
6 Economy
6.1 Breckland's Economy

6.1 The size and dispersed nature of the area's population presents significant challenges for the Council in
delivering balanced economic growth. Breckland's strategic position is emphasised by the good road communications
offered by the A47 and A11, the latter of which will soon receive major improvements providing a complete dualled
road linking Norfolk to the rest of the country for the first time. The five market towns, Attleborough, Dereham,
Swaffham, Thetford and Watton, are an essential component of the economic and social structure, acting as
service centres to their rural hinterlands. The area has seen a rapid population growth, increasing pay levels and
low rates of unemployment and there is a trend for the overall number of jobs to increase. However, average wages
remain relatively low in comparison with regional and national levels due to lower level of qualifications of people
in the district and low level of skills required by many of the available jobs.

6.2 The local economy has undergone significant changes in recent years. However the rural nature of the
district means agriculture and food processing related sectors still remain strong whilst some sectors, such as the
manufacturing sectors are undergoing future decline. The challenge remains to effectively respond to economic
signals and providing policies to guide and support the growth in a flexible way.

6.3 The local economy reflects the wider economic climate which has changed significantly over the last few
years. The period since late 2007 has been dominated by global banking crisis and subsequent credit crunch.
Although it seems that the wider UK economy is out of recession, the UK faces ongoing challenges in re-establishing
economic growth and reducing a very substantial national budget deficit. There is a strong emphasis nationally
from the coalition government on removing barriers to economic growth and incentivising businesses.
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6.2 General Economic Strategies

Issue 4

General Economic Strategies

6.4 Closely linked to housing growth , it is widely recognised that the local economy has the potential to provide
sufficient jobs to support the level of required housing growth. On the other hand jobs growth will also depend on
housing growth. Jobs and employment potential should be the key priorities when considering any form of
development, especially rural development. A fine balance will need to be achieved between job growth and
housing growth. If housing growth cannot match the level of job growth, the job market will be constrained or it will
lead to higher in-commuting from beyond the district thus being unsustainable. Vice versa, if there are not enough
jobs for local workforce, then the area may suffer from a higher unemployment rate or unsustainable commuting
beyond the district.

6.5 To achieve balanced growth for the district, the existing Core Strategy sets out a General Economic Strategy
which aims to:

promote sustainable growth - plan for population growth and keep a fine balance with the development of
wider economy;
facilitate its job growth potential with a target set for additional jobs delivery;
increase the proportion of higher value added jobs whilst ensuring opportunities for all types and levels of
jobs are available in all sectors of the economy and for all the workforce.

6.6 The NPPF requires LPA's to develop a clear understanding of the business needs and markets operating
in their areas. It also seeks evidence to understand the need for land and floorspace, existing and future supply
of land for economic needs as well as understanding suitability. An Employment Growth Study and Employment
Land Review for Breckland was undertaken by Nathaniel Lichfield and Partners (NLP) to help address these issues
as identified in the NPPF. The study utilised a number of demographic and economic models as well as involving
local stakeholders to map out possible growth scenarios for the district.

6.7 At strategic level, the study identifies a number of key policy issues which include:

the need to maintain a diversified and resilient economy that is open to growth and new economic opportunities
the economic and other outcomes if some businesses are displaced or constrained from expanding
the need to encourage growth of high quality jobs within the district
balancing the trade-off between seeking more intensive use of employment sites which leads to higher job
creation and the identified business needs in the district
maintaining a delivery trajectory for employment space over the short, medium and long term.

Question 14

Do you agree with the key policy issues identified within the Employment Growth Study?

6.8 The Employment Growth Study has shown that Breckland has a steady demand for employment space,
focused upon small scale industrial accommodation. The baseline job growth revealed through the East of England
Forecasting Model (EEFM), shows a job growth of 3,952 jobs. The study recommends that Breckland should aim
to at least fully meet Breckland's employment space needs so that the district's economy is not constrained to
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facilitate the forecast job growth of 6,186 jobs between 2011 and 2031. The floorspace requirements associated
with this level of growth indicate a demand for up to 84,760 sq.m of industrial space and 29,850 sq.m of office
space over the plan period.

