Vacant building, Thetford Retail Park The former Cottage Hospital
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K - Post Office and St. Giles' Lane car park

The Post office site is due to be released onto the market 
and St. Giles' Lane car park is owned by the Council.  As 
such, both would be available for redevelopment in the 
short-term.

The development of this site would have a significantly 
positive impact on the appearance and function of the 
immediate area, through the completion of the existing 
urban blocks.  Wider benefits would also be accrued, due 
to the introduction of more uses in the town centre and the 
creation of better links to Thetford Retail Park.

L - St Peter's Church

St Peter's Church is currently vacant and there are advanced 
proposals for an arts centre.  

This, or a similar project, such as a pop-up cinema, whether 
temporary or permanent, would provide an interesting 
cultural town centre use that would be located in close 
proximity to the main shopping street. 

Interior of St Peter's Church The former Magistrates Court building

M - Charles Burrell Museum
There is a derelict site next to the Charles Burrell Museum, 
which could be brought into active use as an outside area 
for museum activities and visitors.  The vacant building on 
this site could be restored for use as a café or administrative 
space that is ancillary to the museum or for small 
commercial premises which help to reinforce the link back 
towards the core town centre.  This development would be 
beneficial to the museum and could help to attract more 
visitors.		It	could	also	animate	a	key	route	into	the	town	
centre.

N - Magistrates Court

The Magistrates Court is currently vacant and there are 
plans for a small residential development by a housing 
association.  The proposal would help to increase the 
supply of housing close to the town centre, and would, in 
particular,	provide	additional	social	housing.		Increased	
numbers of residents in this location would help to support 
a range of vibrant town centre uses and create a mixed 
community.
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KEy DEvELOPMENT SITES
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This section sets out the uses, activities and development 
approach to a number of key sites that have been identified 
within the town centre.  The sites include those set out 
within the Thetford AAP and also some additional sites that 
are considered to be important for the town in terms of its 
planned transformation.  A number of the sites have been 
reviewed in the previous section, regarding potential short 
term building projects.  The sites are:

A The Anchor Hotel

B Riverside Walk

C Tanner Street car parks

D Carnegie Rooms

E Minstergate

F Wilkinson store

G The Bell Hotel

H Cottage Hospital

I	 Thetford	Retail	Park

J St Giles' Lane

K Post office

For each of the sites, the masterplan explores the key 
principles which should guide future development and the 
preferred development option, as well as the key implications 
and potential risks associated with these.

The sites are identified on the town wide plan on the 
opposite page.  Although it is planned that some of the key 
development sites would be developed in the short term, the 
plan as a whole represents the longer-term scenario for the 
town, with a greater level of intervention.

KEy DEvELOPMENT SITES

Opposite
Map of key development sites - showing the long term 
development scenario

Retail/leisure/mixed-use

Hotel

Residential

Multi-storey 
car park

New/refurbished 
community and social 
facilities

Existing community and 
social facilities

Key townscape building 
frontage 
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The site

This significant site, which included the Anchor Hotel prior 
to its demolition, the Bridge Street car park and the existing 
bus interchange, is located on the south bank of the Little 
Ouse	River.		The	site’s	south	boundary	is	Old	Bury	Road	and	
its west boundary is Bridge Street.

The hotel has closed, but the car park and bus interchange 
are still operational. The hotel buildings are clustered 
towards the south-west of the site, fronting Bridge Street. 
The car park and bus interchange wrap around the rear of 
the hotel buildings and dominate the site’s riverside frontage 
with	vehicular	access	points	on	both	Bridge	Street	and	Old	
Bury Road.

The building adjoining the site to the south-west is Grade 
II	Listed	and	the	part	of	the	site	closest	to	the	River	is	
Scheduled as an Ancient Monument, due to the presence of 
remains relating to a Saxon settlement.

Key development principles

The key development principles for the Anchor Hotel site 
are:

•	The site should be redeveloped for a mixed-use, leisure-
led opportunity.

•	Public funding should be made available and prioritised, 
if required, to allow the development to come forward in 
the short term and act as a catalyst for wider change.

•	The waterfront location should be capitalised on and 
active uses and frontages addressing new public space 
on the riverfront should be introduced in this location.

•	The development should also have an attractive frontage 
addressing Bridge Street.

•	The area between any new building and the River 
should be well landscaped and should form a new area of 
public open space.

•	Any areas of car parking should be located towards the 
back of the site, behind any new building and away from 
the River.

•	The site should act as a southern gateway into the town 
centre and its architecture should be appropriate in this 
context.

Development options characteristics

There is a clear, short term development option for this site. 
This is for a mixed-use redevelopment that would replace 
the former hotel buildings. This new building would mainly 
address the river to its north, and would have a range of 
commercial uses including restaurants, cafes and bars on 
its ground floor. The development would be anchored by a 
leisure use, such as a cinema, which could be located on the 
first floor, and would also have the potential for a residential 
use such as a hotel or dwellings on its second and third 
floors.

The area of the site closest to the river would be landscaped 
and left open. This would allow for mitigation against 
flood risk on this part of this site, avoid disturbance of the 
Scheduled Ancient Monument and create a new public 
space. 

Parking would be to the rear of the site, away from the river, 
and	would	be	accessed	from	both	Bridge	Street	and	Old	
Bury Road. Servicing would take place at the rear of the 
building, from the car park.

There are a number of opportunities within the single option 
outlined above, which revolve around various permutations 
surrounding different possible mixes and arrangements of 
potential uses.

Development options implications

The redevelopment of the site would allow for a prominent 
riverside site to be brought into active use and the potential 
of this location as an area for cafes, bars and restaurants 
would begin to be realised. The proposal would encourage 
the redevelopment of the Bell Hotel and Riverside Walk sites 
river frontages for commercial leisure use in the longer term, 
and help to establish an attractive riverfront leisure quarter 
for the town. 

Perhaps more importantly, successful delivery of this 
development would change the perception of the town for 
both the market and the community, attracting a more 
diverse customer base during the day and in the evening.  
The scheme would also have the potential to make the town 
centre more of a destination which will produce spin-off 
benefits for retail businesses.  

KEy DEvELOPMENT SITES

A – THE ANCHOR HOTEL
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Delivery issues

The cinema use on this site will be critical in acting as an 
anchor and attracting other A3/A1 ground floor uses as 
well as acting as an anchor for the whole town centre. The 
current economic climate makes the delivery of the scheme 
challenging and, as such, sensitivity testing around the 
proposed development mix would be useful.  Public sector 
funding may be required to assist delivery although there 
are a number of options which the Council might consider 
to minimise this and to ensure that the market delivers the 
scheme on the most competitive terms possible.  

This scheme would be a 'game changer' for Thetford and 
would underpin the economic revival of the town.

The Anchor Hotel car parkThe footprint of the proposed scheme

The scheme will create new active frontage onto the river corridor
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KEy DEvELOPMENT SITES

B – RIvERSIDE WALK

The site

Riverside Walk comprises two large blocks of shops. The 
east block is C-shaped and has a long frontage that faces  
King Street and Tanner Street to the north and the Little 
Ouse	River	to	the	south.	The	west	block	is	linear	and	has	
frontage to both Tanner Street and the river. Both blocks 
run south-west from Tanner Street towards the river, with 
the two facing shopping parades creating a pedestrianised 
street.

The blocks are two-storey, late twentieth-century buildings 
and have car parking and servicing from the rear with 
access from either King Street or Tanner Street.
There are a number of adjacent Listed Buildings; including 
the	Grade	II	Tanner	House,	which	adjoins	the	site	and	would	
potentially be directly affected by any development.

