
BRECKLAND DISTRICT COUNCIL

Report of: Deputy Leader, Executive Member for Corporate Strategy and Investment 

To: Cabinet, 5th February 2019

Author: Robert Campbell, Inward Investment Manager

Subject: Thetford Enterprise Park Delivery Plan

Purpose: To accept funding from the Norfolk Business Rates Pool and to agree a 
programme of activity to bring about a first development on the Thetford 
Enterprise Park

Recommendation(s):
 
1) That the Cabinet approves acceptance of £75k from the Norfolk Business Rates Pool to 

support the proposed delivery plan and authorises the Executive Director Commercialisation 
in consultation with the Executive Member for Corporate Strategy and Investment to approve 
the terms of the grant and enter into the grant agreement.

2) That the Cabinet approves match funding of £75k from the Growth and Investment Fund in 
pursuit of the proposed delivery plan.

1.0 BACKGROUND

1.1 The Thetford Enterprise Park (TEP) site has been allocated for employment use since 
1989.  A number of previous attempts have been made to support development of the site, 
the most significant of which was the planning approval secured by Pigeon Investment 
Management for a large format supermarket use (Morrisons).  At that time, the benefits of 
the supermarket on the site and its potential to unlock the wider TEP employment site were 
considered to outweigh the loss of part of the site for employment use. The planning 
permission secured upgrades to the electricity, drainage and sewage provision as well as 
building the access roundabout to the employment site.

Following national restructuring of their business, Morrisons announced their decision not to 
proceed in early 2015. Planning approval subsequently lapsed in December 2016.

1.2 Meetings were held in 2015 and 2016 with the site promoter Pigeon to investigate 
alternatives methods of taking the site forward, including securing a better understanding of 
site constraints which explained why the site had stood dormant for so many years.

1.3 It was agreed that the site would need to be serviced if it was to be a viable proposition for 
the private sector to take forward.  The site servicing requirements were identified as:-

- Electricity network upgrade and a new primary substation
- Foul and surface drainage including new under track crossing
- Water supply upgrade
- Site Access Roundabout

In the current economic climate, it was considered improbable that a similar large retail 
development would come forward to support these site unlocking costs. Therefore the site 
was considered unviable without some other form of intervention.



In addition, the dualling of the A11 and the formation of the Cambridge Norwich Tech 
Corridor Partnership have brought additional importance to the TEP employment site as a 
major opportunity for Breckland to attract high tech businesses to locate in Thetford, 
supporting and improving the strong engineering and production clusters already based in 
the existing Thetford industrial estates.

1.4 In 2016, Breckland Council agreed to seek multi-agency support for the successful delivery 
of the TEP as an employment use site.  After further partner discussions and funding 
applications, this led to funding agreements which allowed for the design and construction 
of the TEP access roundabout, which will be fully completed by the end Jan 2019.

1.5 The successful bid by Breckland Council to Homes England in 2018, for a major utility 
upgrade to accelerate house building in at the Kingsfleet Urban Extension, will provide the 
new Electricity Substation and the upgrade of the water supply, both of which assist in 
unlocking the TEP site.

1.6 With much of the support infrastructure needed to bring the TEP to a marketable 
proposition now either in place or in progress, it is considered timely to put in place a 
delivery plan for the TEP which both identifies remaining constraints and puts in place 
measures to overcome these so that the TEP can move forward.

1.7 In September 2018, Breckland Council made an application to the Norfolk Business Rates 
Pool, seeking funding support to creation of this delivery plan.  The Council made the case 
that unlocking the TEP employment site was of strategic importance to Norfolk, especially 
due to its very central location within the Cambridge Norwich Tech Corridor.  The case was 
supported by Norfolk leaders and the application was approved in December 2018.

1.8 The BRP funding plus match funding from the Council’s Growth and Investment Fund will 
be used to procure professional services which will support a co-ordinated programme of 
work aimed at bringing forward the TEP employment site.

1.9 The delivery plan will explore two principle options;

Option 1 - the delivery plan will focus on developing a delivery strategy based around the 
TEP’s relationship to the adjacent Thetford Kingsfleet housing development (SUE). This will 
include a detailed feasibility study, costings and project plan to extend the Homes England-
funded major utilities upgrade (electricity, water) from the SUE to the TEP employment site, 
to service the whole site.

Option 2 - the delivery plan will also explore an option for an accelerated development of 
the TEP, focusing on a phased development approach, initially through utilising existing 
spare utilities capacity, to bring about early development on the site, and secondly through 
exploring alternative means of utility provision which is not reliant upon the pace of delivery 
on the Thetford SUE, but which can support a phased delivery of the TEP site, as a whole, 
over time.

The delivery plan will also include an assessment of any other key constraints on delivery, 
and will seek to proactively develop solutions to overcome those constraints as a means of 
supporting delivery. This will include quantifying the scale of any viability gaps, for which 
further public sector funding may be sought in due course.

1.10 Project activities:-



- Detailed feasibility study, costings and project plan to extend the Homes England HIF 
funded major utilities upgrade (electricity, water) from the SUE to the TEP site, to 
service the whole employment site.
(The HIF funded project is focused on providing additional electricity and water capacity 
to the Sustainable Urban Extension - SUE (Kingsfleet Housing Development).