6.9 Three scenarios were undertaken, based on different demographic and economic assumptions. The EEFM
was utilised to project economic, demographic and housing trends in a consistent manner across the East of
England region and sub-regions. Such forecasts tend to be most reliable at national and regional scales and
consequently less so at the local economy level. As a result, in addition to the baseline scenario, an alternative
"Policy on" scenario was produced taking into account key policy priorities, regeneration and investment opportunities
for the district through stakeholder involvement to reflect a more actual picture of Breckland. The demographic-led
scenario considers how many jobs would be needed to broadly match forecast growth of the district's resident
workforce. This scenario indicates the amount of new jobs needed to take-up this future supply of workers to
minimise local unemployment.

6.10 The above scenarios were developed to provide a framework for the Employment Growth Study to consider
future economic growth needs and B Class employment space requirements in Breckland over the period to 2031.
A summary of the relationship between job growth/employment space requirement and housing growth is provided
below.

Employment Space
Requirement 2011-2031 (m2)

Job Growth
(jobs)

Annualised
Housing
Growth
(dwellings)

Overall
Housing
Growth
2011-2031
(dwellings)

Growth Scenarios

Office (B1a/b): 29,2703,95263412,680East of England
Forecasting Model
Baseline Industrial (B1c/B2/B8): 35,695

Office (B1a/b): 29,8506,18677015,440East of England
Forecasting Model "Policy
on" Industrial ( B1c/B2/B8): 84,760

Office (B1a/b): 7,4604,05969913,9742011 Sub-National
Population Projections

Table 6.1 Growth Scenarios

Question 15

Which scenario do you think could best reflect the future employment need of the district?

6.11 Employment space within Breckland is predominately focused around the district's five market towns.
However, despite being mainly small and micro businesses, Breckland's rural economy accommodates important
hubs of economic activity, particularly with regards to small scale office and workshop space. The spatial distribution
of existing employment space is shown in the diagram below:

39Breckland Local Plan Issues and Options Draft July 2014



Figure 6.1 Spatial Distribution of Employment Areas

% of total site areaTotal Site Area (ha)Number of sitesLocation

7%33.64Attleborough

11%50.05Dereham

16%73.92Snetterton Heath

Breckland Local Plan Issues and Options Draft July 201440

6



% of total site areaTotal Site Area (ha)Number of sitesLocation

5%25.25Swaffham

36%173.87Thetford

6%30.14Watton

7%33.42Weeting

12%58.57Rural locations

100%47836Total

Table 6.2 Distribution of Employment Sites

6.12 A demand and supply analysis of the quantitative employment land requirement was also undertaken as
part of the Employment Study. A calculation drawn on the requirement of employment space indicates a need of
employment land between 31.6 ha and 74.7 ha until 2031. A further investigation into the existing and pipeline
supply of employment land, by comparing estimated demand for B Class uses, reveals that Breckland would have
sufficient employment space in quantitative terms up to 2031 to meet the needs arising from all scenarios as
discussed earlier.

6.13 Further research into the qualitative need of industrial space indicated that the relatively low levels of
vacancy reflect a limited supply of good quality, modern industrial space and a relatively tight industrial market in
general. However, the study concludes that due to the severity of recession, alongside relatively low rental values
and the secondary nature of Breckland as an industrial location, it is difficult to justify any significant additional
allocations of land for employment use.

6.14 Similarly, the demand for office uses is also relatively low and difficult to justify retaining remaining
undeveloped employment allocations. However, it suggests that any new provision of office accommodation should
be similar to an enterprise centre model so as to meet market demand in the district. It is also important that there
is sufficient move on space for these firms as they expand and require larger premises, in order to retain this
activity within the district.

