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Foreword 
Welcome to this important document to help determine Thetford’s Future. 
 
This is your second chance to make a real difference in growing and regenerating Thetford and 
making it not just a great place to be, but one of the most desirable places in the country. Please 
help us make it happen. 
 

How to Respond 
Full document: This document is the full consultation document containing background 
information, the full set of draft policies and other explanatory information. Separately, we have put 
a summary leaflet inside the ‘About Thetford’ magazine which is distributed to most households in 
Thetford. 
 
On Line: This document, [plus the summary leaflet?], is also available on-line at 
http://consult.breckland.gov.uk/portal. Details fo how to respond will also be contained there. 
 
Email us: Please do so to: thetford.growthpoint@breckland.gov.uk.  
 
Write to us: If you prefer to write, then please use the following address, making it clear exactly 
what part of this document you are commenting about. It is a Dereham address so that we can 
take advantage of FREEPOST, but the Thetford based team will collect and consider all the 
responses.  
 
Freepost RLTE-BJSE-YZKA,  
Environmental Planning Team 
Elizabeth House 
Walpole Loke 
Dereham 
Norfolk NR19 1EE 
 
Drop off locations: You can drop off comments at the following locations: 

• Growth Point Team, Breckland House, St Nicholas Street 

• Thetford Town Council, King’s House, King Street 

• Keystone Development Trust Buildings (Headquarters – The Limes, 32 Bridge Street, 
Thetford, IP24 3AG, Keystone Innovation Centre, Keystone Abbey Neighbourhood Centre 
Keystone Riversdale - ?) 

• Others (TBC) 
 
Closing Date: This consultation commenced on 16th February 2009 and the closing date for 
comments is Friday 27th March at 5pm. Please make sure you have emailed, posted or dropped off 
your comments by that date. 
 

Who Prepared this Document? 
This document has been drafted by Moving Thetford Forward (MTF) and subsequently finalised by 
Breckland Council (the local planning authority). Throughout this document, when the words ‘we’ or 
‘us’ are used, we are referring to MTF and Breckland Council. For all general queries, please see 
the website www.movingthetfordforward.com or contact the Thetford Growth Point Team on 01842 
756487. 
 

OS Maps – Copyright Note 
The Maps within this document are produced from Ordnance Survey material with the permission 
of Ordnance Survey on behalf of the Controller of Her Majesty’s Stationery Office C Crown 
copyright.  Unauthorised reproduction infringes Crown copyright and may lead to prosecution or 
civil proceedings.  Breckland District Council licence no. 100019535.  
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1. Introduction, Vision and Objectives   

Introduction 

1.1. Please Help Us Decide Thetford’s Future   

1.1.1 Thetford has been given an opportunity to be radically transformed. It will not get this 
chance again for decades, so we must get it right. Please be part of this opportunity, to 
help us shape Thetford’s future to 2026.  

1.2. How you’ve helped in the past  

1.2.1 The exceptionally high response to the Issues and Options consultation in July/August 
2008 demonstrated once again how passionate people are about the future of Thetford. 
The results of that exercise are contained within this document. We can not thank you 
enough for the time and thoughts you have contributed so far – these have been essential 
to making sure we get this right. We urge you to continue to be part of the progress. 

1.3. Why it is important you help us again 

1.3.1 The final proposals in the Thetford Area Action Plan will affect the lives of everyone in 
Thetford. It will help regenerate the town, it will decide where new homes and jobs should 
go, and it will set out what community facilities we need. 

1.3.2 We cannot write the Thetford Area Action Plan on our own. The best people to help decide 
exactly what should be done, where and when it should happen is you and your family, 
whether you live, work, visit or have some other interest in Thetford.  

1.3.3 Your views are also helping us decide what action we should take now, on the ground. And 
we are doing that, with investment in the town centre, safer routes to schools and the train 
station.   

1.4. Background information 

1.4.1 If you want to know more about how the Thetford Area Action Plan fits with other local, 
regional and national plans and strategies, what other studies we have done to help 
prepare this plan, and lots of other background information, then please go to Appendix 1. 

1.5. Key Issues for Thetford 

1.5.1 There are a number of key issues and challenges which we face, including: Thetford’s very 
sensitive setting; funding issues; regeneration of our town centre, improving our existing 
communities, management of the change and welcoming new communities; and overall 
raising the profile of Thetford as a place to live, work and invest in.  

1.5.2 A particularly big issue is the need to address both growth and regeneration 
simultaneously. One will fail without the other.  

1.6. What stage are we at?  

1.6.1 Here is the proposed time line of the process in preparing the Thetford Area Action Plan: 

Stage Dates Completed? 

Evidence Gathering and preparation of Issues & Options 
Document 

2007 to May 2008 M 

Issues & Options consultation published for 6 week 
consultation 

Late June – Early 
August 2008 

M 

Responses to the consultation considered and Preferred 
Options document prepared   

August 2008 – 
December 2008 

M 

Preferred Options published for consultation Feb – March 2009  Now 

Responses reviewed and considered, final version prepared April  – Dec 2009  

Final draft Plan published for final consultation  Feb 2010  

Public Examination of Thetford Area Action Plan July 2010  

Inspector’s Report Sept 2010  
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Final Adopted Thetford Area Action Plan Published October 2010  

Please Note: During the course of the preparation of this Plan, the regulations as to how Plans must 
be prepared have changed. The changes mean that there is no longer a formal requirement to 
consult on Preferred Options. However, we have decided to do so, to keep people informed and 
maximise the opportunity to influence Thetford’s future.   

1.7. What does ‘Preferred Options’ Mean? 

1.7.1 This document is the first time you can see what we are proposing for Thetford. However, 
this is not the ‘final’ plan, far from it. We want you to let us know what you think of our 
current preferred, not final, proposals. Many of the ideas and proposals in this document 
have only recently been arrived at, helped by the consultation in July 2008. We will need to 
test each of the proposals thoroughly over the next 9-12 months to make sure they are 
viable and appropriate. However, before we do that, we want your views at this early stage. 
Are there any proposals in this plan which you think we have got wrong, either as a whole 
or perhaps some of the detail? Please let us know.  

1.8. Sustainability Appraisal. 

1.8.1 Sustainability Appraisal (SA) is a systematic process undertaken during the preparation of 
a plan, programme or strategy. The role of the SA is to assess the extent to which the 
emerging policies and proposals will help to achieve relevant environmental, social and 
economic objectives. We have undertaken a draft SA based on this Preferred Options 
Thetford Area Action Plan, the outcome of which is available in a separate report on line.   

1.8.2 However, by way of summary of the full SA document, each of the policies, and the 
alternatives, within this document has a traffic light system to indicate what the SA says 
about each policy and its alternative.  Green indicates that the policy appears to be the 
more sustainable, orange neutral and red the least sustainable option for each policy. 
Further details are at page 80. 

1.9. Thetford: A Growth Point Town and a Healthy Town 

1.9.1 Thetford is fortunate in that it has been awarded both Growth Point and Healthy Town 
status by central government. This means government recognises the challenges and 
opportunities we face, and is willing to help us to achieve our vision and aims.  Moving 
Thetford Forward is also now well established to coordinate and deliver our ambitious 
plans. 

1.10. Vision and Objectives   

1.10.1 Vision for Thetford: We set out a draft version in the June 2008 Issues and Options 
questionnaire, and asked you what you thought about it. Your response was as follows: 

Issues and Options Q1: Vision: What do you think of the draft vision? Your 
response 

(A) The draft vision is about right 329 (38%) 

(B)The vision is far too ambitious and over optimistic – make it more 
realistic  

432 (50%) 

(C) The vision is not ambitious enough 62 (7%) 

(D) I don’t understand it 14 (2%) 

(E) Don’t know 22 (3%) 

1.10.2 We also received some written comments about the vision. One common comment was 
that it was confusing to read, with people not sure whether it was referring to Thetford as it 
is now or Thetford in the future.  

1.10.3 Having listened to your views, we do not think the vision needs major changing, but we 
have made it clearer. We have also noted your concern that some of you think it is too 
ambitious. We accept the vision is challenging, but we think we can achieve it if everyone 
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works together. As one respondent said “Aim high. The process may require lots of little 
steps but the vision should be the best we can manage.”  Our revised vision is below: 

 

 

A Vision for the Sustainable Growth 

and Regeneration of Thetford 

 

By 2026 Thetford will become a well planned, self-contained sustainable town where people feel 
part of the community and where they continue to enjoy living and working. It will be a place 
people want to visit.  

Thetford will be an important town for jobs, shops, services, schools and tourism, and will 
continue to be the fourth largest town in Norfolk.  We want Thetford to be known as a town 
where healthy lifestyles are at the heart of what people, communities and businesses do.     

Thetford’s considerable natural and historic assets will be preserved or enhanced. In particular, 
all new development will protect the internationally-important wildlife sites and species that live 
adjacent to the town. A comprehensive network of green spaces, corridors and other green 
areas will be put in place or improved, focussed on the River Thet and Little Ouse corridors and 
a new country park near the heart of the town, and provide a viable network within, to and from 
surrounding areas. 

Thetford will increase in size by 6,000 houses since 2001 including a significant amount of 
affordable housing.  These new houses will be located primarily to the north and north-east of 
the town.  The population will grow to around 35-40,000 (2001 Census it was 21,588).    

The A11 will be dualled along its entire route by around 2013, hopefully before, and this will help 
encourage new and growing businesses to locate in Thetford. 5,000 new jobs will be created, 
especially on new employment areas and in a revitalised town centre, including high quality, 
high skilled jobs. The first phase of new jobs will be on the Thetford Enterprise Park to the north 
of the town. 

By 2026, all people in Thetford, whether new or long standing residents, will feel they have 
benefited from the growth and investment that is to take place. New development areas will be 
planned in a way to make the communities inclusive and to contribute to a balance between 
houses, jobs, services and leisure facilities. In addition, the new communities will feel an 
inclusive part of Thetford as a whole. 

Existing communities will see significant benefits, with developers and public authorities 
contributing funding to projects which revitalise existing estates, the town centre and other 
important public areas. Wards where there is evidence of deprivation will be targeted first, but 
always working with the community to ensure the right improvements are made. This will include 
environmental improvements, some new developments and improved community and social 
cohesion. 

Thetford will become proud of its high level of education provision for all ages, with schools 
forming the heart of new and existing communities. New community facilities will be provided 
early, and will be well planned and well maintained. 

Alongside the growth, Thetford and its surrounding area will shift away from heavy reliance on 
the car towards more sustainable forms of travel, especially to walking, cycling and buses (with 
new bus interchange provided by around 2010/11). 