- Detailed feasibility study, costings and project plan to increase foul water extraction 
capacity from the TEP site.

- Detailed study, costings and project plan to bring existing spare utilities capacity to the 
TEP site, sufficient for a first strategic development.

- Undertake an updated viability analysis of the TEP site to inform on whether any further 
public sector funding support is going to be required to ensure that the site can attract 
commercial developers and occupiers.

1.11 The project will require:-

- Collaborative working with the two main utilities companies serving Thetford, UKPN for 
electricity capacity and distribution, and Anglian Water for water and foul water 
management. Initial informal discussions have taken place with both parties.

- Coordination with the Homes England HIF funded project which will be undertaking a 
major upgrade of utilities to service the Thetford SUE housing development.

- Cooperation and coordination with the TEP land promoter (Pigeon Investment 
Management) and the TEP land owner (Crown Estate).

2.0 OPTIONS

2.1 Accept the £75k Norfolk BRP funding and allocate £75k from the Growth and Investment 
Fund so that the project can proceed.

2.2 Do not accept the £75k from Norfolk BRP and do not proceed with the project.

3.0 REASONS FOR RECOMMENDATION(S)

3.1 The Thetford Enterprise Park employment site is on a strategic location immediately 
adjacent to the A11 and at the heart of the Cambridge Norwich Tech Corridor.  With the 
completion of the TEP access roundabout and the starting of schemes to upgrade water 
and electricity to northern Thetford, it is now timely to make progress on remaining TEP 
site constraints to a point where first developments can commence.

3.2 There is an increase in enquiries from tech companies looking for new premises along the 
A11 corridor.  Undertaking this project now, to overcome the remaining site constraints, 
will allow the TEP to be proactivity marketed to these companies.

4.0 EXPECTED BENEFITS

4.1 The engagement of professional services, as part of a co-ordinated programme of work, will 
support this stage of unlocking the TEP employment site.

4.2 After successful completion of the proposed project, the intention is to:-

- facilitate a first phase development of the TEP site in conjunction with the land promoter 
(Pigeon) and the land owner (Crown Estate).



- in conjunction with the land promoter and landowner, facilitate and promote further 
developments on the TEP site, attracting additional investment finance to fully service 
the whole of the TEP site through a phased delivery plan.

4.3 The Thetford Enterprise Park site has the capability to house a substantial business park 
development capable of supporting:-

- 1,300 jobs
- 52,940 sq m of floor space
- £46m of private investment
- £61m net additional GVA per annum

4.4 The proposed project will provide the following benefits to the Council:-

- Additional business rates income from a large employment site.
- Higher business premises values with a corresponding impact on business rate valuations.
- The attraction of highly skilled workers, supporting the transformation of the District’s 

economy.
- A landmark business location within the Cambridge Norwich Tech Corridor
- Reinforcement of the Council’s reputation as being open for business.

5.0 IMPLICATIONS

In preparing this report, the report author has considered the likely implications of the 
decision - particularly in terms of Carbon Footprint / Environmental Issues; 
Constitutional & Legal; Contracts; Corporate Priorities; Crime & Disorder; Equality & 
Diversity/Human Rights; Financial; Health & Wellbeing; Reputation; Risk Management; 
Safeguarding; Staffing; Stakeholders/Consultation/Timescales; Transformation Programme; 
Other. Where the report author considers that there may be implications under one or more 
of these headings, these are identified below.

5.1 Corporate Priorities

The project will support the following Council priorities:-

- Supporting Breckland to develop and thrive
- Developing the local economy to be vibrant with continued growth

5.2 Financial 

5.2.1 The total project budget will be £150k funded from:-

Norfolk Business Rates Pool: £75k
Growth and Investment Fund: £75k

The total budget would be spent during the 2019-20 financial year.

See appendix A for the Proforma B.

5.3 Risk Management

5.3.1 The project will be carefully scoped to ensure that the role of the external professional 
services resource is well understood, with clearly defined deliverables.



5.3.2 The project will be reviewed on a regular basis through the Growth and Commercialisation 
Board with progress reports provided to the portfolio holders.  

5.4 Stakeholders / Consultation / Timescales

5.4.1 The Council provides updates on the progress of the Thetford Enterprise Park to the 
Greater Thetford Development Partnership.

5.4.2 The Council provides updates on the progress of the Thetford Enterprise Park to the 
Thetford Business Forum.

5.4.3 The Council works closely with the Cambridge Norwich Tech Corridor Partnership on the 
promotion of key Breckland employment sites.

5.4.4 The delivery plan for the TEP site, included alternative options to support accelerated 
delivery, will be completed by summer 2019.

6.0 WARDS/COMMUNITIES AFFECTED

6.1 Greater Thetford including all Thetford wards and the parishes of Croxton, Kilverstone and 
Brettenham.

7.0 ACRONYMS 

CNTC Cambridge Norwich Tech Corridor
TEP Thetford Enterprise Park
SUE Sustainable Urban Extension
HIF Homes England Housing Infrastructure Fund

Background papers:- None

Lead Contact Officer
Name and Post: Robert Campbell, Inward Investment Manager
Telephone Number: 01362 656808
Email: robert.campbell@breckland.gov.uk

Key Decision: No

Exempt Decision: No

This report refers to a Discretionary Service

Appendices attached to this report:

Appendix A Proforma B