6.15 The implications for each settlement are summarised below and illustrated in Comparison of Employment
Land Supply and Demand to 2031 by Settlement:

Attleborough and Snetterton Heath area has strong market location due to its good access onto the A11.
Significant employment pipeline from undeveloped sites. Currently sufficient land available to meet needs
up to 2031;
Dereham has the second largest commercial property market in the district. Two new employment sites
were allocated through the Site Specifics Policies and Proposals DPD, adopted in 2012. The study considers
that employment space should be rationalised within the town, especially around Rashes Green;
Thetford accommodates the majority of the commercial property market within the district. The town benefits
from its good location on the A11. Whilst there are significant employment allocations for future growth, the
employment growth study considers these to be appropriate;
The commercial property market within theWatton predominantly focuses on light industry and engineering.
The office market within the town is very small. Currently the demand/supply balance is relatively well matched,
with no identified need for additional employment space within the town.
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Figure 6.2 Comparison of Employment Land Supply and Demand to 2031 by Settlement

Question 16

Do you agree with the view of employment space supply and demand as discussed? Do you consider any
area could benefit from a particular form of employment development?
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6.16 The emerging vision includes directing economic growth to Thetford and the key A11 corridor in order to
bring prosperity, promoting existing engineering, motor sports, research and development and logistics in and
around these locations and the connections to other higher order sustainable settlements.

Question 17

Do you agree with this approach?

Are there any other reasonable and sustainable options that the Council should consider?

Sustainability Appraisal Outcome

6.17 A higher jobs growth may provide increased opportunities for a number of sustainability objectives associated
with the socio-economic needs of the the district. A higher range of figures provides increased opportunities for
local employment. There is a positive link between housing needs and employment growth to maintain a high
economic activity rate and labour supply. A higher economic growth will create more economic opportunities in
the districts and takes in to account key priorities for the district as identified in the emerging Local Plan. Whilst
the 'business as usual' scenario will continue to create opportunities for the district, this is limited to the existing
situation of past development trends and potential labour supply factors. This scenario points to a lower level of
future economic growth in Breckland than the district has achieved in the recent past, partly reflecting a more
pessimistic post- recession economic outlook. Additionally, a lower jobs growth figure may reduce local skills
levels and local labour supply and increase out-commuting, reducing the currently high local economic activity
rate, and potentially increasing currently low levels of unemployment in the district. Therefore, the lower jobs growth
figure is in conflict with a number of socio-economic sustainability objectives.
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6.3 Rural Economy

Issue 5

Rural Economy

6.18 The performance of Breckland's economy is largely dependent on a healthy rural economy. Whilst larger
scale employment space is dominated by industrial uses and tends to be concentrated around Breckland's larger
towns, the rural economy accommodates important hubs of economic activity, particularly with regards to small
scale office and workshop space.

6.19 The current approach for rural economy is set out in the Sustainable Rural Communities Policy of the Core
Strategy. The existing policy seeks to diversify existing rural enterprises and the development of new enterprises
where a rural location is either environmentally or operationally justified, provided there are no significant detrimental
environmental, landscape, conservation or highway impacts. Whilst acknowledging the importance of rural economic
development (including rural tourism), the policy also gives strong emphasis of protecting the countryside and the
environment, and promote sustainable modes of transport.

6.20 The NPPF (paragraph 28), requires planning policies to positively support economic growth in rural areas
in order to create jobs and prosperity. It has put a strong emphasis on promoting the rural economy and to support
the sustainable growth and expansion of all types of business and enterprise in rural areas. It also states that the
Local Plan should support diversification of agriculture and other land-use based rural businesses, as well as rural
tourism and promote the retention and development of local services and community facilities in villages such as
local shops, meeting places, sports venues, cultural buildings, public houses and places of worship.

6.21 Rural business is now increasingly driven by technology. Creating jobs and prosperity needs wider
recognition of the trend of the agriculture sector. There has been significant growth and development in the
agri-science sector which has been continuously driving efficiency and innovation of agriculture businesses. The
overspill of high-tech research activities in this region has been enjoyed by a wide range of rural businesses in
Breckland. Small and medium scale rural enterprises represent a significant portion of the economic activities in
Breckland due to the rural nature of the district. Therefore, diverse and thriving rural enterprises contribute
significantly to the prosperity of the district, thus creating more opportunities for jobs.

6.22 The NPPF goes on to state in paragraph 69 that the planning system can play an important role in facilitating
social integration and creating healthy and inclusive communities. Community facilities such as public houses and
local shops can play a crucial social role in supporting local community interaction and activities to help maintain
sustainable neighbourhoods. They also provide an economic role in contributing to the vibrancy and vitality in rural
communities creating a strong sense of place. From an environmental perspective they often bring intrinsic value
to the cultural and historic heritage of local areas.