The town centre will be regenerated and enlarged to become the focus of the community for 
leisure and shopping, unifying the existing and new areas of the town.  

All the new development will comprise high quality design, high environmental performance and 
take advantage of all opportunities to maximise energy efficiency and energy coming from 
renewable resources. 
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1.11. Objectives for Thetford  

1.11.1 The Thetford Area Action Plan needs a set of objectives. These are our preferred 
objectives – please let us know if you have any comments.  

 

Issue/Problem/ 
Challenge 

Higher Strategic Theme Individual Strategic Objectives (SO) 

Thetford SO1: To provide the environment capable of delivering 6,000 net 
new homes in Thetford between 2001 – 2021 and a 1,500 further homes 
by 2026 to ensure all residents have access to a decent home.  

Thetford SO2: To ensure high and stable levels of employment through 
restructuring the local economy providing the basis for a minimum of 5,000 
net new jobs, especially high quality jobs, in Thetford in the period 2001-
2021, so everyone can share in the prosperity of the District. To promote 
economic diversity and support economic growth. 

Thetford SO3: To address Thetford’s current infrastructure deficits, plan 
for new infrastructure and ensure it is delivered with growth and not after. 
This includes green infrastructure. 

Thetford SO4: To strengthen Thetford as a place for shopping, work, 
services and leisure. Balancing housing, employment and service growth 
to promote self-containment. 

Thetford SO5: To regenerate the town centre as a focus for retail, 
services and leisure, including improving its evening economy offer. 

Thetford SO6: To address the most severe pockets of deprivation in 
Thetford’s residential and employment estates, through physical 
regeneration projects. 

Housing, 
Employment and 
Regeneration 

 

To deliver significant 
housing and employment 
growth in Thetford, 
supported by social, 
economic and 
environmental 
infrastructure. (Individual 
Objectives SO1-6 are 
subject to satisfactory 
Appropriate Assessment 
work relating to protected 
habitats and species) 

Thetford SO7: To create an environment in Thetford that facilitates healthy 
lifestyles for all. 

Thetford SO8: To protect and enhance the quality and distinctiveness of 
the biodiversity, geology and landscape setting of Thetford, and ensure 
growth respects such features.  

Environment To comprehensively 
protect and enhance, as 
appropriate, the natural 
and historic assets of the 
Thetford area. Thetford SO9: To protect or enhance the historic assets of Thetford and 

require new development to meet high quality design standards.  

Natural Resources To make Thetford play its 
part in protecting the 
environment and in 
tackling climate change.  

Thetford SO10: Development, especially on greenfield growth locations, 
to be an exemplar for efficient use of resources (eg energy, water, building 
materials). 

Thetford SO11: To turn around Thetford’s current heavy reliance on the 
car to more sustainable forms of transport.  

Accessibility To enhance accessibility 
to services to reduce 
need to travel and 
inequalities in access. Thetford SO12: To ensure good accessibility for all to jobs, facilities and 

services in Thetford, especially from the new growth locations and 
Thetford’s most deprived estates.  

1.12. Boundary of the Thetford Area Action Plan   

1.12.1 We asked at the Issues and Options stage what area you think the Thetford Area Action 
Plan should cover, and thus the area within which the policies and strategies in this Plan 
will apply. Breckland-wide planning policies will be applied to areas outside the boundary. 
You responded to the question as follows: 

Issues and Options Question: What should be the boundary of the 
Thetford Area Action Plan?  

Your 
response 

(A) Just Thetford: Thetford urban area as it is now plus the new allocated 
development land – this will be the smallest of the 4 options 

373 (43%) 

(B) Thetford and Croxton Village: Thetford urban area as it is now, the new 123 (14%) 
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allocated development land, plus a slightly wider rural hinterland. This will 
include Croxton village. 

(C) The Parishes Option: A larger area, covering the whole of Thetford, 
Kilverstone, Brettenham and Croxton parishes. 

175 (20%) 

(D) The Wildlife Option: Land inside the wildlife boundaries that surround 
Thetford. This option includes the Thetford Urban area as it is now plus the land 
up to the boundary of the wildlife designations and includes Croxton Village. 

143 (16%) 

(E) Other (please specify). 25 (3%) 

(F) Don’t know 34 (4%) 

1.12.2 The favourite option involved the smallest area. We also received some written comments, 
raising issues such as development should only be within the A11 and that villages should 
retain their own identity.  One message we received from some residents of Croxton village 
was that they did not want to be included within the Plan area.  

1.12.3 Having listened to all views, on the next page we set out our preferred choice for the 
boundary of the Thetford Area Action Plan. We have chosen this option for a number of 
reasons, but in particular: 

• We took into account what people wanted, and tried to meet their request as much as 
possible. It is based on Option A, but is slightly larger. It also tries to reflect those who 
chose option D.  

• We have accepted the request of many people living in Croxton village and therefore 
none of the policies in this Plan will apply to the village of Croxton. However, parts of 
the parish of Croxton will be covered by the Thetford Area Action Plan, such as the 
land and properties between the A11 and Thetford, and some predominantly 
agricultural land to the north of the A11. 

• It avoids important habitats, with the exception of Barnham Cross Common where we 
will be looking to work with landowners and interested parties to put in place a 
management plan to protect and enhance the area. It is easier to do this if the land is 
located within the policy area of the Thetford Area Action Plan. 

• Other reasons, as set out in the table below. 

1.12.4 The following table summarises the reasons why the alternative options were preferred or 
rejected:  

O
p
ti
o

n
 

Option 
Preferred 
or Rejected 

Reasons for Option Preferred or Rejected 

(A) Thetford 
Area Action 
Plan to cover 
just Thetford 
area* 

Part 
Preferred / 
Part 
Rejected 

The preferred option is similar to A, but not quite as tight around 
Thetford as option A originally proposed. This does not mean the 
whole of the area within the boundary will be developed – far from 
it. However, this additional land within the plan area will assist us 
negotiating with landowners over other uses which could take 
place on that land (e.g. leisure, nature conservation, other access 
etc). Option A had strong public support, which we have tried to 
reflect in the preferred option. 

(B) Thetford 
and Croxton 
Village* 

Part 
Preferred / 
Part 
Rejected 

The preferred option is similar to B, though reduced in size 
especially to the north with the removal of Croxton village and 
surrounds from the plan area. This is because the policies in this 
plan do not directly relate to Croxton village.  

(C) The Four 
Parishes* 

Rejected There was some, but not overwhelming, support for this option, 
and we have concerns that large parts of the area would not be 
directly related to Thetford issues but better suited to wider 
Breckland policy.  

(D) The Part The preferred option reflects the Wildlife Boundaries, though does 
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Wildlife 
Option* 

Preferred / 
Part 
Rejected 

not follow them exactly, for reasons as set out above. 

Any other 
options* 

N/A No significant support or other realistic options put forward or 
considered. 

*For further details of these options see the Issues and Options question (repeated above) 

1.12.5 We would also like to make it clear, following questions asked, that this Plan does not 
interfere with the formal boundary of Thetford parish or any other parishes, nor do the 
policies and proposals of this Plan necessitate the need for a change to the parish 
boundaries. Any changes to Town or Parish boundaries is undertaken through a different 
process and, at present, there are no plans to do so for parishes in the Thetford area.  

1.12.6 If you have any questions or further adjustments you think we should make to the boundary 
of the Thetford Area Action Plan then please let us know. 

Area Covered by the Thetford Area Action Plan – our Preferred Option  
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2. Thetford: Historic Past and Healthy Future 

2.1. Overarching policy for Thetford  

2.1.1 Thetford‘s historic assets, alongside its fabulous natural environment and thriving 
communities, is something we should be proud of. 

2.1.2 We believe that we should not only be proud of our historic environment, but should also 
look forward to a very healthy future for Thetford, and in particular embed ‘healthy 
lifestyles’ into our new and regenerated communities. We recently (Nov 2008) received 
national ‘healthy town status’, only one of nine in England. This will further help create 
healthy lifestyles in Thetford. 

2.1.3 This ‘historic past and healthy future’ theme has influenced the preparation of this Plan. We 
were helped by you in choosing this ‘theme’, following consultation at the Issues and 
Options stage where you responded as follows: 

Issues and Options Question: A Theme for Thetford: Whilst we want to achieve high standards in 
all aspects of growth and regeneration of Thetford, what should be Thetford’s key Theme for the 
future? i.e. what could we become known for in the future if we focus our attention on that 
Theme? 

Your suggestions 

Suggested Themes 

(note – we have grouped together similar responses, so the description 
below may not match precisely what all people said in all instances) 

Number of Votes 

(A) Historic Environment/History 194 

(B) Green Space/Natural Environment/river/Brecks/Forest/wildlife 127 

(C) Community spirit and cohesion/multi national/inclusion 101 

(D) Environmentally Friendly/Environment/Green/Clean/Eco 49 

(E) Others Themes mentioned (minimum 20 votes each):  

• Character/Design/Visual 

• Walking and Cycling/Accessibility 

• Innovation/Economy/Jobs/vibrant/modern 

• Be proud to live in Thetford/desirable town 

• Tourism/good to visit 

• Safe/Crime Free  

 
27 

27 

26 

26 

23 

21 

2.1.4 The above are only the most popular choices – we had a huge range of interesting ideas, 
and we thank you for your contributions.  With the theme in mind, we have prepared the 
following overarching policy for Thetford:  

Policy TH1 Thetford: Historic Past and Healthy Future 

All development proposals should clearly demonstrate how it contributes to respecting Thetford’s 
historic past and contribute to its healthy future. 

In this regard, development proposals, both at masterplanning and individual building design, will 
be considered against the following issues: 

• Proposal should preserve or enhance the historic environment of Thetford, especially its 
listed buildings, scheduled monuments, archaeological deposits and the town centre 
conservation area. 

• Proposals should contribute to the creation of a healthy lifestyle for existing and new 
residents. For example, features where particular attention will be focussed are:   
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- play and leisure provision; 

- open space provision; 

- easy access to facilities; 

- a walkable and cycleable 
environment; 

- well connected streets; 

- safe and secure environment; 

- vibrant and pleasant places to live; 

- provision for local food production 
(e.g. allotments); 

- provision of facilities to enable strong 
social networks;  

- economically vibrant communities; 

- ability for communities to have and 
maintain a shared public vision; and 

- provision of places which feel owned 
by the local community 

2.1.5 In relation to the health elements above, there are a number of good practice guides 
available about incorporate health into the built environment, including: 

• To Follow  

• To Follow 

2.1.6 The policies and plans of other national, regional and local governments, bodies and other 
agencies should align their own strategies so as to focus their resources on driving forward 
a healthy lifestyle in Thetford and/or paying particular regard to enhancing or preserving its 
historic assets. 

