
BRECKLAND DISTRICT COUNCIL   
 
Report of: Mark Kiddle-Morris, Executive Member for Assets and Strategic Development 
 
To:    Local Plan Working Group 06.02.2015 
 
Author:  Iain Withington, Planning Policy Team Leader, (Capita) 
 
Subject: Breckland Retail Study 2014 
 
Purpose: The purpose of this report is to present the Working Group with the outcomes 

of the Breckland Retail Study.  
 
 
Recommendation(s): It is recommended that the Working Group consider the 
consultant’s updated report and endorse Option 1 which is to accept the study for the 
preparation of the Local Plan. 
 
 
1.0 BACKGROUND   
 
1.1 As part of the updating of the evidence base required to inform the emerging Local Plan the 

Council commissioned Nathaniel Lichfield and Partners (NLP) to produce a comprehensive 
update to the 2010 Retail Study so as to bring the evidence base up to date and allow the 
updated evidence to inform the development of the new single Local Plan. 

 
1.2 At the Local Plan Working Group meeting of the 11th December 2014 members considered 

the report and were satisfied with the broad methodology approach and conclusions of the 
report but sought some factual and contextual clarifications as reported in the minutes of 
the meeting. 

 
1.3 In order to address these concerns Officers approached the authors Nathaniel Lichfield and 

Partners and agreed to provide the clarification members sought. 
 
2 CLARIFICATIONS  
 
2.1 Appendix 5 reflects the 2014 retail survey and depicts ‘Class A’ Uses only within the town 

centre boundaries. These uses are then categorised into ‘Goad’ categories (a nationally 
used set of definitions) so as to allow comparison with national averages and publications. 
It has been clarified that there can be some overlap with Goad categories, however these 
have been reviewed and updated reflecting members comments e.g. around gift shops and 
Jewellery in Attleborough.  In all sections of the study, additional text has been added for 
clarity around the extent of the town centre boundaries and the presence of other uses 
within the town centre boundary e.g. in the section for Watton, it is clarified that there are an 
additional 3 units used for Sui Generis uses these include units used for motorcycle sales, 
amusement arcade and a tattooist.  

 
2.2 In addition, maps showing the adopted Town Centre boundaries and Retail Frontages have 

been added in an additional appendix to the study (named Appendix 7). 
 
2.3 The reference to the non availability of the Inland Revenue building In Dereham has now 

been amended. This building can provide approximately 200 sq m gross floor space.  
 



2.4 A glossary along with a new larger map of the wider study area surveyed has been 
included in Appendix 1 along with further explanation on how this was derived has been 
added at sections 4.31 and 4.32. 

 
2.5 In section 5 - The Requirements for other Town Centre Uses, additional text has been 

added around how the study has approached the demand for non retail services/financial 
and professional services such as office space for A2 Use Classes, (paragraphs 5.41 – 
5.46). NLP have clarified that the demand for non-retail service floorspace cannot be 
calculated in the same way as retail and food/beverage sectors. There is no direct link 
between population, expenditure and floorspace required.  The retails study undertakes a 
qualitative analysis of existing provision in each centre compared with the national average 
mix of uses within town centres, concluding that development should provide around 5% of 
total new floorspace for services. As reflected in the minutes and the service centre role of 
the market towns it is not unexpected that the existing proportion of Class A1 and Class A2 
services is relatively high through out the district. Thetford (35.9%), Watton (37.9%), 
Attleborough (37.5%),  Dereham (27.4%) and Swaffham (26.4%).  For comparison, the 
Goad national average is 26.2%.  

 
2.6 Further detail on the requirements for the provision of strategic employment and office 

development is contained in the 2014 Breckland Employment Growth Study. 
 
2.7 In addition, reflecting discussions at the last Working Group meeting the study has 

benefited from the following additional changes: 
 

 Additional contextual text has been added regarding the requirements of National Planning 
Policy Framework and changes to the National Planning Policy Guidance (PPG). – section 
3, paragraph 3.1 – 3.14 

 Additional text, brought forward from the methodology section has been inserted to clarify 
that the study has utilised the higher national internet sales figures as reported by Experian  
- paragraph 3.28 and is seen as a robust approach. 