6.23 In particular, paragraph 70 deals with community facilities and services including public houses. It
recommends that planning policies and decisions should:

plan positively for the provision and use of shared space, community facilities (such as local shops, meeting
places, sports venues, cultural buildings, public houses and places of worship) and other local services to
enhance the sustainability of communities and residential environments;
guard against the unnecessary loss of valued facilities and services, particularly where this would reduce the
community’s ability to meet its day-to-day needs;
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ensure that established shops, facilities and services are able to develop and modernise in a way that is
sustainable, and retained for the benefit of the community; and
ensure an integrated approach to considering the location of housing, economic uses and community facilities
and services.”

6.24 There are a number of ways the Local Plan could help to promote Breckland's rural economy. The Council
could investigate the following options:

Option 20

The re-use of rural buildings

Option 21

Supporting the diversification of businesses in rural areas, including agriculture

Option 22

Promoting improvements to communications infrastructure, such as better broadband

Option 23

Including planning policies for the support and development of key sectors such as tourism

Question 18

Do you support the investigation of the above options to promote Breckland's rural economy? Are there any
other alternative options you think we should be aware of?

6.25 With regard to the unnecessary loss of valued facilities and services the Council could develop polices that
go some additional way to protecting rural public houses services and local shops. However it would be important
to retain an element of flexibility to be in accord with the NPPF as a whole and any polices would have to ensure
that redevelopment or change of use remained possible subject to a set of criteria being met. It is envisaged that
these would be along the lines of a sustained period of marketing, no longer any demonstraightable need and
viability reasons.

Option 24

One option is to include polices on the encouragement and protection of rural facilities and services.
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Option 25

An alternative option is to rely on Market forces to provide for rural settlements and have little control over
the retention and promotion of services in these locations

Question 19

Should the Council develop polices towards providing protection to the rural economy and community facilities
such as public houses and local shops and valued facilities?
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6.4 Town Centre and Retail Strategy

Issue 6

Town Centre and Retail Strategy

6.26 Supporting the vitality and viability of town centres remains a key objective of national retail policy. Town
centres are the heart of the community and provide for a range of community, shopping, employment and leisure
uses. Our town centres are also places to live as well as key transport and service hubs and act as key interchanges
between the market towns and their rural hinterlands. The Council also recognises the importance of retail
development in contributing to sustainable development, customer choice, helping to retain expenditure in local
communities and reducing the need to travel.

Hierarchy

6.27 National retail policy requires that Local Plans establish a hierarchy of centres in the district and that new
retail development is commensurate with the position of the centre in the hierarchy and the future economic
changes.

6.28 The 2010 Breckland Retail and Town Centre Study showed that Thetford and Dereham remain the main
centres within the district for retail and service provision, while Attleborough, Swaffham andWatton remain smaller
centres serving wide rural catchments. Local centres are important in providing for communities daily needs with
in settlements and the dispersed rural areas without having to travel to larger district and regional centres. It is
important that these centres are supported and continue to prosper.

6.29 The evidence contained in the 2010 Retail and Town Centre study indicates that it is appropriate to retain
a similar retail hierarchy as that contained in the core strategy:

Thetford - Key Centre for Development and Change
Dereham – Key Centre and Administrative Centre serving mid-Norfolk
Attleborough – Medium town centre for substantial growth, serving a wide rural catchment
Swaffham &Watton – Medium town centres – providing a range of services for local residents and their rural
catchments
Service Centre Villages – provide for basic or everyday local needs for their immediate rural catchment.

6.30 Policies will maintain the hierarchy whist maintaining and enhancing the vitality and viability of individual
centres, creating choice and individuality. Retail and other town centre development of a scale suitable to these
roles and in sustainable locations will be supported, with major retail proposals directed to Thetford, Dereham
and Attleborough as a centre for growth, provided that development respects the historic character of the districts
centres and their heritage assets in maintaining their existing retail function

Question 20

Does the retail hierarchy reflect the proposed role and function of each of the towns in Breckland? If not,
where should the towns be placed in the hierarchy?
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Understanding Retail Requirements

6.31 The NPPF requires that local planning authorities should use up to date evidence to assess needs for
economic development and retail floorspace, including both the quantitative and qualitative needs for all types of
economic activity over the plan period. A key issue for the Local Plan will be to identify and positively plan for the
full objectively assessed additional retail floorspace, to support the increase in population expenditure and capacity,
setting policies for the management of growth for the plan period, whilst supporting the viability and vitality of
existing centres.