Short term improvements

Whilst the development of this site is considered unlikely 
in the short term, opportunities exist to enhance 
the immediate area through an innovative lighting 
scheme, minor streetscape changes and other remedial 
improvements, such as removing the existing damaged 
canopies, replacing the upper floor windows and installing 
pop-up	shops	in	place	of	vacant	units.		It	is	possible	to	
transform the building with relatively little investment.  This 
would be important in helping to create stronger links with 
the proposed development south of the river.

Key development principles

In	the	longer	term	the	site	presents	the	opportunity	for	
comprehensive redevelopment.  The key principles for the 
Riverside Walk site are as follows:

•	The site is suitable for a mix of uses, including retail 
and other commercial uses on the ground floor, and 
residential on the upper floors.

•	The south facing waterfront location and frontage should 
be capitalised on and active uses, including cafes, bars 
and restaurants, which address the river, should be 
introduced in this location.

•	There is potential for any replacement buildings to be up 
to three-storeys in height, with new dwellings above any 
commercial units facing onto the river corridor.

•	Any replacement buildings should conserve and enhance 
the setting of nearby listed buildings.

•	A slight realignment of the route from the river towards 
King Street should be incorporated into any scheme to 
create a much stronger visual connection between the 
bridge and the Methodist Church, which is an attractive 
historic building.

•	Landscaping along the riverfront should take place as 
part of any redevelopment.

•	The river-facing frontage of the southern block should be 
extended through the development of the Tanner Street 
car park, to create an L-shaped block.

Development options characteristics

There is a longer term development option for this site, 
which is that it should be redeveloped to provide newer and 
more attractive accommodation for a mix of commercial 
uses including leisure.  The development would effectively 
combine with the scheme on the Anchor Hotel site (A) to 
provide an attractive commercial proposition at the heart of 
Thetford town centre, focussed on the river and strong retail 
and leisure frontages

It	would	also	allow	the	incorporation	of	the	adjacent	Tanner	
Street car park into the Riverside Walk shopping parade, 
which would make better use of the town’s south facing 
river frontage; though it should be noted that any such 
development would need to be pursued in tandem with a 
scheme that would increase the capacity of Tanner Street 
car park north (site C).

This option would provide the opportunity to reorganise 
the use of space on the site and open up attractive views 
across the River.  A new area of public space could be 
created which could host occasional markets.  Additionally, 
redevelopment would allow for more accommodation to be 
provided on the site through the creation of three-storey 
buildings, which may allow for dwellings overlooking the 
river.
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Riverside Walk short term improvements
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Development options implications

The development option would help to create an attractive 
riverside leisure quarter that links well with other available 
opportunities at the Anchor Hotel and Bell Hotel sites.  The 
proposed	replacement	of	the	Butten	Island	pedestrian	
bridge with a new signature structure would complement 
the redevelopment of Riverside Walk and help to create an 
accessible and attractive environment. 

Moreover, the redevelopment of this site would help to bring 
about the central consolidation of retail uses within the 
town centre through the development of the type of regular, 
larger footprint units required by major retailers which are 
currently lacking in the town centre.

Delivery issues

It	will	be	important	to	balance	a	suitable	design	for	the	
riverfront location with a scheme that can provide enough 
additional commercial and residential space to be viable for 
delivery.  The depth of the block, particularly on the eastern 
side of Riverside Walk, could be adapted to suit a range of 
uses and potentially accommodate larger retailers.

Given the current state of the retail market and lack of 
demand, redevelopment is likely to be a longer term option.  
Rents will need to be stronger to generate the value needed 
to support the acquisition of the site and deliver a viable 
scheme.

The delivery of new homes through the SUE will provide a 
stronger catchment which would enhance the viability of 
a scheme.  Proposals for other large footprint retailers close 
to the town centre, such as at Thetford Retail Park might 
dampen retailer demand for the site.  Thus, the sequential 
basis for new development proposals must be carefully 
considered.

Riverside Walk

The footprint of the proposed, realigned scheme
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Riverside Walk development proposals
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KEy DEvELOPMENT SITES

The site

The site comprises two car parks. The first is north of 
Tanner Street and is surrounded to its north, east and west 
by buildings that front King Street, Well Street and Tanner 
Street. There is a substantial change in levels between the 
car park and the land to the rear of the shops which is a full 
storey higher. The configuration of this car park is suited 
to the installation of another deck of parking to increase 
capacity.  However, more detailed technical investigations 
would be required prior to any firm proposal.

The second car park is located to the south of Tanner Street. 
The west of the car park is adjacent to Riverside Walk and 
the eastern side is adjacent to the garden of the Riversdale 
Centre, a former residential property. The south end of the 
site fronts onto the river. The site is also used as a service 
area for the commercial units in the east block of Riverside 
Walk.

There are a number of nearby listed buildings; including the 
Grade	II	Tanner	House,	which	adjoins	the	site	and	fronts	
onto Tanner Street.

Key development principles

The key development principles for the Tanner Street car 
parks are that:

•	The car park south of Tanner Street is suitable for 
redevelopment for retail or other commercial uses, 
including cafes, bars and restaurants, creating new river 
frontage.

•	Any replacement buildings should enhance the setting of 
nearby listed buildings.

•	Any car parking lost through the redevelopment of the 
car park south of Tanner Street should be reprovided, 
following a review of car parking in the town. 

•	The car park north of Tanner Street is suitable for 
another level of decked car parking.

Development options characteristics

There are two clear longer term development options for 
this site, which would most likely have to be delivered in 
tandem.

1. There is a longer term opportunity for the car park 
south of Tanner Street to be redeveloped for riverside 
commercial units and upper floor flats, as part of a 
longer term Riverside Walk redevelopment (see site B).

2. There is an opportunity for the car park north of Tanner 
Street to be decked to provide another, single level of 
car parking above the existing.

Development options implications

The development option involving the car park south of 
Tanner Street would help to create an attractive riverside 
leisure quarter that links well with other available 
opportunities at the Anchor Hotel and Bell Hotel sites. 

Further, the redevelopment of this site would help to bring 
about the central consolidation of retail uses within the 
town centre through the creation of high quality units as 
part of the potential Riverside Walk redevelopment.  The 
development option involving the car park north of Tanner 
Street would provide a consolidated site for car parking at 
the heart of the town centre.

Delivery issues

The delivery of a decked car park in isolation will not be self 
financing unless charging is brought in at a significant level 
or the scheme is cross-funded by development elsewhere.  
Overall	this	scheme	is	very	much	linked	to	Riverside	Walk	–	
it would not be capable of being delivered in isolation due to 
the need to create a seamless retail pitch.  

C – TANNER STREET CAR PARKS
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Tanner Street car park (northern side)

Proposals for decked parking on the northern car park and new river facing development 

The proposed single deck, multi-storey car park
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KEy DEvELOPMENT SITES

The site

The site is located on the corner of Well Street and Raymond 
Street.	Its	main,	west	facade	provides	frontage	to	this	
junction and its south frontage is on Cage Lane. The site is 
connected to the Guildhall via a bridge which crosses the 
car park and service access to the centre of the block. 

The Carnegie Rooms are housed within a single, large 
building that was built in the second half of the twentieth 
century. The sloping topography of the site has resulted in a 
building with a three storey frontage to Raymond Street and 
a two storey rear.  The Carnegie Rooms have an important 
civic and community function in the town and are linked to 
the Guildhall via an internal walkway.

Opposite	the	main	frontage	of	the	Carnegie	Rooms	are	the	
town’s library and a row of shops with flats above.

Key development principles

The key development principles for the Carnegie Rooms are 
that:

•	Any redevelopment should seek to restore a sense of 
the historic scale and grain of the surrounding streets, 
and help to create legible entrances and a more active 
frontage at the corner of Well Street and Raymond Street.

•	Development should be delivered in the short term with 
the benefit of public funding.

•	Any redevelopment should improve the appearance of 
the building and enhance its visual relationship with the 
Guildhall.

•	Civic and community facilities should either be 
reprovided in new or improved accommodation or 
relocated to an improved and extended Guildhall 
building, following a review of such accommodation in 
the town.