 The methodology section has been added to for reasons of clarity around the setting of the 
study area and town centre audits. In addition the report has been restructured with the 
methodology section now being incorporated earlier in the document in section 4, 
paragraphs 4.5- 4.30 

 In the study it is reported that the charity shop sector has grown steady over the years. 
NLP have confirmed that the study only compares the number of charity shops to the 
national average in Appendix 5. For clarity additional text has been inserted around the 
Use Class of charity shops (A1) and confirmation sought from NLP that there is no policy 
mechanism that could effectively encourage the replacement of charity shops with other 
retail uses - additional text has been added in paragraph 3.37. 

 In addition officer clarification was sought on the amount of development in the Strategic 
Urban Extensions and paragraphs 4.88, 7.23, 7.24 and 7.30 have been amended 
contextually to avoid any misunderstanding along with additional comment on the 
appropriateness of the existing town centre and retail boundaries and frontages. This 
additional text can be found in paragraphs 7.44-7.52. 

 
2.8 As such, it is considered that the revised document attached addresses members 

concerns raised at the last meeting and meets the requirements of the brief.  
 
3.0 OPTIONS 
 
3.1 There are two options available for Members: 
 



 Option 1 is for Members to endorse the findings of the study and accept the revised 
Retail Study, and any Member comments as part of the evidence base for the 
preparation of the Local Plan. 

 Option 2 is for Members not to endorse the findings of the study. 
 

3.0 REASONS FOR RECOMMENDATION(S) 
 
3.1 It is recommended that the Council endorse Option 1 set out above. The revised study is a 

robust exercise and offers updated evidence for the purpose of plan preparation and for 
assessing new retail applications. 

 
 
4.0 EXPECTED BENEFITS 
 
4.1 The NPPF requires Local Authorities to prepare Local Plans. The Study will be used to 

inform the drafting of policies and proposals within the District’s emerging Local Plan. It will 
also be used to inform decisions on planning applications. 

 
5.0 IMPLICATIONS 
 
5.1 Carbon Footprint / Environmental Issues 
 
5.1.1 It is the opinion of the Report Author that there are no implications. 
 
5.2 Constitution & Legal 
 
5.2.1 None 
 
5.3 Contracts 
 
5.3.1 It is the opinion of the Report Author that there are no implications. 
 
5.4 Corporate Priorities 
 
5.4.1 This Local Plan aligns with the following corporate priorities: 

 To have pride in Breckland 
 To develop stronger communities 
 To support our local economy 

 
5.5 Crime and Disorder  
 
5.5.1 It is the opinion of the Report Author that there are no implications. 
 
5.6 Equality and Diversity / Human Rights 
 
5.6.1 It is the opinion of the Report Author that there are no implications. 
 
5.7 Financial  
 
5.7.1 It is the opinion of the Report Author that there are no implications. 
 
5.8 Risk Management  
 
5.8.1 Should the Council not accept the findings of the Retail study, there is a risk to the Local 

Plan timetable as further evidence would need to be prepared.  There are further risks to 



the assessment of potential applications as the current 2010 retail study could be 
considered out of date. 

 
5.9 Staffing 
 
5.9.1 It is the opinion of the Report Author that there are no implications. 
  
5.10 Stakeholders / Consultation / Timescales 
 
5.10.1 The study was informed by a NEMs telephone survey.  
  
6.0 WARDS/COMMUNITIES AFFECTED 
 
6.1 All wards in Breckland will be affected by the Local Plan. The aim is that this report will 

contribute to the setting of an updated retail strategy for the district through the emerging 
Local Plan. 

 
7.0 ACRONYMS  
 
 
7.1 NPPF: National Planning Policy Framework 
7.2 PPG: Planning Practice Guidance 
7.3 SUE: Sustainable Urban Extension  
7.4 NLP: Nathanial Lichfield & Partner 
7.5 LPWG: Local Plan Working Group  
 

Background papers:-  

 
Lead Contact Officer 
Name and Post: Iain Withington, Planning Policy Team Leader (Capita) 
Telephone Number: 01362 656 205 
Email: Iain.Withington@capita.co.uk 
 
Director / Officer who will be attending the Meeting  
Name and Post: Iain Withington, Planning Policy Team Leader 
 
Key Decision: No 
 
Exempt Decision: No  
 
Appendices attached to this report:  
Appendix A: Retail Study December 2014 
 
 