6.32 Local service centres are important in providing for communities’ daily needs without having to travel to
higher order centres and in Breckland they serve a wider rural community than the local service centre in which
they are located in. It remains important to identify and support those centres where there is already a good level
of service provision and understand how these services may support other villages.

6.33 The 2010 Retail and Town Centre study provided an assessment of the need for new floorspace for both
comparison and convenience goods up to 2026 which is detailed below. These figures are projections based on
an established and robust methodology. Since the study was carried out in 2010, a number of planning permissions
have been granted for retail schemes in the main towns which will be developed in the next few years. This
combined with new population forecasts, expenditure growth figures and changing retail spending patterns means
that the amount of additional retail floorspace required to be planned for is likely to differ from the below projections.
Never the less they provides a useful baseline to understand the approximate future level of need in association
growth levels of the district.

Net Comparison Floorspace Sq.mNet convenience Floorspace
sq.m

Settlement

8,3631,547Thetford

8,5081,929Dereham

2,2611,536Attleborough

1,062N/aSwaffham

1,545N/aWatton

N/a92Local Shops

Table 6.3 Floorspace Retail Need Projections 2010 - 2026

6.34 Since 2010 two major convenience schemes have come forward in the district and when fully developed
will account for approximately 3,437 sq m net floor space in Thetford and a 1,970 sq m in Swaffham. A further
mixed use scheme in Attleborough is proposed containing 3,902 sq m GEA foodstore and a further 2000 sq m
GEA bulky goods.

6.35 Further updates of the Council's retail evidence will be required as the Local Plan progresses in order to
enable the use of the most up-to-date evidence and inform the plan making process.

Impact

6.36 The scale of some retail proposals outside town centres has the potential to affect the vitality and viability
of town centres, potentially diverting trade away from these areas affecting customer choice, and potentially
committed, existing and planned private investment in centres. To help understand what the effects of new retail
development outside town centres might have and guide application decisions, the government requires impact
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assessments be provided for applications for retail, leisure and office development over 2,500 sq m or a
proportionately locally set floor space threshold. Where an application is likely to have significant adverse impacts
on these criteria above applications should be refused.

6.37 The Council, through the provisions of the NPPF has the opportunity to set a proportionate locally defined
threshold above which impact assessments will be required. The Council's Retail and Town Centre study (2010)
considered the potential for a locally defined threshold and based upon the scale and role of centres and that the
retail projections within the report it is considered that the impact of smaller development proposals could raise
concerns and potentially have significant impacts in some locations. A development of 2,500 sq.m gross could
exceed or account for a significant proportion of the projected capacity for retail floor space in many of the town
centres. It is recommended that any proposals in Thetford and Dereham for over 1,000 sq.m gross of retail, leisure
or office space should be subject to an assessment. In the other towns in the district, the study indicated a threshold
of 500 sq m gross be used. This is due to the fact that in many cases, this scale of town centre developments
would exceed floorspace projections and it is important to ensure that significant impacts on these centres are
avoided.

Option 26

In order to protect the vitality and viability of town centres, the Council would require

1. An impact assessment for retail, leisure or office schemes greater than 1,000 sq.m gross in Thetford
and Dereham.

2. Impact assessments would be required in Attleborough, Watton and Swaffham on schemes of over 500
sq.m gross

Option 27

An alternative option would be for the Council to rely on the default threshold for retail impact assessments
as set out in the NPPF (i.e. Proposals greater than 2,500 sq.m).

Question 21

Should the Council implement the local threshold requirements or rely on the generic thresholds contained
in the NPPF?

Are there any other locally important impacts that should be considered when assessing retail applications?