2.1.7 The following table summarises the Sustainability Appraisal and the alternative options:  

O
p
ti
o
n
 Sustainability Appraisal 

Summary 
Option 
Preferred 
or 
Rejected 

Reasons for Option Preferred or Rejected 

A – 
Historic 
Environ-
ment 
Theme 

This policy scored strong 
positive against SA 
objectives ‘conserving the 
historic environment’ and 
‘improving the health and 
wellbeing of the population’. 

Preferred Strong public support, and a strong theme to 
use. However, we also think we should look to 
the future, hence we have doubled up the 
historic theme with ‘healthy future’ for Thetford, 
thus also focusing on facilitating healthy 
lifestyle. 

B – 
Natural 
Environ-
ment 
Theme 

This policy scored strong 
positive on SA objectives 
‘conserving biodiversity’ and 
‘the distinctiveness of the 
landscape and townscape’. 

Part 
Preferred  

A well supported, strong theme, but not the 
chosen main theme because of its relatively 
narrow focus. However, strong policies on 
green spaces and the natural environment will 
still be a key focus of the Plan, and these 
issues are important as part of promoting a 
‘healthy future’ and lifestyle for Thetford. 

C – 
Com-
munity 
Spirit 
Theme 

This scored positive on a 
few SA objectives. 

Rejected A well supported, strong theme, but rejected 
because of its relatively narrow focus. 
However, we are keen to support existing, and 
establish new, strong communities through 
Moving Thetford Forward. 

D – 
Environ-
mentally 
Friendly 
Theme 

This scored strong positive 
on SA objectives ‘water’, 
‘reducing contributions to 
climate change’ and 
‘increasing recycling’.  

Rejected Some support, and a strong theme, but 
considered that policies in the plan and 
Government Regulations are progressing the 
eco-agenda firmly already and no need to 
‘double up’ by choosing as Thetford’s Theme. 

E – 
Other 
Themes 

There are many other 
potential themes suggested 
by the public. The effect will 
be specific to that 
theme.Themes are unlikely 

Mostly 
Rejected 
/ Part 
Preferred. 

Design, jobs, economy, tourism and crime-
free, amongst other issues, are very important 
issue, and one we are addressing through the 
Plan, but none are considered appropriate as a 
theme covering day to day life in Thetford. 
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to have negative outcomes. Cycling / Walking are essential ingredients of a 
healthy lifestyle, and therefore will form part of 
our plans though too narrow on its own, hence 
grouped in with ‘historic past – healthy future’ 
preferred choice. 

 

2.2. A Design Framework for a Growing Thetford – the overarching spatial strategy 

2.2.1 The next chapters of this Plan are topic based (housing, jobs, etc), prepared on the basis of 
an overarching map of the growth and regeneration plans for Thetford. This overarching 
map can be found inside the back cover of this document.  It has been prepared based on 
our vision and theme for Thetford, and taking account of the public’s views and all the 
technical evidence we have gathered. 

2.2.2 If you have any comments on it please let us know. 

2.2.3 The rest of the policies in this Thetford Area Action Plan describe in more detail precisely 
what will happen where, when and how we will actually make it happen.  

2.2.4 More detailed site boundaries of major development or opportunity areas can be found 
throughout the rest of this Plan, as well as specific policies and proposals for these areas.  

 



 12/87    TAAP to Cabinet 13.01.09 

3. Housing  

3.1. Introduction  

3.1.1 The Thetford Area Action Plan is not the place to debate the overall target amount of 
housing growth for Thetford. This has been done through the East of England Plan 
(sometimes known as the ‘RSS’) and is to be confirmed in the Breckland Core Strategy. 
Both of these have had public consultation.  

3.1.2 In short, we must “provide 6,000 homes over the period between 2001 and 2021 and 
between 1,500 and 2,000 new homes between 2021 and 2026.”  (Breckland Core Strategy 
Policy SS1). This gives us a minimum of 7,500 houses to build 2001-2026. 

3.1.3 Some of this housing has already been built (precisely 1,000 between 2001-2008) and 
there are current unimplemented permissions for more housing already in place (348 
houses as at April 2008). More future permissions are also likely to come forward within the 
existing Thetford area during the plan period, and we are making a very low assumption of 
152 coming forward this way. It is likely to be substantially more, especially when we start 
to under take major regeneration projects. However, overall, we are working on the basis of 
needing to find new sites for a minimum of 6,000 new houses for the period 2008-2026, in 
order to reach the required minimum 7,500 new houses between 2001-2026. 

3.2. Affordable housing and house mix 

3.2.1 Making sure we provide affordable housing and provide a mix of types and sizes of houses 
are important matters for a growing Thetford. However, these issues (e.g. the precise 
amount of affordable housing) are being dealt with in the Breckland Core Strategy and the 
Housing Needs Assessments which we regularly undertake, so there is no need for us to 
have an additional policy here. For the crucial matter of affordable housing, the Core 
Strategy currently says that 40% of new houses should be affordable on sites over 0.17ha 
in size or which have capacity for 5 or more dwellings. 

3.2.2 However, it is worth noting that Moving Thetford Forward has Board and Officer Group 
Members who are specialists on matters relating to affordable housing provision, so we are 
confident that we will get the right amount and type of affordable housing in Thetford, and 
in the right location. 

3.3. New Housing on Greenfield Land - Where should they go?  

3.3.1 We asked for your help at the Issues and Options stage to decide more precisely where 
new housing should go. We got a wide range of views on the options, but in summary you 
responded as set out over page. Please see Chapter 8 for our proposed preferred locations 
for major housing growth, which are predominantly based on your 1st and 2nd choices. 
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Issues and Options Q3: Using the map, which do you think are 
the best locations for new houses?  Please pick as many as you 
want: 

Your response (number 
of responses / choice in 
order 1st-11th) 

 

           

 
 

233 (8th) 

362 (4th) 

249 (7th) 

269 / 

 6th  

219   
(9th) 

206 (10th) 

381 (3rd) 

307 (5th) 

383 (2nd) 
432 (1st) 

(K) Other greenfield site - 8 (11
th
)  

(L) Don’t know 47 (N/A) 

Town Centre 

A11 

London Rd 

Norwich Rd 

A11 

Croxton Rd 

Abbey 
Estate 

Barnham 
Cross 
Common 
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3.4. Gypsies and travellers  

3.4.1 Gypsies and travellers are an important part of the community, and Government is keen to 
address the current national under-provision of sites and pitches.  The Breckland Core 
Strategy indicates that in the period to 2011 a single permanent site for 15 gypsies and 
travellers pitches needs to be found in Breckland, and sets a number of criteria for finding a 
suitable location. In terms of towns, it provisionally indicates that the A11 corridor would be 
suitable location.  

3.4.2 Finding a permanent site should not be confused with the recently approved Short Stay 
Stopping Place for Gypsies and Travellers just off the A11. Development of this site was 
completed in 2008. This is not a permanent site as it is designed only to be used for groups 
passing through the area. At the issues and options stage we asked you a question about 
Gypsies and Travellers, and your response is below: 

 

 Issues and Options Q4: Gypsy and Traveller Site. In addition to the Short 
Stay Site currently being developed near the A11 in Thetford, we need to 
find a suitable permanent site in Breckland for approximately 13 - 15 
pitches in either Thetford, Attleborough or somewhere else along the A11. 
Do you think it should be located in Thetford? 

Your 
response 

(A) Yes, Thetford would be the best location 48 (5%) 

(B) No, somewhere else would be a better location 798 (89%) 

(C) Don’t know 50 (6%) 

3.4.3 We also received a wide range of written comments about Gypsies and Travellers, some 
positive about the need to find land in Thetford, but the majority expressing concern, 
including the lack of a suitable location for a site and the fact there is already a temporary 
site in Thetford.  

3.4.4 Having listened to your views and considered the evidence, it is likely that we will not be 
allocating a site for Gypsies and Travellers within the Thetford local area, and instead 
Breckland Council is likely to be allocating a site elsewhere close to the A11, probably in 
the Attleborough area. This also makes sense, considering that Thetford has recently 
introduced a temporary site. If this situation changes, we will insert a policy at the next (and 
final) consultation stage due in February 2010. If you think we have got this wrong, please 
let us know, with reasons why.  

3.4.5 The following table summarises the Sustainability Appraisal of all the options, together with 
reasons why the alternative options were rejected:  

3.5. New Housing Within The Existing Thetford Urban Area  

3.5.1 National, Regional and Breckland Planning Policy all promote the development of new 
housing on ‘brownfield’ (or ‘previously developed’) land as well as, in general, making the 
most of all land within towns and cities. We fully support these policies for Thetford and 
there is no need for a general supporting policy in this Plan to say so. 

3.5.2 The Thetford Area Action Plan could, however, designate particular sites in the urban area 
where we think some new development should take place, and to give extra support to 
their redevelopment. At the Issues and Options stage, we listed some sites within the town 
which could, in theory but not necessarily in practice, accommodate more than 5 dwellings 
(or equivalent), and we asked your views as to whether we should or should not promote 
development on these sites. We received a number of comments, especially about the site 
on Station Road. Overall, there were mixed views on the sites listed, as detailed below:  

Issue and Option Q5 – New development within the existing Thetford area: Below are 10 
sites (as defined in 2007) with the potential for new development, probably housing. Do you 
agree / not agree / don’t mind whether each site is developed for a new use?  

Ref Address / Location Your Response 
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 (Sites below are listed in the order of your support i.e. 
the first site below received the most support, the last 
site received least support) 

agree not 
agree 

don’t 
mind 

T22 Disused Gas Distribution Centre, Bury Road 760 51 64 

T92 Vacant Land, Maine Street 615 89 111 

T121 Council depot, Melford Bridge 543 169 113 

T27 Land at Grove Lane 527 183 111 

T113 Former Hospital, Earls Street 505 279 65 

T112 Derelict Anchor Hotel and surrounding land, Bridge Street 426 380 40 

T11 Builders Yard and backgardens, off New Road 370 325 133 

T03 Former Depot/Barns, Monksgate 254 501 75 

T30 Garden Land, Norfolk Road 211 451 131 

T94 Greenspace, London Road NOTE: This site has planning 
permission for cemetery and is an important open space. 
Permission therefore unlikely for major, if any development. 