•	Parts of the site may be suitable for residential use, 
subject to the requirements for community space.

Development options characteristics

There are two short term development options for the site:

1. The first is for a major refurbishment, which would 
improve the form and function of the existing building.  
Primarily, it would provide enhanced community 
facilities for the town.

2. The second is for the development of a new smaller 
building, with the balance of the site released for other 
uses.  This would allow for new buildings that could 
be designed to have a more attractive appearance, 
respond better to the surrounding streets and have 
a	better	visual	relationship	with	the	Guildhall.		In	
particular, sensitive buildings would help to repair the 
area's historic urban grain, which has been harmed, 
and to some extent lost, due to development that 
took place either side of Well Street in the post-war 
period.  However, it would be necessary to ensure that 
the existing need for civic and community facilities 
will	be	adequately	met.		It	is	proposed	that	the	most	
appropriate way of ensuring that this is the case would 
be through a modest, sensitive extension to the existing 
building that would provide high quality new space.

Development options implications

The refurbishment or replacement of the Carnegie Rooms 
to create a more attractive building, which would respond 
better to its surrounding context, would improve the 
attractiveness of the town centre and improve Thetford’s 
image.

The introduction of dwellings on the site would help 
contribute towards a greater diversity of uses in the town 
centre, which would help to support its main retail function, 
possibly resulting in relocation of some community uses to 
the vacant St Peter's Church.  Alternatively, the retention 
of community uses in improved accommodation would 
help to ensure that this part of the town centre would 
keep	its	strong	civic	focus.		In	this	way,	the	short	term	
redevelopment of this site could act as a catalyst for other 
changes.

D – CARNEgIE ROOMS
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Street view of Carnegie Rooms

Proposed new housing and improved community facilities

Proposed new housing and improved community facilities

Moreover, the retention of community facilities on the site 
and the focus of civic uses in this area would leave open the 
possibility of a major cultural attraction in the town centre, 
should the opportunity arise.  Such a use could act as a driver 
for change in the town and attract large numbers of visitors.  
Conversely, more residential accommodation would support 
town centre viability.

Delivery issues

Civic accommodation of the type proposed here is invariably 
reliant either on public funding or on cross-subsidy from 
enabling	development.		It	will	also	generally	produce	
a revenue deficit which again needs to be filled from 
public sector sources.  Whilst residential development in 
Thetford town centre is viable in its own right, it should 
not be expected to generate the level of receipts which 
would contribute significantly to the capital cost of a new 
community facility.  That being the case, this development 
option will be reliant on raising significant funding from 
grant and other sources.  Thus, the relocation of civic uses 
elsewhere has to be given serious consideration.   
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KEy DEvELOPMENT SITES

The site

The Minstergate site is located on the north western edge 
of the town centre, with London Road to its north, St. 
Nicholas Street to its east and a group of commercial and 
residential buildings that front Minstergate to its west. The 
site is currently accessed from St. Nicholas Street.  The 
site's existing use is for car parking. However there is also a 
dilapidated	Grade	II	listed	building	on	the	site.

Key development principles

The key development principles for the Minstergate site are 
that:

•	The site is suitable for the relocation of the bus 
interchange given its location between the main part of 
the town centre and rail station.

•	Public funding should allow the development to be 
delivered in the short term.

•	The existing listed building would be suitable for 
commercial use.

•	The existing listed building should be retained and any 
alterations should enhance its appearance and setting.

•	Car parking should be retained on site.

•	Any development should consider walking routes 
towards the town centre and the railway station, and 
promote sustainable transport.

Development options characteristics

There is a single clear, short term development option for 
this site. This is for a bus interchange to replace the one that 
would be lost at the Anchor Hotel (site A) if this were to be 
redeveloped. The bus interchange would have five stops, 
each with a shelter, and toilet facilities. There would also 
be car parking on the site and the existing listed building 
would be refurbished and brought into active use.  

There are some opportunities within this option itself, as 
the use or mix of uses within the refurbished building could 
be altered to suit market demand or the aspirations of the 
Council and its partners.

Development options implications

The development opportunity would provide Thetford with 
an improved bus interchange in a better location, given the 
relationship	of	the	site	to	the	rail	station.	It	would	also	bring	
a currently unused listed building back into use and a state 
of good repair.

As a short term project, it is hoped that this would act as a 
catalyst for further change in Thetford, through improving 
transportation links and enhancing key routes from the rail 
station into the town centre.

Delivery issues

Tenants should be found for the renovated listed building 
to ensure that this it is fully occupied and does not fall into 
disrepair.  

The Council will have to work with its partners to ensure 
that the development takes place in advance of the Anchor 
Hotel (site A) being redeveloped, so as to avoid bus service 
disruption.

This is a reasonably advanced public sector-led project and 
is considered to be a relative 'fix' as part of the masterplan.  
It	is	also	a	short	term,	but	reasonably	substantial	building	
project that would benefit from public funding.  

E – MINSTERgATE
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Proposals for the Minstergate area

The site of the Minstergate bus interchange Shops on Minstergate
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KEy DEvELOPMENT SITES

The site

The area to the west of Bridge Street is an increasingly 
important	one	for	Thetford.		It	will	be	the	new	point	of	
arrival for bus passengers and is already one of the main 
town centre car parks.  There are great opportunities to 
capitalise on the length of river frontage and forge new links 
which strengthen the town centre.

The Wilkinson and Poundstretcher stores are located on 
the edge of the town centre with London Road to the west, 
Minstergate to the north, the backs of buildings fronting 
Bridge	Street	to	the	east	and	the	Little	Ouse	River	to	the	
south. A large surface car park is located to the west of 
the site and the current Wilkinson store building, which 
contains two separate units, is located to the east. Access 
points to the car park and the building’s servicing area are 
both from Minstergate.

The Charles Burrell Museum and a derelict house are 
located	adjoining	the	site.	The	Museum	is	a	Grade	II	listed	
building, which dates from the nineteenth century.

Key development principles

The key development principles for the western riverside site 
are that:

•	The site is suitable for large format retail uses, such as a 
food store, and any unit should be capable of subdivision 
so that it is able to accommodate more than one large 
format use.

•	There is an opportunity for smaller retail units on the 
eastern side of the car park which create linkages back 
to the core town centre.

•	The south facing waterfront location should be 
capitalised on and an active use and frontage addressing 
the River should be introduced in this location.

•	A riverfront walkway, which is proposed as a potential 
short term project (site 5), should run the width of the 
site and provide a clear and legible pedestrian link that 
should be overlooked by any buildings.

•	Any large format retail should be located on the western 
side of the site and any car parking should be to the east.

•	Any redevelopment should give suitable prominence to 
the Burrell Museum

•	Any redevelopment of the site should include 
landscaping that would soften the visual effect of surface 
car parking and create a welcoming, accessible and safe 
route through the site.

Development options characteristics

There is a longer term development option for the site, 
which is the demolition of the existing Wilkinson and 
Poundstretcher building and the development of a new large 
format retail unit, capable of accommodating a food store, 
to the west side of the site. The car parking area would be 
moved to the east side of the site and a pedestrian route 
would be enhanced or created, running alongside the car 
park and retail unit from Bridge Street to London Road.

There is also an opportunity for the development of smaller 
units to the east of the proposed car parking area.  These 
would help to shield the backs of buildings fronting Bridge 
Street from public view, and provide linking development 
that would help to relate the proposed large format retail 
units and car parking to the main town centre via the 
proposed riverside route, Bridgate Court and the passage 
linking Minstergate to King Street.

This linking development could include a mix of town centre 
uses, including residential, retail and some leisure closer to 
the river.  Existing residential units are located on Bridgate 
Court and the scheme would present an opportunity to 
extend this row of homes with quieter uses, which could 
include live-work units.