Town Centre Boundary

6.38 National government policies indicate that site selection for most retail and other main town centre uses
should be in line with the sequential approach. Where possible town centre should be prioritised followed by edge
of town centres, and only if suitable sites are not available should well connected out of centre sites be considered.
Due to the historical nature of many of the districts town centres it may be that there are limited available sites to
accommodate new retail development. In order to judge the sequential location of a site the proximity to the Primary
Shopping Area and the Town Centre Boundaries becomes important.
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6.39 The NPPF sets out that council’s should define the extent of town centres and primary shopping areas
“based on a clear definition of primary and secondary frontages in designated town centres and set policies that
make clear which uses will be permitted in such locations”. The current boundaries are detailed in the market town
sections of this Issue and Options document and the Retail and Town Centre Study (2010) confirms that the
existing primary and secondary frontages remained relative at the time and in the most, broadly reflect the primary
shopping areas. However, the frontages and town centre boundaries are generous to encourage wider retail
development and the council may consider it appropriate to review frontage in specific areas in light of new
development and through the preparation of future planning policy to ensure they remain appropriate to inform
development and retail management policies.

6.40 As such it is recommended that the retail frontage approach be retained for the main market towns, while
in lower order centres it would be inappropriate to have primary frontage policy as it is important to provide a flexible
framework for future uses to encourage diversity and sustainable provision.

6.41 The following definitions are proposed:

Town Centre – Defined area, including the primary shopping area and areas of predominantly leisure, business
and other main town centre uses within or adjacent to the primary shopping area;
Primary Shopping Area – Defined area where retail development is concentrated, (generally comprising the
primary and those secondary frontages which are contiguous and closely related to the primary shopping
frontage);
Primary Frontage – Primary frontages are areas of mainly shops (Use Class A1).
Secondary Frontage – Secondary frontage provide greater opportunities for a diversity of uses.

Question 22

Do you agree with this approach and definitions?

Retail frontages

6.42 The current Local Plan through DC9 seeks to maintain a high proportion (75%) of Class A1 use within the
primary shopping frontages and allow up to 50% non A1 use in secondary frontages. This position was based on
the existing position in 2006.

6.43 There is growing evidence to suggest that in some centres these percentages and concentration levels of
A1 uses are no longer relevant. The council’s preferred approach would be to review the existing percentages in
line with updated evidence and set new supporting targets to guide development management decisions. This
retail frontage approach would seek to positively support retail development and town centres and maintain a mix
of town centre uses which does not allow for the dilution of main town centre uses in core areas by permitting
inappropriate uses which may damage the longer term viability and amenity of the centres. The existing primary
and secondary frontages are referenced for each market town in the specific market town sections.

6.44 We also need to recognise that Breckland centres play more than just a retail role, and retaining an
unreasonably high proportion of shops may prevent other essential services from being introduced. There may
be a case for reducing the proportion, or looking at different ways of protecting retail uses without preventing other
beneficial change.

6.45 Whilst some temporary flexibility exists within town centres over permitted development rights this remains
at this point only a temporary position therefore the policy position option reflects a long-term approach to town
centre management in seeking to main the viability and health of the town centre by protecting important frontages
for town centre uses and, in primary frontages, retail uses only.
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6.46 In considering these approaches the strategic policy is to direct growth to the Primary Shopping Areas in
the first instance, while other town centre uses should be focused within the town centre boundary.

Question 23

Is it reasonable to continue to identify and set policies to maintain the proportion of A1 uses in town
centre polices?

Shopping in Town Centres

6.47 Maintenance of existing retail diversity and the support for further retail diversity in all of the centres within
the retail hierarchy is also a key issue in the district. The NPPF requires that Local Plans promote competitive town
centres that provide customer choice and a diverse retail offer and which reflect the individuality of town centres.
The NPPF is also supportive of retaining and enhancing existing markets.

6.48 One of the ways in which planning policy can encourage retail diversity is to make sure there is a range of
sites and shop sizes available and by setting policies that allow for a mixture of small to large retail units. Given
the restrictions on town centre sites this could include policies allowing the amalgamation of units to produce larger
units, though caution is advised as this may reduce the availability of smaller units suitable for independent traders
and impact on the vibrancy and choice.

6.49 Food and drink uses add to the vitality of a centre, though their concentration can detract from the
environmental quality and if not controlled can undermine the retail function of primary shopping areas.