92 476 83 

3.5.3 Having considered your comments and further investigated the sites, we have decided not 
to proceed with the policy as originally intended. This is because some of the sites 
already have planning permission, some have a current planning application pending, 
whilst others we do not see as desirable or deliverable sites for redevelopment (such as 
those affecting people’s back gardens). 

3.5.4 We therefore intend to simply consider proposals (if any) on a site-by-site basis as and 
when the landowners come forward with ideas for the above sites or any other sites within 
Thetford (with every such site needing careful consideration, such as impact on 
neighbours, access arrangements, any historic or nature implications, design issues and so 
on). 

3.5.5 The only exception to dropping this policy for the above named sites is the disused gas 
distribution centre on Bury Road, where we think the site is of such a significant size, 
importance and need for particular attention that it warrants its own policy – see policy 
THxxxx.  
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4. Employment 

4.1. Introduction 

4.1.1 The East of England Plan requires us to “facilitate growth of a diversified employment 
base” for Thetford which “maintains the town’s economic self-containment and reflects its 
role as a key settlement in the A11 corridor”. The Breckland Community Plan has a theme 
entitled Economic Development, with an objective “to make the district an economically 
prosperous place, which attracts and supports local businesses and encourages local 
enterprise.”  

4.1.2 The Breckland Core Strategy Policy CP3 ‘Employment’ has some specific elements for 
Thetford, and state that plans for Thetford should: 

• Make provision for development that will deliver 5,000 net additional jobs. 

• Facilitate “development of some 30-40ha of strategic employment land, inside the 
A11”. 

• Ensure “protection and promotion of existing employment sites which have been 
identified as fit for purpose in the Employment Land Review”  

• Ensure “the town centre of Thetford will be regenerated to provide a significant 
uplift in town centre related employment.” 

4.1.3 Paragraph 3.26 of the Core Strategy also neatly sums up wider employment issues for 
Thetford, as follows, which itself was informed by the consultation we undertook with you in 
Thetford during July-August 2008 and other evidence such as the Employment Land 
Review (Oct 2006): 

Breckland Core Strategy - paragraph 3.26  

“Thetford… will develop its regional economic role, the delivery of which will be supported by 
interventions such as the Rural Valley Enterprise (REV) project and reflecting the town’s Growth 
Point Status. There will be a focus on increasing the net number of "high value" business jobs in 
the finance, ICT and research sectors while supporting its manufacturing and service industries. A 
focused strategy of interventions to bring forward employment land and deliver additional jobs 
growth will be implemented. In addition to the development of the Thetford Enterprise Park and 
protecting existing employment sites in the town, the LDF will deliver a strategic employment 
site(s) to the north of town within the A11 as part of a mixed-use sustainable urban extension, the 
details of which will be determined through an Area Action Plan for Thetford. Employment growth 
in Thetford will be further bolstered by the regeneration of the town centre and increased jobs in 
the retail and service sectors and smaller scale local employment provision in other locations, 
contributing to an overall target of 5,000 net new jobs for the town by 2021.” 

4.2. New Employment – Where should it go? 

4.2.1 At the Issues and Options stage we asked for your help deciding where new employment 
should be located.  The full results are contained in the map on the next page.  We also 
received some written comments, emphasising the need for good access to the A11 and 
also suggesting extending/improving existing industrial estates and that the first step is to 
fill any vacant units.  Your views have already helped inform the Core Strategy (see 
above). 

4.2.2 We are also being advised by research undertaken by independent consultants that if the 
growth of Thetford is be successful, there is a need to provide a new high quality Business 
Park. On this Business Park, the consultants say we should only permit what is known as 
‘B1 Developments’. This essentially means only permitting offices rather than, warehousing 
or industrial units. The consultants also firmly recommend that such a Business Park 
should be located close to, and be easily accessible from, the A11. 

4.2.3 Thetford Enterprise Park (TEP): This is an exciting new 18ha business park to the north 
of Thetford with immediate access to the A11 trunk road and close proximity to other 
industrial estates in the town. The site will provide high quality infrastructure and 



 17/87    TAAP to Cabinet 13.01.09 

opportunities for large or small developments. There are also plans to have a hotel on the 
site. 

4.2.4 TEP represents the single largest area of new business land to be created in Thetford for 
the last 40-50 years and is generating significant interest amongst the local business 
community, and wider. The site which will accommodate around 600,000 sq ft of 
commercial premises and employ some 600-700 people. Outline planning permission is in 
place, and the 18ha will count towards the need to find a further 30-40ha of employment 
land in Thetford, predominantly to the north.  

4.3. Locations for New Employment 

4.3.1 Having listened to you views on employment matters, and considered the other evidence, 
we set out proposals in this Thetford Area Action Plan for the following: 

• Approx 24ha of employment land on the TEP site and the Trident Business Park 
(Kilverstone), both of which have employment related planning permission but not 
yet implemented. 

• Approx 12.4ha of new Employment Land, of B1 and B2 Business Class uses, as 
part of the new major development to the north of Thetford, inside the A11 (exact 
details and location to be determined). 

• Policies in Chapter 5 relating to increasing shops, leisure and office uses, all of 
which will create a significant increase in jobs within the town centre. 

4.3.2 Other jobs will also be created throughout the town which we can not plan for directly but 
they will count towards our 5,000 new job target. A good example is the new teachers in 
the new schools which will be built in Thetford. 
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Issues and Options Q3: Using the map, which do you think are 
the best locations for new employment?  Please pick as many as 
you want: 

Your response (number 
of responses / choice in 
order 1st-11th) 

 

           

 
 

Town Centre 

A11 

London Rd 

Norwich Rd 

A11 

Croxton Rd 

449 (1st) 

150 (6th) 

347 (2nd) 

308 

(3rd) 

141 
 (7th) 

119 (9th) 

112 (10th)  

132 (8th) 

262 (4th) 

240 (5th) 

(K) Other greenfield site - 21 (11
th
)  

(L) Don’t know - 96 (N/A) 

Abbey 
Estate 

Barnham 
Cross 
Common 



 19/87    TAAP to Cabinet 13.01.09 

5. Town Centre, Shops and Other Services 

5.1. Introduction 

5.1.1 The Breckland Core Strategy says indicates we need to plan for the following increase in 
retail space in Thetford between 2007-2018, though we could adjust these if we have a 
particular reason for doing so::  

• 2,000 – 2,500 sq metres of new ‘convenience’ floorspace. 

• 7,000 – 7,500 sq metres of new ‘comparison’ floorspace  
 

Help Box: Size and Definition Guide 

The Wilkinson’s store in Thetford is about 1,000 sq metres 

‘Convenience’ refers to shops which sell everyday items such as food, whereas ‘Comparison’ 
refers to shops which sell items that you don't purchase very often. 

5.1.2 The Core Strategy also sets out more details about town centres and retail issues – see 
policy CP7. There is also further evidence available in the Breckland Retail and Town 
Centre Study (updated 2007).  

5.1.3 At the Issues and Options Stage we asked you a question on how many new shops you 
would like, and you responded as follows:  

Issues and Options Q7: New Shops: How many new shops should we 
provide? 

Your 
response 

(A) Low option: A limited amount of new shops, but keep it to a minimum 
because other towns and cities nearby have plenty of shops where I can go. 

50 (6%) 

(B) Medium option: Some new shops, so that we have enough shops to match 
the size of the growing town. 

428 (48%) 

(C) High option: Lots of new shops, so as to minimise the need for me to shop in 
other towns and cities, and also will encourage people from outside Thetford to 
do more shopping here. 

415 (46%) 

(D) Don’t know 5 (1%) 

5.1.4 There was no clear preference by you, apart from a rejection of the ‘low option’. Having 
listened to your comments, and taking into account the advice set out in the Breckland 
Core Strategy, we are proposing to match the request of the slight majority and make 
provision for at least a medium amount of new shops for the town. This means we would 
not become known as a ‘shopping destination town’ for the region, but we will ensure a 
sufficient number of new shops are provided to meet the demands of the town. 

5.1.5 In this respect, therefore, we see no reason to adjust the floorspace requirements down or 
upwards than those set out in paragraph 5.1.1 above.  

5.2. Shops - where should they go?  

5.2.1 Just as important as the quantity of shops is the location of shops. National and other 
policy states that, in principle, the town centre should be the focus for significant new retail 
and services development. The Core Strategy also states that, unless it can be 
demonstrated there is no negative impact, this new development should be focussed within 
Thetford town centre. However, this is not always practical due to the lack of suitable land 
for new shops.  

5.2.2 At the Issues and Options stage, we asked where you think new shopping development 
could go, and you responded to the following question: 

Issues and Options Q8: Location of Shops: Where do you think new major 
retail development should go? 

Your 
response 

(A) Put as many shops as possible in Thetford town centre, with no new shops 
away from the town centre except on the existing Thetford Retail Park and Forest 

424 (47%) 
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Retail Park. 

(B) Focus new shopping development on the town centre and the two existing 
retail parks, but permit about 20% of new shops on other sites in or on the edge 
of the town 

343 (38%) 

(C) Encourage new retail to go to the town centre and the two existing retail parks 
first, but permit about 50% of new shops on other sites in or on the edge of the 
town. 

119 (13%) 

(D) Don’t know 10 (1%) 

5.2.3 The majority of people are therefore supportive of town centre development, but many also 
accept that some (but not a lot) of the development should be built away from the town 
centre and existing retail parks.   

5.2.4 We also received other written comments, and three common concerns were:  

• Concern that business rates are too high. 

• There is a need for a food store or supermarket in the Town Centre. 

• Thetford needs higher quality shops. 

5.2.5 We have taken these views on board as we prepared this document, and also passed on 
messages to other relevant organisations and councils. We are proposing the following 
policy for retail development: 

Policy TH2 – Retail development 

Between 2007 and 2018 permission will be granted for retail development in accordance with the 
following criteria: 

(a) Town Centre – 5,000 square metres of new retail space: This will be in the form of 
1,000 sq metres of convenience shopping and 4,000 sq metres of comparison shopping 
spread across a number of Town Centre Opportunity areas within the town centre (see 
Policy xxx for further details and breakdown of the Town Centre Opportunity areas) 

(b) Thetford Retail Park – 1,000 square metres of new retail space: Around 500 sq 
metres of convenience shopping and 500 sq metres of comparison shopping will be 
permitted at the Thetford Retail Park. This provision assumes existing non-retail units are 
relocated or existing retail units can be increased in size. In addition, it will be essential to 
respect and pay close attention to minimising disturbance to the adjacent residential 
areas.  If possible, up to an additional 1,000 sq metres of floorspace would be acceptable 
on the Retail Park if it becomes likely that the town centre allowance is not deliverable in 
full. 