Development options implications

The option would create a good location for larger format 
retail uses, including potentially a food store, within the 
existing town centre. 

Development would be an opportunity to provide a strong 
link to the main part of the town centre, which would also 
open	up	and	animate	this	area	of	riverfront.	It	would	also	
be important because it would create a much stronger link 
between a main town centre car park and the riverside 

F – WESTERN RIvERSIDE
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Development precedent

A good example of such 
linking development 
exists at the Appleyard, in 
Holt, North Norfolk.  This 
development serves to link 
a Budgens food store and its 
car park to the main centre 
by drawing in shoppers 
using an attractive mix of 
mainly independent retail 
uses in small units.
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area, which is planned for a mix of leisure and retail uses. 
Smaller retail units to the east of the site would further help 
to improve these links and would encourage those shopping 
at the proposed large format retail units and parking in the 
associated car park to visit the town centre. Car parking 
facilities on the site would be able to serve and strengthen 
the	rest	of	the	town	centre.	In	particular,	by	moving	the	car	
park to the east of the site, this would create an accessible 
car park to the west of the town. 

Delivery issues

The main constraint on delivery for this project is that the 
existing retailers have a number of years to run on their 
occupational	leases.		It	is	also	essential	that	development	on	
this site is complementary to the town centre so it must be 
sequenced with reference to Riverside Walk. 

The existing river frontage adjacent to Bridge Street

Proposed improved retail units and car parking
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Development proposals for the western riverside
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KEy DEvELOPMENT SITES

The site

The Bell Hotel site is relatively large and located centrally 
within	Thetford	town	centre.	It	is	positioned	with	the	Little	
Ouse	River	to	its	south	and	also	has	prominent	frontages	on	
Bridge Street and King Street.

The	current	use	of	the	site	is	as	a	hotel.	The	Grade	II*	listed	
hotel building is C-shaped with an internal courtyard that is 
currently used both for car parking and as a garden with an 
adjoining breakfast room. The main car park is located south 
of the building.  Both car parking areas are accessed from 
Bridge Street. The hotel entrances are on Bridge Street and 
King Street.

The northern block of the hotel, fronting King Street, dates 
back to the fifteenth-century and the adjoining block to 
the south, which fronts a service yard, dates back to the 
seventeenth-century. The southern block, which abuts the 
hotel car park and overlooks the River, is a late twentieth-
century addition and is not included as part of the listing.

It	is	worth	emphasising	that	the	current	position	of	the	hotel	
car park on the site is poor and fails to make a positive use 
of the riverfront location, given that it separates the building 
from the river corridor.  This has a negative impact in terms 
of its appearance and because it fails to create activity and 
encourage people to enjoy the waterfront.

Key development principles

The key development principles for the Bell Hotel site are 
that:

•	The site is suitable for continued use as a hotel, 
alongside other supporting commercial uses.

•	The south facing waterfront location should be 
capitalised on and an active use and frontage addressing 
the River should be introduced in this location.

•	The listed part of the existing building should be 
retained and any redevelopment should enhance its 
appearance and setting.

•	The modern addition to the existing building could 
be replaced in the future with a more appropriate and 
attractive block, which addresses the river.

•	Planting should be introduced along the site boundary 
with Bridge Street to improve enclosure.

Development options characteristics

There is one longer term development option for the Bell 
Hotel site, which is for the redevelopment of the hotel's 
existing southern block to include an orangery and/
or outdoor seating facing the waterfront .  This would 
capitalise on the site’s south facing riverside location and 
could be used as a cafe, restaurant and/or bar with an 
active, public frontage throughout the day. The car park 
would be relocated into the building’s courtyard which 
could be slightly enlarged to provide suitable replacement 
car parking.

Development options implications

The development option would mean that the site would 
make the most of a very prominent riverside location within 
the town centre. This would help to unlock the potential of 
this location, through creating a more diverse cafe culture 
alongside the River and helping to encourage additional 
footfall along Riverside Walk. The development would 
respond well to the mixed-use, leisure-led proposals for the 
Anchor, helping to establish an attractive riverfront leisure 
quarter for the town. 

There would also be benefits for the hotel operator, as their 
offer may be viewed as more attractive by potential guests. 
Despite an initial capital outlay this proposed options could 
increase revenues in the longer term.  Given its rare Grade 
II*	designation	the	hotel	is	an	important	listed	building	and	
this is a key marketing asset for the site.  

Delivery issues

The landowner’s ability to raise the capital necessary to 
fund development in this form will be dependent on whether 
it is capable of generating revenue to support this level of 
expenditure, or alternatively whether there is grant funding 
available for some of the works relating to the river frontage 
and public realm.  Alternatively it may be possible to 
consider a joint venture partnership with a restaurant use 
developed by others but available to hotel guests.  

Any redevelopment of the building’s southern block would 
require high-quality materials due to the significant listed 
status of other parts of the building.

g – THE BELL HOTEL
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The hotel could create activity and interest along the river frontageBell Hotel redevelopment proposals

Partial redevelopment with an active river frontage
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KEy DEvELOPMENT SITES

The site

The attractive Cottage Hospital site is located fronting Earls 
Street and is adjoined by residential properties to its north 
side, a snooker hall to its south side and a health centre to 
its rear.

The Cottage Hospital is currently closed and derelict. The 
site includes areas of car parking to its front and north side 
and can be accessed off of Earls Street. 

Key development principles

The key development principles for the Cottage Hospital site 
are that:

•	The site would be suitable for residential development.

•	Any redevelopment should seek to retain the historic 
building whilst removing later inappropriate additions.

•	Mitigation measures against noise disturbance 
originating from the adjoining Snooker Club should be 
incorporated into any development proposal.

•	Any scheme should be designed to retain the substantial 
tree at the western corner of the site.

Development options characteristics

There is a single clear, and potentially short term, 
development option for this site for residential use.  
There are a number of opportunities within this single 
option, given that there are possibilities around the number, 
size, type and tenure of residential units. 

Development options implications

The option would benefit the town centre as it would 
introduce more residential units and thus contribute towards 
a	diversity	of	uses	that	would	support	commercial	units.		If	
the proposal is delivered in the shorter term this may help to 
stimulate positive longer term changes.

It	would	also	help	to	link	a	peripheral	site,	with	retail	uses	
and the car parking, to the main part of the town centre, 
which would increase the attractiveness of both.

Delivery issues

Although it is thought that there is some possibility that this 
development could be delivered in the short term, there are 
questions over whether residential land values in Thetford 
could fund the acquisition of the site and the creation of a 
high quality route through the site.

Previously two applications for the residential development 
of this site were refused.  The first was refused due to the 
proposed loss of the main building, which is considered to 
have a positive impact on the character and appearance 
of	the	Conservation	Area.		It	is	considered	that	this	could	
be overcome through the retention of the older parts of 
the building – the development option allows for such a 
measure.

H – COTTAgE HOSPITAL
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The Cottage Hospital sitePotential redevelopment as residential

The second was refused due to concerns relating to the 
adjoining	Snooker	Club.		It	was	felt	that	some	of	the	future	
occupiers would have been disturbed on account of the 
activities that take place at this Club, especially late at 
night.  Again, it is considered that this could be overcome 
through appropriate mitigation.  This would most likely 
include the use of appropriate layouts, in particular ensuring 
that larger, family units and any bedrooms are positioned 
away from the site's south boundary, noise insulation and 
the development of arrangements with the Snooker Club 
that would prevent issues from arising.

The Cottage Hospital site
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The site

Thetford Retail Park is located at the north-east of the town 
centre with Lime Kiln Lane to its east, Grove Lane to its 
west and Norwich Road to its north. To its south is a row of 
dwelling houses, which front Magdalen Street. There is also 
a group of houses at the north-west corner of the site.