6.50 Large scale edge of centre developments should be well related to the town centre.

6.51 Potential policy options are outlined below. In some cases there is the opportunity to apply different
approaches in addressing the same issue and we would welcome your comments on these.

Option 28

One approach would be to develop policies which seek to control retail development through the:

Continuation of the approach set out in the current Core Strategy positively supporting retail development
and town centres by controlling the percentage amount of retail in the primary and secondary frontages;
Consideration of a policy controlling the amalgamation of smaller units to form larger more appropriate
units suitable for modern retailing purposes, where the evidence suggests this would not harm the vitality
and viability of centres;
Requirement of new large scale retail proposal to provide a proportion of additional smaller shops (uses
A1-A4), adding to the retail mix. This would go some way as adding to a sense of place and adding to
the vitality and viability of any sequential development;
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Option 29

Another approach would be to develop a more flexible approach through the consideration of:

The amount of retail frontage in association with the overall length of the frontage;
Greater clustering of Use Classes;
The benefits to wider town centre as a whole;
Support for residential uses to locate in town centres.

Question 24

Which if any of the policy approaches do you prefer?

Are there any other reasonable alternatives to be considered at this stage?

Neighbourhood Shops and New Centres

6.52 Strategic Urban Extensions are planned in Thetford and Attleborough and as the Local Plan develops
further options may be considered.

6.53 Retail development should in these cases be of a scale appropriate to the proposal, and be distributed in
a number of parades/centres being well connected to ensure all residents have access to shops within walking
distances. Local centres would allow residents to meet their needs locally. Any commercial development should
also be phased with the completion of residential units.

6.54 The 2010 retail study considered how strategic urban centres could help meet the identified capacity in the
district and recommended floorspace amounts for A class goods serving the local catchment only. Further updates
of the Council's retail evidence will be required as the Local Plan progresses in order to review the overall capacity
that could be accommodated, inform updated floorspace amounts and set polices.

6.55 There is also scope for extensions to provide for more that local need if town centre sites are not secured
and are sequentially better in the medium to long term.
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6.5 Transport Strategies

Issue 7

Transport Strategies

6.56 Achieving the full economic potential of the area is dependent on improved connectivity, including the
implementation of the priorities set out in the transport policy and maintaining and enhancing the environment and
quality of life in the area. The concept of sustainable development remains at the heart of the planning system.
Transport policies also have an important role to play in facilitating sustainable development and can contribute
to wider sustainability and health objectives.

6.57 The dispersed settlement pattern of Breckland and the high dependency on rural employment means that
ensuring sustainable access to services is amongst the most challenging spatial issues that the Council and other
service providers must address. The settlement pattern has resulted in a high dependency on travel by car,
exacerbated in part by difficulties of providing effective public transport services in rural catchment areas.

6.58 Existing policies in the adopted Core Strategy have been responding to delivering sustainable development
in a rural area by directing the majority of development to key settlements, which provide services and facilities to
their hinterlands helping to reduce the need to travel and maximising the opportunities for the delivery of sustainable
transport provision.

6.59 The NPPF sets the principle of sustainable transport and promotes sustainable transport in a number of
ways, including identifying and protecting sites and routes which could be critical in developing infrastructure to
widen transport choices. Reflecting the guidance in NPPF and the local circumstances, the key consideration of
delivering sustainable transport is to set a policy based approach encompassing the following key areas:

Enhancing the role of market towns, increasing their retail/service function to support the rural hinterland;
Reducing the need to travel in the first place;
Reduce car dependency;
Promote a sustainable pattern of development;
Facilitate the use of smart technologies.

6.60 Breckland has produced an Infrastructure Delivery Plan which includes key transport investment priorities
for the district. The investment priorities reflected the growth levels set out within the Core Strategy and included:

Improvements to Attleborough's town centre (including the gyratory)
Provision of a link road in Attleborough between the B1077 and London Road
Improvements and alterations to the A11 junctions around Thetford
Relocation of Thetford bus station
Improving rural transport options

Question 25

Are the transport investment priorities listed above appropriate to facilitate sustainable development? Is there
anything else we should consider?
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