(c) Forest Retail Park – 2,000 square metres of new retail space: A maximum of 500 sq 
metres of convenience shopping and 1,500 sq metres comparison shopping will be 
permitted at the Forest Retail Park. This could be in conjunction with new indoor, 
predominantly evening based, leisure facilities especially if such uses can not be 
accommodated within the broad town centre area. 

(d) Small scale shops within the new residential areas – total of 1000 sq metres of new 
retail space: New retail provision as part of the new major development areas will be 
permitted up to approximately 500 sq metres of convenience floorspace in total 
(equivalent to a small supermarket, two small mini-stores, or an extension to an existing 
larger store) and up to 500 sq metres of comparison shopping. The location and other 
details for this retail element will only be approved as part of a wider, comprehensive 
development scheme for a major development area. No predominantly retail based 
proposal will be permitted in a major development area prior to at least outline planning 
permission being received for the applicable major development area, and any such 
permission may include restrictions on the implementation of the retail element until a 
certain degree of completion of the major development area has been achieved.  

To ensure that that the town centre regenerates and new retail is easily accessible by all, we will 
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firmly apply the ‘sequential test’ for new retail development proposals (see PPS6). In this regard, 
we would seek to implement the above targets in roughly the order as listed above i.e. (a) 
followed by (b), then (c), then (d). Inevitably there will be some overlap in this delivery, but we 
would expect significant progress to be made in the proceeding category(s) before planning 
permission and delivery of a lower category. 

Note: the above floorspace figures in (a)-(d) are net increases i.e. any loss of floorspace would 
also need to be provided on top of the new floorspace figures given 

5.2.6 The following table summarises the Sustainability Appraisal of all the options, together with 
reasons why the alternative options were rejected:  

O
p
ti
o
n
 Sustainability 

Appraisal 
Summary 

Option 
Preferred 
or 
Rejected 

Reasons for Option Preferred or Rejected 

A – Low 
shopping 
growth 

This scores 
negative on SA 
objectives ‘reducing 
contributions to 
climate change’, 
‘flood risk’, 
‘improving access 
to services’, ‘vitality 
of town centre’ and 
‘improving the local 
economy’. 

Rejected We agree with the public response that providing 
for a small amount of retail growth is not the right 
option. It would fail to regenerate the town centre 
and would likely increase people driving to other 
towns to shop, to the detriment of the environment 
and Thetford’s economy. This option is also not 
consistent with the Breckland Retail and Town 
Centre Study 

B – 
Medium 
shopping 
growth, 
focussed 
on the 
town 
centre 

The ‘flood risk’ SA 
objective is a 
negative.  This 
scores strong 
positive on SA 
objectives ‘vitality 
of the town centre’, 
‘access to work’ 
and ‘improving the 
local economy’. 

Broadly 
Preferred 

We agree in principle with the majority of 
respondents, which request a medium amount of 
new retail space and a focus on the town centre 
and existing retail parks. However, on closer 
inspection, we are finding the task impossible to 
implement all new retail in these locations due to a 
lack of land availability and the desire for other 
uses (community / leisure etc) in the town centre. 
As such we are planning to place as much as 
possible in the town centre and permit additional 
development in the existing retail parks. In 
addition, within the new growth location(s) we will 
also expect the provision of a ‘centre’ of some kind 
which would include day to day shops for the new 
communities. However, we are committed to 
positioning the town centre, as a whole, to be the 
focus for retail, community and civic activity and all 
other retail activities in the town must complement 
rather than undermine this role. 

C – 
medium 
shopping 
growth 
focussed 
out of 
town. 

This scores 
negative on SA 
objectives, 
‘reducing 
contributions to 
climate change’ 
and ‘vitality of town 
centre’. This scores 
strong positive on 
SA objectives 
‘access to work’ 
and ‘improving the 

Rejected It is our view that focussing new shopping away 
from the town centre and existing retail parks 
would undermine the town centre and be 
unnecessary in order to achieve the retail targets. 
Nevertheless, we accept a significant amount will 
need to be provided away from the town centre. 
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local economy’.   

D – 
higher 
shop 
floor-
space 
growth 
targets. 

This scores 
negative on SA 
objectives, 
‘reducing 
contributions to 
climate change’ 
and ‘flood risk’.  
This scores strong 
positive on SA 
objectives ‘vitality 
of the town centre’, 
‘access to work’ 
and ‘improving the 
local economy’. 

Rejected Whilst just under half of respondents supported 
Thetford becoming a shopping destination, with 
lots of new shops, we are not convinced this is 
appropriate. We are concerned, following further 
work, that we do not have sufficient land to 
accommodate such growth, especially in the town 
centre and if we did it could cause further pressure 
on our roads due to increased shoppers driving to 
the town from further afield. Building lots of new 
shops away from the town centre would be more 
deliverable than in the town centre, but even less 
desirable due to impact on vitality and viability of 
the town centre. 

5.3. Other services  

5.3.1 By ‘other services’ we mean non-retail businesses which attract the public (e.g. 
hairdressers, travel agents, hire shops, banks, estate agents, betting shops, restaurants 
and cafes). We do not intend to have a separate policy on these, as national and district 
policy already supports these kinds of services in town centres or other accessible 
locations. A small amount may also be appropriate in the new centre(s) to be provided with 
the major development locations. 

5.4. Regenerating the Town Centre 

5.4.1 National planning policy seeks to maintain the vitality and viability of town centres. Regional 
planning policy is similar, with RSS Policy SS6 stating “Thriving, vibrant and attractive city 
and town centres are fundamental to the sustainable development of the East of England 
and should continue to be the focus for investment, environmental enhancement and 
regeneration.” Breckland’s Core Strategy (Policy CP7) echoes these sentiments. 

5.4.2 We fully support the above policies and we must aim to bring vitality and heart back to the 
centre of Thetford, to turn its fortunes around so it is the destination of choice for shopping, 
leisure and civic activity. We should also make the physical environment of Thetford town 
centre somewhere to be proud of and enjoy.  

5.4.3 We asked you at the Issues and Options stage what you saw as your top priorities for 
change in the town centre, and you responded as follows: 

Issues and Options Q9 – Previous consultations have identified 14 issues which we need 
to tackle in order to regenerate the town centre. We will not be able to do them all straight 
away - some will have to wait. Please identify your priorities to tackle first from the list 
below, with a maximum of five top priorities.  

 Your Response 

Issue for Improvement in the town centre Top 
Priority 

(in order 
of your 
choice) 

Medium 
Priority 

Low 
Priority 

Do not 
like this 
idea 

Better bus interchange/station 765 93 14 0 

Sort out derelict / eyesore buildings and derelict 
land 

754 102 16 1 

Better community hall / facility (e.g. for 
performance, small cinema, hiring out) 

429 275 96 9 

Make the riverside area more attractive. 426 324 63 4 

Improve the market 376 326 95 3 
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Improved ‘appearance’ of the town (e.g. flowerbeds 
/ seating / pavements / signage) 

374 350 71 8 

Improved leisure facilities (e.g. snooker, pool,  
games areas, youth clubs) 

347 334 121 19 

Improved parking 322 348 129 9 

More non-food shops 314 307 105 17 

More or bigger food shops 163 186 293 141 

More cafes / restaurants 117 331 269 69 

More housing in and around the town centre 23 139 345 263 

More bars / pubs  23 136 355 288 

More offices in and around the town centre 10 123 398 220 

5.4.4 These views have been extremely useful to us in determining what we should tackle early, 
but also what we should plan for in the longer term. Other agencies and organisations have 
also found these results useful to guide their priorities. 

5.4.5 As well as tackling your priorities now, we also need to agree precise locations for new 
development in the town centre, to help it grow in the long term.   

5.4.6 Below we set out a map of the town centre, which has been split into ‘opportunity areas’. 
For each opportunity area we set out what we think at this stage should be the focus for 
change and development. We are still working on this, but your comments would be 
appreciated – are we heading in the right direction with these opportunity areas? 

5.4.7 It should also be remembered that development in one opportunity area may have an 
impact on another, and this would need to be carefully considered. This is especially the 
case for development which may impact on the setting of historic buildings and assets. 

5.4.8 Outside of the opportunity areas, other development could come forward, especially if a 
proposal can not easily be accommodated in one or more of the areas. We will look at such 
proposals on their individual merits. 

5.4.9 Each opportunity area has its own sub-policy, indicating what we would like to see happen. 
At the moment, our current preferred policy for each opportunity area is as follows: 

Policy TH3: Thetford Town Centre Opportunity Areas 

Development, regeneration and conservation proposals for the following opportunity areas (as 
illustrated on the next page) must demonstrate that they meet the following four principles which 
are to be applied to all the Town Centre Opportunity Areas 

• Allow for ease of access by sustainable modes of transport (especially walking and cycling);  

• Be an area Thetford’s residents can be proud of, high quality design and a place to enjoy 
visiting/living;  

• Take advantage of, and enhance where possible and viable, the historic and natural assets 
which exist in the town centre; and, 

• Overall, bring a positive change to the area in which it is located. 

We set out below additional specific principles for each Town Centre Opportunity Area. 

Moving Thetford Forward or landowners/developers will prepare development briefs for each of 
these opportunity areas, building upon the principles set out above and below. Development 
proposals should either be comprehensive or, if small scale, clearly demonstrate how it contributes 
to the overall aim for that opportunity area and will not stymie future development coming forward. 

Opportunity 
Area 1: 
Historic 
King Street 
Shopping  

• Contribute to maintaining the pedestrianised ‘high street’ feeling of King Street; 

• New development should primarily be small shops and other typical ‘high 
street’ uses, with continued potential for special events such as occasional 
specialist markets and street parades; and, 

• Contribute to the long term aim of creating a quality, vibrant high street, with 
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strong preservation and enhancement of buildings of historic importance.  

Opportunity 
Area 2: 
White Hart 
Street / 
Bridge 
Street 

• Create a vibrant attractive area, making the most of the relative high amount of 
people passing through the area (e.g. to/from elsewhere in the town centre and 
from the train and new bus interchange); 

• Resist proposals for change of use from retail to other uses, unless it can be 
demonstrated that the new use would have high visitor numbers similar to 
those of a shop; and, 

• Consider the long term future of the car park off White Hart Street, and 
consider whether a sensitive redevelopment would be possible and 
appropriate. 