The site comprises a large car park to its north-east, which 
is accessed via Lime Kiln Lane, and five large commercial 
sheds	that	house	mainly	retail	uses.	One	of	the	units	within	
these sheds is currently vacant and is dilapidated.

The land to the north of the site is at a higher level and there 
is a marked change of levels between Norwich Road and the 
car park.

Key development principles

The key development principles for Thetford Retail Park are 
that:

•	The site would be appropriate for mixed use development 
including larger format retail uses, which could be 
accommodated within more attractive modern buildings 
through the redevelopment of the existing industrial 
units at the site's western edge;

•	Any redevelopment of all or part of the site should create 
a stronger, clear and legible pedestrian link into the site 
from central areas of the town via Grove Lane;

•	Any development or redevelopment should fund or 
include landscaping to create a welcoming, accessible 
and safe route through the site and to reinforce and 
supplement existing landscaping around the site’s edges;

•	Any redevelopment of the site should ensure that routes 
through the site are addressed, overlooked and engaged 
by building frontages; and

•	Appropriate levels of car parking should be maintained 
and could also serve the rest of the town centre.

Development options characteristics

There are two development options for the Thetford Retail 
Park site.

1. The first, short term, option is to consolidate the 
existing informal use of the currently vacant and 
derelict unit as a hub for youth activities. There is 
clear evidence that local people use the site and the 
community would benefit from safe and legal access 
into the empty building and the provision of activities 
and clubs. Any development that takes place as a result 
of this site being brought into formal use as a youth 
centre could also facilitate an upgrading of the existing 
route between Thetford Retail Park and Grove Lane.

2. The second, longer term, option would be for the 
redevelopment of the site. This option would retain the 
site in retail use and replace the existing old building 
stock with modern accommodation, which could 
potentially accommodate larger format retail uses. 
There would be the opportunity to reconfigure the site 
layout and create an attractive and open access through 
the centre of the site, linking directly with the route 
to the central part of the town proposed as part of the 
Cottage Hospital site redevelopment. Any new retail 
units should have an active frontage with this boulevard 
and could be combined with residential development 
above to maintain active uses outside normal business 
hours. The reconfiguration of the site could also allow 
for the provision of improved car parking, which could 
also serve the rest of the town centre.  There would be 
the ability to plant additional trees around the edge of 
the site, in particular along Grove Lane and Norwich 
Road, which would enhance the existing character of 
the area and mitigate the impact of development.

The options could either be developed in isolation or 
sequentially as funding allows. The youth hub could be 
moved into new accommodation, funded through planning 
gain, if the site is comprehensively redeveloped and enough 
uplift in value is achieved.

I – THETFORD RETAIL PARK
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Development options implications

The first option would make the best use of the site in its 
current state linking it more strongly to the central part of 
the town and providing a formal facility for youth activities. 
This would help to enliven the site in the shorter term and 
raise its profile to stimulate longer-term investment.

The second option would create a good location for larger 
format retail uses at an edge of town centre location. This 
would help to provide an alternative to out-of-town retailing. 
There would be an opportunity to provide an excellent and 
very legible link to the main part of the town centre, which 
would reinforce the relationship of Thetford Retail Park to 
central areas such as King Street. The Retail Park’s car 
parking facilities would also be able to serve and strengthen 
the rest of the town centre.

Delivery issues

The short term option will be dependent on appropriate 
public sector funding for the new facility as well as the co-
operation of the landowners of the proposed site.

In	terms	of	the	longer	term	option,	as	with	sites	B,	C	and	F,	
new development will be dependent on appropriate levels 
of retail demand which will generate a viable and fundable 
scheme.  The site is relatively remote from the core town 
centre and even with the proposed improvements to the 
pedestrian linkage, it still has significant potential to act as 
a competing retail location, particularly with a self-sufficient 
level of parking.

That being the case, it is important that the town centre’s 
core retail offer is improved prior to this site coming forward 
for development and it is also considered appropriate that 
this site should be restricted to bulky goods retailers of the 
type that would not generally trade in town centre locations.

Short term: temporary youth hub

Longer term: larger format retail
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KEy DEvELOPMENT SITES

j – ST gILES' LANE

The site

The site is located to the north west of St Giles' Lane and 
has	its	vehicular	access	off	this	road.		It	has	two	storey	
residential properties to either side and is opposite a row of 
cottages.		Open	space	is	located	to	its	rear,	including	sports	
facilities and residential gardens.

The land has been previously developed, and includes two 
dilapidated	single-storey	buildings.		Its	front	boundary	is	a	
red brick wall.

Key development principles

The key development principles for St Giles' Lane are that:

•	The site would be an appropriate location for residential 
development.

•	Any redevelopment should create a suitable level of 
enclosure and respect the character of nearby residential 
properties; a two storey row of terraced houses would be 
appropriate. 

•	Any new buildings should have front doors and windows 
that address St Giles' Lane.

•	Any redevelopment of the site should contribute towards 
improved public realm and a stronger pedestrian link 
from central areas of the town to Thetford Retail Park.

Development options characteristics

There is a single clear, and potentially short term, 
development option for this site. This is for residential 
redevelopment that would help to create enclosure and 
animate the street.

There are a number of opportunities within this single 
option, given that there are some possibilities around the 
number, size, type and tenure of residential units.

Development options implications

The option would benefit the town centre as it would 
introduce more residential units and thus contribute 
towards a diversity of uses that would support commercial 
units.		If	the	proposal	is	delivered	in	the	shorter	term	this	
could help to stimulate positive longer term changes.

It	would	also	play	a	role	in	helping	to	improve	the	public	
realm and create a stronger link between the core part of 
the town centre and edge of centre sites.

Delivery issues

Although residential values are currently low in Thetford, 
this site provides an attractive infill opportunity that can 
be taken forward at any time, subject to suitable interest 
from developers.
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Proposed terraced housing

The St. Giles' Lane proposed housing siteProposed terraced housing
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KEy DEvELOPMENT SITES

K – POSt Office and St. GiLeS' Lane car ParK

The site

The post office part of the site has its main, public frontage 
on	Market	Place,	close	to	King	Street.		Vehicular	access	
for servicing and deliveries is to its rear on St. Giles' Lane.  
Earls' Street is to its east and other commercial buildings 
to its west.  The other part of this site is the St. Giles' Lane 
car park, which is roughly triangular in shape and bound by 
residential gardens to its north and east.

The main post office building dates to the early Twentieth 
Century and is attractive with significant townscape value.  
This building has a more recent, unsympathetic extension 
as well as a similarly unsympathetic outbuilding at the back 
of the site.

3	and	4	Market	Place,	which	is	a	Grade	II*	listed	building,	
adjoins the post office part of the site.

Key development principles

The	key	development	principles	for	the	Post	Office	and	St.	
Giles' Lane car Park site are that:

•	The site would be an appropriate location for residential 
and mixed-use, town centre development.

•	Any redevelopment of the post office part of the site 
should retain and reuse the main, original post office 
building, which fronts Market Place.

•	Any new buildings constructed on the post office part 
of the site should respect the main, original post office 
building and enhance the setting of the adjoining listed 
building.

•	Any redevelopment of the St. Giles' Lane Car Park 
part of the site should respect the character of nearby 
residential properties; for example, a two storey row of 
terraced houses would be appropriate. 

•	New development should seek to complete the existing 
building blocks, provide continuity, and have front doors 
and windows that address the street.

•	Any redevelopment of the St. Giles' Lane Car Park part 
of the site should seek to protect the amenities of the 
existing residential properties to the rear.

•	Any redevelopment of the site should contribute towards 
improved public realm and a stronger pedestrian link 
from central areas of the town to Thetford Retail Park, 
and	should	include	a	direct	route	through	the	Post	Office	
part of the site from Market Place to St. Giles' Lane

•	Development should protect the existing mature trees 
adjoining the site.

Development option characteristics

There is a clear option for perimeter development that would 
act to complete the existing building blocks in this location.   
Homes should be developed on the St. Giles' Lane car Park 
part of the site, given the residential nature of this block as 
existing.  There is scope for a mix of town centre uses on the 
Post	Office	part	of	the	site,	which	could	include	sustainable	
live work units.

The option would also include a direct route from Market 
Place to St. Giles' Lane, which would make use of an 
existing gap to the west of the post office building.

Development options implications

The proposed development option would have a positive 
impact on the town centre through helping to complete the 
existing	building	block	structure	in	this	area.		It	would	help	
to transform the environment of this part of St. Giles' Lane 
from a location dominated by car parking, servicing and 
building backs to one that is attractive and has activity and 
is naturally overlooked. 

Especially given that the option would include a new direct 
route from Market Place to St. Giles' Lane, there would also 
be improved permeability, which would help to enhance 
links between the core shopping area and the outlying 
Thetford Retail Park.

The introduction of a range of town centre uses, including 
residential development, would benefit the vibrancy and 
vitality of the town centre.   

The loss of town centre car parking in this location would be 
mitigated through the creation of improved connections to 
existing car parking facilities at Thetford Retail Park, as well 
as increased and enhanced provision elsewhere.  



Thetford Town Centre Masterplan 65

Delivery issues

It	is	noted	that	the	post	office	site	could	become	available	
for the development.  Whilst it may be viable to develop 
this in isolation, the addition of the car park site will help to 
create a much stronger context that is likely to be beneficial 
for both elements.

Proposed terraced housing and mixed-use development

The front of the post office siteThe front of the post office site
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MOvEMENT STRATEgy

The masterplan aims to accommodate additional activity 
in Thetford Town centre.  This will be generated by a 
combination of population growth in the catchment, notably 
the Sustainable Urban Extension to the north and provision 
of an enhanced range of facilities in the central areas of the 
town, including the proposed leisure uses on the Anchor 
site.

The transport strategy aims to manage the impact of 
car-borne traffic in Thetford Town centre, to maximise 
the opportunities to create an attractive environment for 
residents, visitors and workers alike.  This will be achieved 
by the following:

•	Enhancements to pedestrian provision;

•	Enhancements to cycling provision;

•	Measures to facilitate bus operations;

•	Changes to traffic circulation; and

•	Better management of car parking.

The ways of achieving these aims are detailed in the 
sections below.

SUSTAINABLE TRANSPORT STRATEgy OvERvIEW
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Walking route

Key vehicular route

Potential new vehicular route

Vehicular	dead-end

Pedestrian trip generator

Public spaces

Movement strategy framework diagram
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MOvEMENT PROPOSALS

The masterplan proposes a series of improvements to 
encourage pedestrian movement within the town centre 
and to improve links to the major car parks.  Key features are 
shown on the public realm plan and include the following:

•	Enhancements to the Riverside Walk on both sides of the 
River	Little	Ouse,	including	creation	of	an	extended	walk	
on the north side linking Bridge Road to the Wilkinson 
site.

•	A replacement pedestrian bridge linking Riverside Walk 
to	the	Anchor	site	development	and	to	Butten	Island

•	Creation of pedestrian priority zones on the southern part 
of Whitehart Street and Minstergate.

•	Improvements	to	the	pedestrian	routes	from	the	
shopping and parking locations at the Wilkinson site 
and	Thetford	Retail	Park.		In	addition	to	wayfinding	
signage, improved road crossings would be provided at 
key points. 

•	Enhancements to the link connecting the station and 
bus station, including an improved pedestrian crossing 
of London Road.

•	Improvements	to	the	subway	under	London	Road	
between Minstergate and Water Lane with a longer 
term option of an at-grade crossing as part of any major 
redevelopment on the Minstergate site.  

Provision of a replacement pedestrian bridge between 
Riverside Walk and the Anchor Hotel is considered a 
high priority as the current bridge is not wide enough to 
comfortably accommodate two-way pedestrian movement 
and it cannot accommodate cyclists.  

In	addition,	a	new	bridge	would	contribute	towards	a	high	
quality	environment	in	the	vicinity	of	the	Little	River	Ouse,	
building upon the enhancements proposed as part of the 
Anchor Hotel development and draw visitors through the 
town centre to visit the proposed new leisure/entertainment 
uses.

A number of precedent examples are shown opposite.  All 
of these originate from a recent competition that was run for 
the	design	of	a	similar	bridge	in	New	Islington,	Manchester.	
Indeed,	there	would	be	considerable	benefits	in	running	an	
architectural competition to generate ideas which respond 
to the unique setting of Thetford – this would also help raise 
the profile of the town in the process.

PEDESTRIAN AND PUBLIC REALM ENHANCEMENTS NEW RIvER BRIDgE

Opposite

New Islington Footbridge competition

Each row left to right

Top row: 

thespacestudio

Guy Nordenson and Associates

Middle row: 

Gollifer Langston Architects (winner)

Studio Glowacka (runner-up)

Bottom row: 

West Architecture 

David Millar Architects 
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MOvEMENT PROPOSALS

Although these connections have been considered as part 
of the masterplan for the SUE, it is important that any 
spatial plans for Thetford town centre take account of the 
development to the north and can ensure the maximum 
level of integration between the new community and 
the centre.  This will increase the levels of footfall and 
expenditure within the town.

The priorities have been identified as:

•	Improved	walking/cycle	routes	making	use	of	quiet	
corridors;

•	Better cycle parking provision at key points within the 
town centre, including the station and bus station; and

•	Improved	bus	links	running	between	the	SUE	and	the	
bus station.  These would run along the Croxton and 
Norwich Roads within the existing urban area but could 
be provided with priority at key junctions by use of bus-
activated traffic signals, notably at the Norwich Road/
Croxton Road/St Nicholas Street junction.

Other	locations	which	would	benefit	from	junction	
enhancements to assist pedestrian, cycle and vehicular 
movement and provide more attractive gateways to the 
town centre include:

•	Croxton Road/Mundford Road;

•	Brandon Road/Bury Road/London Road;

•	Norwich Road/Mundford Road/Hurth Way; and

•	Hurth Way/Castle Street.

The scale of Thetford town centre, along with the relatively 
flat topography means that real opportunities exist for 
promoting greater use of bicycles for short trips in and 
around the town.  The plan identifies particularly useful 
cycle routes and cycle parking areas.  This is based upon 
the cycle plan developed for the Thetford AAP, with one or 
two additions to show how these might connect to a town 
centre network of routes.

The masterplan also identifies eight potential locations 
(subject to more detailed design considerations) for on-street 
visitor cycle parking.  This means that the cycle routes can 
not only be used as leisure links, connecting to the Thetford 
loops, but can also be used as a means of bringing visitors 
into the town centre.

CONNECTIONS TO THE SUSTAINABLE URBAN 
ExTENSION AND jUNCTION ENHANCEMENTS

ENHANCEMENTS TO CyCLINg PROvISION 
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Cycle routes

Cycle parking

Cycle proposals diagram
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MOvEMENT PROPOSALS

The commitment to relocate the bus station to the St 
Nicholas Street/Minstergate site is underpinned by the 
planned	Compulsory	Purchase	Order	Inquiry	in	June	2013	
and	provided	the	Order	is	confirmed,	it	would	facilitate	
redevelopment of the Anchor Hotel site.  The St Nicholas 
Street/Minstergate site is a good location for the bus 
station as it is located close to the town centre and is on 
the pedestrian desire line to Thetford station.  The new 
bus station provides opportunities for modern interchange 
facilities including disabled access and information hubs 
and enables operators to introduce larger vehicles designed 
to carry wheelchairs.