Opportunity 
Area 3: 
Minstergate 
area 

• Intensification of existing development; 

• Location of a new bus interchange; 

• Provision, possibly, of a new multi-storey car park; 

• Potential redevelopment of existing, relatively modern, single storey retail 
buildings into two or more retail floors, especially south of Minstergate; 

• Some mixed use on site, including residential where appropriate (especially in 
historic buildings where redevelopment for retail or other uses would not be 
viable); and, 

• Be sensitive to the residential development on site (existing and any new). 

• High quality pedestrian / cycle access to the town centre, bus interchange and 
towards the Priory / Abbey estate, improving the route along the north bank of 
the river as and when opportunities arise with redevelopment proposals.  

• Possible inclusion of new indoor leisure facilities, especially if this can be 
accommodated at first floor or above level. 

Opportunity 
Area 4: 
Riverside 
Redevelop-
ment 

• Redevelopment of existing buildings of poor quality design, which are also 
often unfit for current modern retailer needs; 

• Create high density development, predominantly retail, leisure, food and drink 
(though see next bullet), with more than one storey possible. Single storey 
retail redevelopment would not be permitted unless there were exceptional 
technical or design reasons for doing so; 

• Potentially the location for new post-16 education facilities 

• High quality design, which reflects, and makes a considerable positive 
contribution to, its riverside setting (though designs need to factor in the 
restrictions of building in the various flood opportunity areas which exist along 
the river edge); 

• Creation of a very pleasant, day and evening destination; 

• Some residential provision, on upper floors, is possible; 

• Redevelopment of some or all of the existing car parking, provided suitable 
provision is made elsewhere within the broad town centre area; and, 

• Removal of bus interchange to a new location (see Opportunity area 2). 

• Possible inclusion of new indoor leisure facilities, especially if this can be 
accommodated at first floor or above level. 

Opportunity 
Area 5: 
Central 
redevelop-
ment area 

• Redevelopment, and intensification of uses, with new development 
predominantly retail based; 

• Potentially an indoor mall approach; 

• Strong pedestrian linkages through the site to Opportunity areas 1, 4 and 6; 

• Modern, larger stores, of high quality design, of at least two storeys in height; 

• If suitable access arrangements can be made, underground car park could be 
an option. Existing surface carpark redeveloped; 
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• Suitable arrangements for servicing the new shop and other units, and possibly 
units in Opportunity areas 1 and 4, must be considered and sympathetically 
included in designs; and, 

• Current, non retail or non-visitor buildings within the area either redeveloped or 
sympathetically considered alongside any new proposals. 

• Possible inclusion of new indoor leisure facilities, especially if this can be 
accommodated at first floor or above level. 

Opportunity 
Area 6: 
Market and 
Community 
Focus area 

• Focus for Community and civic uses and the regular market, possibly even 
permanent market stalls; 

• Market retained in current location, potentially enhanced; 

• Substantial refurbishment, or preferably provision of a new, community centre, 
which incorporates new facilities which attract users throughout the day and 
evening; 

• Creation of a new, small, attractive, vibrant square/plaza, surrounded by high 
quality design (this may influence any redevelopment proposals in Opportunity 
area 5); and, 

• Possible inclusion of new food and/or drink premises, creating a café culture, 
taking advantage of the new square during warmer weather.  

Opportunity 
Area 7: 
Thetford 
Retail Park 

• Intensification of the Thetford Retail Park, with new uses prioritised for large 
scale retail based development; 

• New development to be sympathetic and sensitive to the existing surrounding 
residential areas; 

• Creation of much stronger, pedestrian and cycle based linkages to Opportunity 
area 1, to make Opportunity area 7 feel ‘part of’ the town centre shopping 
experience rather than a standalone shopping area; and, 

• High quality, modern design, suitable for today’s modern retailers and to meet 
shopper’s needs. 

• Possible inclusion of new indoor leisure facilities, especially if this can be 
accommodated at first floor or above level. 

Opportunity 
Area 8; 
Central 
River Valley 
Park 

• Creation of a strong, quality green space, as a destination in its own right, but 
also to complement visits to the town centre for leisure, shopping or other 
purposes;  

• High quality pedestrian and cycle access throughout the area, and to 
neighbouring areas; and, 

• Dulip Singh memorial area retained and enhanced. 

• Particular attention to enhancing the historic assets in the area (including their 
setting), notably the Priory, listed buildings and Schedule Ancient Monuments. 

• See Policy xxx for further details 

5.4.10 The following table summarises the Sustainability Appraisal of all the options, together with 
reasons why the alternative options were rejected:  

O
p
ti
o
n
 Sustainability 

Appraisal 
Summary 

Option 
Preferred 
or 
Rejected 

Reasons for Option Preferred or Rejected 

A – no policy 
for the town 
centre – rely 
on existing 
national and 
district policy. 

This scores negative 
on SA objectives 
‘reducing 
contributions to 
climate change’ and 
‘vitality of the town 

rejected There is widespread support and recognition 
of the need to regenerate the town centre 
through a mix of new retail, commercial and 
community uses, plus a general uplift in the 
environmental appearance of the area. To do 
nothing would mean there was no strong 
vision for what was wanted for the centre, it 
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centre’ would result in ad hoc, uncoordinated 
development, and likely exacerbate the town 
centre’s decline, with Thetford having no 
‘heart’ and vibrancy in its town centre. 

B – plans as 
per preferred  
policy 

This scores negative 
on SA objectives 
‘flood risk’.  This 
scores positive on 
many other SA 
objectives. 

preferred The policy represents realistic, though 
challengeable proposals, which can be 
tackled opportunity area by opportunity area 
or in parallel. It will require public as well as 
private investment. 

C – more 
fundamental 
redevelopment 
policy 

This scores negative 
on SA objectives 
‘flood risk’, 
‘distinctiveness of 
landscape and 
townscape 
character’ and 
‘historic 
environment’.  This 
scores positive on 
many others.   

 More ambitious plans are not considered 
deliverable or desirable, as this would require 
the fundamental restructuring of the historic 
urban framework of the town centre as well as 
the loss of attractive buildings. The preferred 
policy respects the historic heritage of the 
town centre, yet provides a framework for 
future growth and prosperity.  
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6. Social Infrastructure (Education, Health, Leisure, Green Spaces 
and other Community Facilities) 

 

 Education  

6.1.1 Background: Norfolk County Council has a statutory duty to ensure that there are 
sufficient school places for 5 to 18 year olds; to promote high educational standards, to 
ensure fair access to educational opportunity and to promote the fulfilment of every child’s 
educational potential.  It must also promote diversity and increase parental choice.  It also 
has a statutory responsibility to ensure appropriate provision for children with special 
educational needs, and early education places for all 3 & 4 year olds either in schools, 
school nurseries or private, voluntary and independent (PVI) sector. 

6.1.2 Separately, the Breckland Community Plan has a theme entitled Learning, with an 
objective ‘to encourage lifelong learning opportunities for everyone living and working in the 
district’.  

6.1.3 The Core Strategy, at Policy CP4, states that land for development will only be released if 
various infrastructure arrangements are agreed including “securing the physical 
infrastructure to support the requirements of education, skills and lifelong learning 
strategies”. For Thetford in particular, the Core Strategy targets the need for “Higher 
Education provision in Thetford including a dedicated tertiary education campus and 
expansion of existing High Schools” and the need for “additional new primary school 
provision in Thetford”. 

6.1.4 There are currently two high schools, 3 junior schools, 4 infant schools and 2 primary 
schools; although in January 2009 Canterbury Infants and Abbey Junior will join to form an 
all-through primary school.  There is currently some spare capacity in the existing schools 
and this will be taken full account of as plans are formed to provide additional school 
places.  The current schools (excluding the private Thetford Grammar School) are listed 
below: 

• Charles Burrell High School 

• Rosemary Musker High School 

• Abbey Junior School 

• Admiral’s Junior School 

• Canterbury Infant School 

• Drake Infant School and Nursery 

• Norwich Road School 

• Queensway Infant School and Nursery 

• Queensway Junior School 

• Raleigh Infant School and Nursery 

• Redcastle Furze Primary School 

 

6.1.5 Future Provision: Norfolk County Council’s has made preliminary estimates as to what 
this Plan should allocate in terms of new land for future education facilities, and other wider 
infrastructure work by consultants agree with NCC’s position. These are reflected in the 
policy below. 

6.1.6 The Thetford Area Action Plan needs to set out a clear blueprint mapping out how and 
where schools should be developed in Thetford.  However, it is important to point out that 
as new schools actually become required further statutory consultation will be undertaken 
regarding specific school proposals.  The views you expressed at the Issues and Options 
stage are now playing an important role in informing the decision making process regarding 
the future arrangement of school places in Thetford.  The results of the consultation were 
as follows. 

Issues and Options Q10: We will need several new schools to meet the 
growing population in Thetford. Should we locate as many schools as 
possible close to one another on a single site meeting all age ranges, or 
should we spread them around Thetford on lots of sites? 

Your 
response 



 29/87    TAAP to Cabinet 13.01.09 

(A) Combine new school facilities on as a few sites as possible, with one site 
housing facilities for all ages. 

341 (38%) 

(B) Build new schools away from one another. 472 (53%) 

(C) Don’t know. 82 (9%) 

6.1.7 The majority (53%) of respondents recommended a preference for building new schools 
away from one another.  In considering the location of primary schools this approach would 
ensure that new schools are placed at the heart of the communities they serve, minimising 
the distance pupils have to travel to school, encouraging walking to school and maximising 
the environmental and health benefits associated with this.  Significant interest was also 
shown in combining new school facilities and this is an area which will be explored further, 
particularly if opportunities emerge to co-locate complimentary facilities such as primary 
and secondary schools or specialist learning facilities. 

6.1.8 We also asked you a question about combing new schools with other community facilities 
and you responded as follows: 

Issues and Options Q11: Do you like the idea of having school sites close to 
other community facilities such as surgeries, libraries, community hall, etc? 

Your 
response 

(A) No. Site schools away from other facilities. 331 (37%) 

(B) Yes. Please consider whether other facilities could be located near to schools. 455 (51%) 

(C) Don’t know 104 (12%) 

6.1.9 There can be considerable benefits to communities where the right facilities are brought 
together in the right way, as the majority of you are recommending.  There are many very 
successful examples of services or facilities being clustered around schools, but one size 
does not fit all.  Every community has different needs and ambitions and bringing together 
the right services and facilities is time consuming but the benefits can be significant.  There 
are often concerns regarding to clustering facilities around schools but these obstacles can 
all be overcome with careful planning.  The principle of clustering facilities will be 
considered where we are proposing new schools or developing existing schools, however, 
the reservations of 37% of respondents sends us a clear message that we will take on 
board.  In exploring the clustering of facilities local communities and stakeholders would 
need to be involved and this approach would only be pursued where there was a clear 
benefit to the school and community in doing so. 