The St Nicholas Street/Minstergate site also has good 
access to routes already used by buses via the existing 
signal controlled junction at London Road and it is 
understood that this junction is being improved to cater for 
the additional pedestrian and vehicle demands that will 
arise.  Access to the bus interchange seeks to minimise 
pedestrian, cyclist and vehicle conflicts, in particular along 
Minstergate, which has a significant number of pedestrian 
movements to and between the adjacent retail units, town 
centre and the area to the west of London Road.

To provide for efficient bus operations within the urban 
area, it is likely that bus priority measures will be required 
at critical locations, particularly between the town centre 
and SUE.  These are likely to include bus lanes on the 
approaches to key junctions and bus activated traffic 
signals.

The pedestrian area of King Street is one of the principal 
areas for retail and therefore has a high volume of visitors.  
Analysis has shown that this closure is necessary during 
the day to ensure pedestrian safety from vehicle conflicts.  
The Breckland Retail and Town Centre Study 2010, 
identifies one of Thetford town centre strengths to be the 
central shopping area which is pedestrianised providing a 
traffic free shopping environment and a natural circuit for 
pedestrians around the town.  This will be further enhanced 
by the recently completed public realm improvements at the 
junction with Tanner Street.

As with many other market towns, the central part of town 
can feel quiet at night due to the lack of activity through 
the pedestrianised area.  This has a negative impact on 
evening economy activities and limits the attractiveness of 
the core town centre as a place to live.  Many other towns 
are successful in restricting vehicle access to their high 
streets during the day, but allowing for access outside of the 
core shopping hours.  This can be helpful in bringing people 
back in to the town at the start and end of the working 
day and in promoting evening economy activities.  Careful 
consideration needs to be given to the following areas:

•	Pedestrian safety, particularly around the start and 
end of the times when the street is closed to traffic and 
during the early period of operation of the new system;

•	The safety of cyclists and a review of whether there 
should be formal provision to allow cycles to travel in 
both directions;

•	Consideration of cycle movements and service access 
during day time hours of pedestrianisation;

•	The design and impact of the signage given the 
conservation area context; and

•	How the system will be managed and policed.

The suggested direction of traffic movement is one-way 
eastbound, particularly given the context of the one-way 
flows on Well Street.

Given the potential debate around this issue, this may be 
a good project to implement as a trial for review before 
committing to any permanent solution.  

BUS STATION RELOCATION 
AND BUS PRIORITy MEASURES

REINTRODUCTION OF EvENINg TRAFFIC ON KINg 
STREET
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At present, Whitehart Street, Thomas Paine Avenue and 
the Whitehart Street car park are accessed via Bridge 
Street.		In	addition	to	creating	a	long	cul-de-sac,	the	current	
arrangement draws traffic past Ancient House and other 
historic buildings on the southern part of Whitehart Street.

The masterplan proposes to convert the southern part 
of Whitehart Street south of the car park to a pedestrian 
priority zone, with one-way southbound traffic permitted 
outside core shopping hours.  To effect these changes, a 
cross-roads junction would be created with the London Road 
and Croxton Road, controlled either by traffic signals or a 
mini-roundabout.

This measure would have the additional benefit of enabling 
the removal of the traffic signals at the Bridge Street/King 
Street/Whitehart Street junction.

This arrangement would also go some way to restoring 
the significance of Whitehart Street as one of the historic 
approaches into the town, helping to reinforce pedestrian 
and cycle connections with the route to the station and with 
the wider residential hinterland including the SUE. 

Nun’s	Bridges	Road,	Ford	Lane,	Old	Market	Street,	Rampart	
Way, Castle Street and Castle Lane provide a south-eastern 
by-pass to the town centre and are subject to congestion.

Removing	the	Ford	Lane/Old	Market	Street	one-way	pair	
and	providing	two-way	movement	on	Old	Market	Street	is	
challenging	due	to	the	extreme	narrowness	of	Old	Market	
Street immediately east of Ford Lane.  However, in the 
short term, it would be possible to introduce shared surface 
treatments for these roads, which would enhance their 
appearance and reduce the visual impact of traffic.

A more radical option would be to restrict the use of Nun’s 
Bridge to pedestrians, cyclists and emergency vehicles only.  
This would further cut down flows on the informal by-pass 
route but would result in longer alternative routes for very 
localised	access	movements	over	the	river.		It	is	suggested	
that more detailed origin-destination studies are carried out 
to compare the benefits and disbenefits of this proposal.

CHANgES TO ACCESS ON WHITEHART STREET FORD STREET/NUN’S BRIDgES
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There are currently 14 uncontrolled car parks distributed 
throughout the town, providing nearly 800 off-street parking 
spaces.  Disabled spaces are provided at a minority of 
locations.  All car parks are free and open 24 hours a day, 
except the car park on St Nicholas Street, which is not 
open at weekends.  Civil Parking Enforcement is due to be 
introduced in the town.

Information	provided	by	Breckland	District	Council	shows	
that: 

•	Demand approximates to capacity during weekdays;

•	Demand exceeds capacity at weekends;

•	There is sufficient capacity for commuters parking before 
9am;

•	Only	the	St	Nicholas	Street	car	park,	adjacent	to	the	
Council and other public sector offices, and St Giles 
Street are being used mainly by commuters working a 
normal length working day; and

•	This suggests that the majority of weekdays demand is 
a combination of shoppers, visitors and those working 
shorter days.

Currently capacity is not considered a major constraint.  
However, the current disposition of car parks does result in 
the following issues:

•	Areas of parking on prime river frontage;

•	Traffic circulating through narrow streets to access 
parking areas; and

•	There are no particularly obvious interceptor car parks 
for visitors.

In	addition,	the	lack	of	parking	controls	is	likely	to	encourage	
all-day commuter parking – this reduces parking available 
for shoppers and visitors and is likely to work against 
encouraging people to use more sustainable modes to 
access the town centre.

A further pressure on parking is that some of the key 
parking areas around the town centre also represent 
promising development sites which could help to improve 
the attractiveness and vitality of the town centre.  The need 
for parking therefore needs to be balanced against the wider 
regeneration aims of this plan. 
 
Even with the introduction of measures to encourage greater 
use of sustainable modes, parking demand will increase 
in the future as a result of the town’s increased population 
and the improved commercial offer in the town centre.   
However the increase in parking demand can be limited by 
introducing a system of controls which seeks to discourage 
all-day parking.  For instance, it would be possible to 
introduce a system of pay-and-display parking which allows 
free parking for up (say) 4 hours but charges for longer-stay 
parking.

The Transport Plan for Thetford  – Town Centre Car Parks 
report argues that, based on the parking ratios of nearby 
Bury St Edmunds and the predicted growth of Thetford, 
a parking provision of 1,600 spaces could be justified. 
However, with the intention to increase the sustainable 
transport mode share, a smaller number of additional 
spaces should be provided and demand balanced by other 
modes of transport.  The exact number of additional car 
parking spaces needed to service Thetford town centre 
in the future should be assessed from detailed surveys of 
usage (including occupancy and length of stay) and will 
be primarily driven by the increase in short-stay shopper/
visitor spaces likely to be required to support economic 
activity in the town centre.

MANAgEMENT OF CAR PARKINg

MOvEMENT PROPOSALS
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The main publicly accessible town centre car parks
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The masterplan proposes the following measures:

•	New decked parking on the car park to the north of 
Tanner Street using the existing ramp arrangement 
to access the upper level and utilising the existing 
pedestrian connection through to King Street.  This 
would help to offset the reduction in parking generated 
by the development extending the Riverside walk 
shopping area along the riverside, and could deliver 
somewhere in the region of 50 extra spaces.

•	In	the	longer-term,	there	may	be	potential	to	establish	
an interceptor car park for longer stay visits using the  
open space on the north west corner of the London 
Road/Brandon Road junction. The desirability of this 
will need to be reviewed against ecological and heritage 
constraints, but it would create a new parking area 
which will be as close to the new anchor development 
as the bus interchange.   As part of these proposals, 
it would be desirable to improve pedestrian crossing 
facilities on the north side of the London Road/Brandon 
Road junction.  