6.1.10 We also asked you about relocating existing schools, and you responded as follows: 

Issues and Options Q12: Relocating existing schools. In addition to new 
schools to accommodate new and existing residents, we could also relocate 
some of the existing schools on to new sites. Should we look at this option? 

Your 
response 

(A). No. Leave the existing schools exactly where they are. 606 (67%) 

(B) Yes. Please consider whether some schools may be better relocated. 224 (25%) 

(C). Don’t know. 74 (8%) 

6.1.11 You have indicated to us that you think Thetford’s schools generally seem well positioned 
to serve their local communities.  Re-locating schools can be a very expensive option and 
one Norfolk County Council would investigate only if there was clear evidence that this 
would result in significant improvements to the Town’s schools.  However, at this early 
stage, the County Council would not wish to rule out the re-location of existing schools at 
some point in the future. 

6.1.12 On-going work: We are continuing to work on the precise arrangements for new schools 
and education facilities in Thetford. This is being led by the Thetford Learning Group who 
are developing a Learning Strategy for Thetford and reporting directly to the Moving 
Thetford Forward Board.  Further consultation will take place with you in due course, either 
as part of this Plan or through other consultation arrangements.  
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6.1.13 Preferred Policy: following careful consideration of your views, and close working between 
Norfolk County Council and other partners, the following is our current preferred policy 
position. If you have any comments on it, please let us know. 

Policy TH4 – Education Provision in Thetford 

As part of the planned growth for Thetford, the developer/s will be expected to provide the following 
education provision.  Further work will be required to identify the precise pattern of education 
provision in the area and statutory consultation will be undertaken before proposals regarding 
specific school developments are implemented.  As such the provision identified below has been 
shaped in such a way to ensure that additional spaces can be delivered but with sufficient flexibility 
to ensure this can be done through a number of different models:  

(a) Up to 3 new primary sector school sites (capacity 420 pupils each). Each 
school will require a site in a location agreed with the LEA prior to completion 
of the 400th dwelling (within the new school’s catchment).The sites should not 
be landlocked in order to ensure scope for co-location of other 
services/facilities is included; 

(b) New nursery provision, likely provided as part of new primary school 
developments; 

(c) Land adjacent to Rosemary Musker school to allow for the possible expansion 
of this school;  

(d) A site for a new high school, in an accessible location to be agreed with 
Children’s Services.   

(e) Land for new 16-19 year old education provision (sixth form college) and 
possibly facilities for other further / higher education (eg for adults). 

Financial contributions from the developer/s will be sought, either through a S106 agreement, a 
local tariff or a Community Infrastructure Levy (CIL), towards the build costs of the new or 
expanded schools made necessary by the planned housing growth. It is expected that developers 
will provide all the necessary funding to deliver the new and/or expanded schools. 

Items (a) – (e) above will be provided as part of the major development locations, as detailed in 
policy xxxx. Developers would be required to provide serviced land at no cost to the local 
education authority and in an agreed location. The developer will provide sufficient land for 
associated play and leisure facilities connected with the school. 

Item (e) is currently intended to be provided in a central location (see town centre policy xxx), 
funded through a variety of public sources, though with an element of claw back from developers 
as part of the proposed tariff arrangement (see policy xx). 

New primary schools (and associated nursery provision) should be built away from one another, 
but central and well serviced to its new local community. 

If a new high school is required then it must be easily accessible and will be an important 
community resource.  The structure, age-range and size would need to be very carefully 
considered and opportunities for co-location of other services explored. 

Additional community facilities, and possibly small scale other services and retail, are where 
appropriate encouraged to be located alongside the new school facilities. 

All new schools will be provided with sufficient high quality playing fields, other outdoor sports 
facilities and high quality indoor sports facilities to meet the needs of the school. All such provision 
should be made available for use by the local community,. Where such dual-use is provided, it will 
count at half-rate towards the provision of open space as required by Core Strategy Policy xxx (i.e. 
2ha of school / community use open space, would count as the provision of 1ha of general public 
open space under Core Strategy Policy xxx). If community use is not permitted on school open 
space areas, then no discount will be made to the Core Strategy Policy xxx. 

6.1.14 The following table summarises the Sustainability Appraisal of all the options, together with 
reasons why the alternative options were rejected:  
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O
p
ti
o
n
 Sustainability 

Appraisal 
Summary 

Option 
Preferred 
or 
Rejected 

Reasons for Option Preferred or Rejected 

A – no 
education 
policy (rely 
on site-by-
site 
negotiations) 

There are many 
uncertain effects of 
this policy. 

Rejected A lack of policy will result in a lack of clarity, ad 
hoc negotiations, and potentially less 
favourable and more unsustainable provision 
of education facilities.  Uncoordinated provision 
of schools would be a missed opportunity. 

B – the 
preferred 
policy 
detailed 
above 

This scores 
negative on SA 
objective ‘flood risk’ 
but strong positive 
on ‘open space’ and 
‘access to work’.  
There are however 
many uncertain 
effects of this policy. 

Preferred The policy gives clarity to developers and 
education provides alike, is clear on who 
provides what, and some of the key 
requirements to be expected from detailed 
planning proposals for new schools. A 
coordinated and well planned approach 
ensures the provision of the right amount of 
schools, in accessible and sustainable 
locations. 

C – lower 
standards / 
less specific 
policy 

There are many 
uncertain effects of 
this policy. 

Rejected A more ‘woolly’ policy would give more 
flexibility to detailed site developments, but 
could still have the same failings as no policy 
at all (i.e. Option A). Lower standards on 
issues such as co-location and open space 
provision and dual use, would likely have more 
unsustainable outcomes.  

 

6.2. Health Facilities  

6.2.1 The Healthy Living Centre: The new £4.5 million Thetford Community Healthy Living 
Centre opened in January 2007. The centre includes a full range of modern, community-
based services. It is a considerable improvement on the previous facilities provided at 
Thetford Cottage Hospital and the Community Staff Office in St Nicholas Street.   

6.2.2 This centre will continue to be the main focus point for health facilities in Thetford.  
Discussions are currently underway with the Norfolk and Norwich University Hospitals 
NHS Trust to establish outpatient clinics for certain specialties at the centre. 

6.2.3 General Practitioners (GPs): Accessibility to GPs is not particularly strong for residents 
living on the outskirts of Thetford, although the location of the surgeries in the town centre 
is perhaps the optimal location for the wider area as being best served by public transport 
connections. 

6.2.4 The Dr. Hadley-Brown practice has recently moved into the new Healthy Living Centre in 
Thetford which has both increased the capacity of the Practice as well as improving 
accessibility to GP services from a wider area. The second surgery (Dr. Williams and 
Partners) is, according to our more recent records, also close to full capacity, with 
approximately 1,544 patients per GP, indicating limited potential to absorb any additional 
demand.  

6.2.5 Dentists and Opticians: At time of writing, only one dentist surgery was identified as 
accepting NHS patients in Thetford, although the new Healthy Living Centre also offers 
Community Dental services for children and those with specific needs.  Again, however, the 
optimal location of this surgery in the centre of town should ensure that accessibility to the 
facility is optimised.  Similarly, the concentration of opticians and pharmacies in the town 
centre and at Tesco superstore indicates wide accessibility. 

6.2.6 Your views on health facility provision: At the Issues and Options stage, we asked you 
a question on health facilities, and you responded as follows: 
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Issues and Options Q13: Health Provision: According to a recent report, we 
should in time provide and expand the Healthy Living Centre including a new 
dentist, and provide a new Primary Care Centre or smaller GP surgeries with 
new dentists. Do you agree with these recommendations? 

Your 
response 

(A). Yes – this sounds about right. 447 (50%) 

(B) No – you are not providing enough health facilities for the growing town. 412 (46%) 

(C). No – we do not need all that new health provision. 15 (2%) 

(D) Don’t know 23 (3%) 

6.2.7 We also received some written comments, saying how important it is to make sure health 
related facilities are built at the same time as the new housing, and not as an after thought.  
Many people also commented on how health facilities need improving now. 

6.2.8 As can be seen above, it was a very close result as to what you want. We are therefore 
proposing to at least provide what we recommended previously, but we will work with NHS 
Norfolk and other partners to explore whether more than that should and could be 
provided. In this respect, we intend to undertake a ‘Health Needs Assessment’ as part of 
the Thetford Healthy Town programme.  

6.2.9 However, in response to a number of you who asked, there are no plans by the NHS in the 
foreseeable future for full hospital provision to be provided in Thetford and therefore it is not 
a reasonable option to continue to investigate in the short term. 

6.2.10 Overall, we propose the following health facilities policy: 

Policy TH5 – Health Facilities 

In the period 2016-2026, we anticipate the need for an expansion to the Healthy Living Centre. As 
such, there is a presumption against any development adjacent to or near to the Healthy Living 
Centre which would hinder such expansion. The precise scale and type of new provision at the 
Centre will be determined at an appropriate later date, and will involve discussions with partners 
including the NHS. 

The provision of other new health facilities, such as new GP surgery(s) and dentist(s), is likely to 
be required as part of the major development areas. The developers of such areas should make 
provision for such facilities, following discussion with appropriate service providers. Any planning 
permission for those major development areas may include a condition or legal agreement 
requiring the provision of such facilities, at an appropriate time.  

6.2.11 The following table summarises the Sustainability Appraisal of all the options, together with 
reasons why the alternative options were rejected:  

O
p
ti
o
n
 Sustainability 

Appraisal Summary 
Option 
Preferred 
or 
Rejected 

Reasons for Option Preferred or Rejected 

A – 
earlier 
provision 
of an 
expanded 
Healthy 
Living 
Centre  

This scores strong 
positive on SA 
objectives ‘health and 
well-being’ and ‘improve 
access to services’. 

Rejected The new ‘healthy’ living centre, alongside other 
health provision, is considered appropriate for 
Thetford for the time being. Any additional 
provision in the short term would not be the 
best use of limited resources, and is not based 
on ‘need’, especially as significant population 
growth in Thetford is not envisaged until mid 
way through the Plan period. 