Proposals to provide a decked car park on the Minstergate 
site have been explored through this project but are 
considered to be undeliverable as a stand-alone project 
on the existing site.  This primarily relates to cost 
considerations as it would be a significant scheme to deliver, 
but would presently have no revenue stream from car 
parking	charges.		In	the	event	that	charges	are	introduced	
to the town this may change, but given the relatively small 
size of the town, higher charges are likely to push people 
to park further out rather than pay the charges.  This could 
result in a costly project which fails to bring in revenue 
despite charges being implemented.  

Similarly, a decked parking solution may be possible on 
the Thetford Retail Park site on the northern approach in 
to the town.  As with the Minstergate site this would work 
well with the natural levels.  However, this site is in private 
ownership and it is not immediately clear how the existing 
owners and retailers would derive a commercial benefit from 
the project, particularly as the car park would also obscure 
views	to	their	buildings.		It	is	therefore	not	considered	a	
particularly practical or deliverable scheme.  

One	measure	which	is	considered	helpful	in	further	
improving the overall management of parking is to introduce 
improved fixed signage and/or variable message signing 
around the town to guide visitors to preferred car parks.  
Smaller town centre car parks such as School Lane and St 
Giles Lane should also be signposted, but would be likely to 
have a more local profile of user.

Opposite
Shoppers on King Street

MOvEMENT PROPOSALS
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FLOOD RISK CONSIDERATIONS

Overall,	any	risks	of	flooding	associated	with	the	
development sites can be managed by appropriate design 
interventions.  Specific comments on the individual sites are 
detailed below.

Site A – Anchor Hotel site

A revised application is proposed in April 2013 and the 
planning of the site would appear to take account of flood 
risk in the design, with agreement from the EA.  This 
area was assessed for flood risk as part of Thetford Town 
Centre’s level 2 Strategic Flood risk Assessment (SFRA) and 
corresponds to area 4 in that report.

Flood protection is proposed as part of the redevelopment 
planning, which would also improve the setting of the Little 
Ouse	River.		Safe	access/egress	should	also	be	considered	
for this site.

Site B – Riverside Walk

This area has been assessed within the SFRA and 
corresponds to area 2 in that report.  Riverside Walk is 
located predominantly in Flood Zone 2 and as such is 
vulnerable to inundation from fluvial flooding during 
extreme events with an Annual Exceedence Probability 
(AEP) of 0.1% (1 in 1000 chance). 

Any development in this area of Thetford will require a 
site specific Flood Risk Assessment (FRA) and mitigation 
against flood risk. The site is likely suitable for the types of 
development envisaged.  Safe Access and egress would be 
possible to the north via King Street but would potentially 
be restricted during a 0.1% AEP flood. 

Site C – Tanner Street Car Parks

This area has been assessed within the SFRA and 
corresponds to area 3 in that report.  The car parks are 
located in Flood Zone 2 and are vulnerable to inundation 
from fluvial flooding during extreme events with a 0.1% 
AEP.  Provision of an extra car park deck will require a 
site specific FRA and mitigation against flood risk may be 
required. Safe access and egress would be possible to the 

north via East Tanner Street and School Lane during any 
inundation, however this could become restricted during a 
0.1% AEP event.

Site F – Western riverside

This area has been assessed within the SFRA and 
corresponds to area 1 in that report.  Redevelopment of the 
existing store is unlikely to present any issues in relation to 
planning and flood risk.

Option	2	includes	consideration	of	some	residential	buildings	
fronting	the	river.		It	is	likely	that	a	detailed	FRA	would	be	
required for this aspect of development, and would need to 
include consideration of climate change over the life of the 
property. 

The site is at risk of inundation during a 0.1% AEP extreme 
event and this would potentially restrict safe access and 
egress to the site with shallow flooding along Minstergate.  

Site g – The Bell Hotel

This area was assessed for flood risk as part of the Thetford 
Town Centre SFRA. This site Corresponds to area 2 in that 
report, and is adjacent to Riverside Walk detailed above.  
The Hotel is located predominantly in Flood Zone 2 and as 
such is vulnerable to inundation from fluvial flooding during 
a 0.1% AEP event. 

Redevelopment of the Hotel is likely to be subject to a 
site	specific	FRA,	however	if	Option	1	is	adopted	and	the	
existing building retained, this may not be required. Safe 
access and egress during periods of inundation would be 
possible to the north via King Street, however this could 
become restricted during a more extreme event. 

Sites D, E, H, I, j and K

These sites are at a low risk of fluvial inundation and any 
form of redevelopment would be considered appropriate with 
respect to flood risk. Consideration should however be given 
to other sources of flooding such as surface water and sewer 
flooding. The potential for the development to effect flooding 
elsewhere should also be considered.

Opposite page
The Little Ouse River 
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UTILITIES CONSIDERATIONS

The development proposals essentially consist of reuse or 
replacement of existing buildings and, as such, are unlikely 
to place significantly higher loads on local infrastructure.  
Specific studies and contacts should be undertaken with 
the utility companies to seek the necessary reassurances, 
nevertheless it is likely that the existing utilities 
infrastructure can support the proposed development plots.

Where existing buildings are to be replaced or developed 
on brownfield sites, the new developments will need to 
comply with current legislation (Part L 2013 Building Regs) 
and zero carbon homes by 2016.  Consequently the utility 
loads (electricity and gas) will be lower than any existing 
development, even if the floor areas created are slightly 
larger.

Opposite

The town centre viewed over Castle Mound
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FINANCIAL vIABILITy 
AND DELIvERy

The occupational property market across all sectors is 
currently challenging outside prime markets in London and 
the south east.  

There are certainly some signs of increased activity – a 
number of retailers have roll-out targets which they have 
been unable to meet due to the sheer lack of development 
activity since 2007.  However, these are focussed on a very 
select number of towns.  Both size and demographic profile 
of catchment populations are of paramount importance. 
 
For smaller towns, and Thetford would certainly fall into 
that category, there is still limited retail demand. This is 
also at rents which are generally insufficient to support 
development when combined with the substantial 
incentives that need to be offered to attract retailers, 
particularly to less than prime locations.

Where development can be made to work is often on 
relatively straightforward sites with minimal existing use 
value.  However, there is very limited supply of this type of 
site in town centres, such as Thetford.

This does have a major influence on viability – even in 
a much better market than this it is not normally viable 
to redevelop floorspace to provide small net increases in 
accommodation at rental increases which are also relatively 
small.

Catchment population is also an important factor in 
demand.  At present Thetford’s population is probably too 
small to attract many of the major multiples.  This has been 
addressed through the adoption of policy in respect of the 
Sustainable Urban Extension (SUE).   However, this is a long 
term project and its effects will not be felt immediately.

Opposite

The Guildhall

This is reflected in the masterplan, which recognises that 
a number of the core town centre projects will not be viable 
in the short term.  However, there are some which will be 
deliverable and these should be pursued diligently.  The 
Anchor Hotel site in particular has the ability to deliver a 
significant improvement to the town’s facilities and overall 
perception. 
   
Public sector assistance will often be required for town 
centre schemes, and this can come in many forms.  The 
masterplan itself is an important stepping off point, providing 
a framework, a strategy and a vision for the town which will 
encourage the market to improve at Thetford in a more pro-
active manner.  

Clearly where the Council owns land, it is in a position to 
drive forward delivery of development through engaging 
with	the	market.		It	may	be	that	an	element	of	public	funding	
will be required in some cases to create viable projects 
that will attract developers to come forward.  However, the 
potential impact from smaller more focussed public funding 
on public realm and infrastructure projects and meantime 
uses which will enhance the image of the town should not be 
underestimated.
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The remains of Thetford Priory 
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