B – 
preferred 
policy, 
detailed 

This scores strong 
positive on SA 
objectives ‘health and 
well-being’ and ‘improve 

Preferred  Once significant growth has occurred, we do 
see the need for additional health capacity, 
and this is likely to be best met through 
additional provision at or near the Healthy 
Living Centre. The policy is a prudent measure 
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above access to services’. to reflect the current thinking and likely future 
need. 

C – no 
policy 

This scores positive on 
SA objectives ‘health 
and well-being’ and 
‘improve access to 
services’, though some 
uncertainties against 
other SA objectives. 

Rejected No policy, or planning for provision much later 
in the plan period, could result in an 
overstretched health service not keeping up 
with the growing population. 

 

6.3. Community Facilities 

6.3.1 Introduction: Consultation has identified that many people in Thetford believe there has 
been a history of under-investment in social infrastructure in the area which has led to the 
provision of ageing facilities of inadequate size, located in inappropriate locations.   

6.3.2 In addition, the Moving Thetford Forward Vision and Development Strategy (2006) 
recognises that there is a general need for increased provision of facilities for young people 
along with the need for a modern facility to replace the Carnegie Room that can cater for 
everyone living in Thetford. Others have a slightly different view, and said we should 
concentrate on upgrading existing facilities before building new ones alongside growth. We 
discuss more about the provision and management of community facilities in the chapter 
later entitled Making It Happen. 

 

6.4. Outdoor Leisure and Sports Facilities 

6.4.1 According to an Open Space Assessment study completed recently, Thetford is currently 
short of play space by a total of 24.7Hectares (Ha). 

6.4.2 In addition, a separate recent report looking to the future recommended that around 20-
30ha of new open space would be required to meet the needs of the new growth coming to 
Thetford in the next 15-20 years or so. Therefore, to address shortage and meet future 
needs, we have been advised we need around 50ha of new Open Space in this Plan 
period. (Note: 1 large adult, football pitch is usually just under 1 ha) 

Help Box: Open Space, Play and Outdoor Sports 

Here are some examples of what we mean by the following terms: 

Informal Open Space: all space of public value (land and water) which can offer opportunities for 
sport and recreation and can act as havens for wildlife as well. 

Outdoor Sport Pitches: for example marked out rugby, football and cricket pitches. 

Other Outdoor Space: other public space for informal play. 

Children and Young People Equipped Play Spaces: for example a play ground with swings and 
slides, skate parks and ball parks. 

6.4.3 It is important that facilities cater for all ages, from young children to adults. This includes 
the often forgotten ‘young people’ age bracket of 11-18 year olds, who have been asking 
about facilities and actively fundraising and debating the issues for a number of years. In 
particular, they are demanding facilities such as skateboard parks and BMX areas. 

6.4.4 The Thetford Area Action Plan must tackle the fundamentally important issue of play and 
sports facilities, and the links and synergies with the provision of green infrastructure. We 
asked for your help at the Issues and Options stage to decide how much new land is 
allocated for open space. Your response was as follows: 

Issues and Options Q14: New outdoor play and sports areas - how much land Your 
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should we provide? Remember that the more land we provide will mean more 
space for play but will also cost more through maintenance through Council 
Tax. To help you understand land sizes, 1 full size adult football pitch is 
approximately equal to just under 1 hectare (ha).  Totals given below are for 
new land between 2007-2031. 

response 

(A). Address in full the current shortage, plus meet the full demand of the new 
housing, up to the very maximum standards. Land total = up to 60ha 

171 (19%) 

(B). Meet the full demand of the new housing, ensure that it is easily accessible to all 
Thetford’s current residents, plus address some of our current shortage. Land total = 
about 40ha 

258 (29%) 

(C). Make sure the new development meets most of its requirements for its own 
demand, ensure existing residents have good access to it, plus address some of the 
current shortage. Land total = about 30ha. 

295 (33%) 

(D) Provide some new land, but not as high as the national standards. This is the 
minimum option. Land total = about 20ha. 

101 (11%) 

(E) Don’t know 70 (8%) 

6.4.5 We also received some written comments, especially around who should pay for the 
maintenance costs and how this links with Council Tax.  

6.4.6 This question clearly divided opinions, with no option receiving more than a third of your 
votes. Having listened to your views, and considered this issue against the amount of land 
also required for other uses, we currently think we need to provide between 35-45ha of 
outdoor play and sports areas (excluding informal areas) in Thetford. This is broadly 
the amount of area the majority of you supported. The 35-45ha target is line with the 
existing Breckland Core Strategy Policy DC11 “Open Space” (which sets specific open 
space requirements for specific sized sites), and therefore we do not see the need for a 
general policy on outdoor play and sports areas in this Plan. 

6.4.7 The provision of the 35-45ha would be associated with the building of the major 
development locations, though it is not necessarily the best solution to provide all such new 
facilities adjacent to or within those new development locations. We talk more in Chapter 8 
about a new country park where some of the new open space requirements will be 
provided.  

 

6.5. Indoor Leisure Facilities  

6.5.1 In Thetford, the Breckland Leisure Centre is the main facility, and includes Waterworld, a 
multi use games area, gym, indoor bowls and sports facilities for racket sports and team 
sports. The recent improvements completed in 2007 at a cost of £4.4m took into account 
the needs of a growing Thetford. 

6.5.2 A recent report suggests that ‘existing provision of sports facilities is not utilised to full 
capacity’. The same report suggested that, up to 2021, swimming pool facilities are already 
strong in Thetford and need for more is unlikely.  Additional sports courts, it is suggested, 
will be needed in new developments or at current leisure sites in town centre with improved 
accessibility.  It is also noted that Thetford residents have access to 12-lane Bury Bowl in 
Bury St Edmunds as well as bowling in Brandon, which may limit demand for tenpin 
bowling. By 2031, however, the authors thought there may be sufficient demand for a new 
sports centre with a swimming pool.  

6.5.3 It should also be remembered that any new schools built in Thetford would have to provide 
appropriate play and sports facilities to meet school curriculum needs during term time. 
Wider community use of these facilities out of school time should always be considered - 
we would expect developers to consider this issue.  
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6.5.4 At the Issues and Options stage, it was generally not seen as top priority by residents for 
more indoor leisure facilities, though many did comment that facilities were expensive to 
use.  

6.5.5 However, we did receive a few comments around predominantly ‘evening’ based leisure 
facilities such as a cinema, tenpin bowling and others similar such uses. We are not 
convinced there is sufficient demand for the market to deliver such facilities, at least for the 
next few years. As such, we are not proposing a specific site for such indoor facilities in this 
plan, though we have indicated that should the private sector wish to provide them then 
there may be potential within the town centre or the existing retail parks.  

 

6.6. Green Infrastructure and Open Spaces (including allotments) 

6.6.1 Introduction – What is Green Infrastructure and why is it important?: Green 
infrastructure can be defined as a network of multi-functional green space, both new and 
existing, both rural and urban, which supports the natural and ecological processes and is 
integral to the health and quality of life of sustainable communities. Green Infrastructure is 
thus a vital part of any town, and Thetford has some very good assets already. For 
example: the Priory, Barnham Cross Common, and the rivers/parkland that runs through 
the town and smaller well-managed spaces such as King’s House Gardens. These kind of 
green spaces in towns are not only available for leisure purposes, but are vital areas for 
nature, preservation of historic assets, maintaining biodiversity and acting as 'green lungs' 
for the area. 

6.6.2 Provision of new, and protection/enhancement of existing, Green Infrastructure is therefore 
an essential part of planning for Thetford’s future.  

6.6.3 Existing Green Infrastructure Studies and Policy: LUC prepared a Green 
Infrastructure Study for Thetford in 2007. This is not Council policy, but rather an 
independent consultant’s view of what projects could take place in Thetford to boost Green 
Infrastructure. Natural England and lots of other stakeholders worked closely with LUC in 
preparing the Study. It sets out a series of opportunities and priorities for innovative Green 
Infrastructure planning in Thetford for the next twenty years.  We have not decided which, if 
any, of the projects should be taken forward. If any of them are, we would need to ensure 
we have the resources in place to complete the project and undertake any necessary 
approvals before we commence (such as planning permission and possibly Appropriate 
Assessment). 

6.6.4 The Breckland Core Strategy sets out the District wide approach towards the protection 
and enhancement of green infrastructure across the whole district (see CP6), including 
definitions.  

6.6.5 It is now a case of Moving Thetford Forward deciding which projects to undertake, with 
consultation and appropriate permissions sought on a project by project basis. We will in 
particular focus on projects within the existing town, within easy walking distance of all 
residents. A major difficultly will be finding the resources to make projects happen. 
However, we are committed to investing resources into improving our green infrastructure, 
and we are requiring developers to contribute by making provision for green infrastructure 
on their new development sites as well as contributing to town-wide initiatives via the 
developer tariff. We talk more about this in a later chapter. 

6.6.6 Barnham Cross Common: This area is perhaps the most sensitive habitat adjacent to 
Thetford’s urban boundary, and most at risk from damage from increased visitor pressure 
as a result of a growing population in Thetford. 

6.6.7 We therefore are proposing to create a refreshed and detailed ‘Management Plan’ for the 
area. This is being led by Thetford Town Council’s Barnham Cross Common Management 
Committee, and is working closely with Natural England and the RSPB. On the completion 
of the Management Plan, which will include a costed action plan, it is likely that some or all 
of the cost to implement the proposals will need to be funded through developer 
contributions. This is reasonable, because with more people living in Thetford there will be 
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more pressure on this sensitive site. As such, the developer should contribute to mitigating 
against that extra pressure. However, some of the cost, especially that associated with 
overcoming existing problems related to the current usage of the site, may have to be 
funded through public sources.  

6.6.8 We are still working on all of the above issues, and will have a clearer picture by the next 
and final consultation stage on this plan. In the meantime, if you have any issues you wish 
to raise, please let us know. 

6.6.9 Management Plans for Other Sensitive Habitat Locations: In addition to Barnham Cross 
Common, which is the priority area in this regard, other locations may require habitat 
management plans to be prepared and implemented.  

6.6.10 Overall, we are proposing the following policy: 

Policy TH6 - Management Plans for Protected Habitats and Monitoring Arrangements 

Barnham Cross Common: 

Prior to any development taking place in the major development locations, a new, fit-for-purpose, 
management plan must be completed for the Barnham Cross Common area (map for area to be 
determined in early 2009). This plan would need to be endorsed by Natural England prior to its 
finalisation, and needs to be prepared in consultation with a wide range of stakeholders. 

The Management Plan must include a costed implementation plan, including milestones and links 
to the delivery of housing growth and the provision of the new town park. The items to be 
implemented must be reasonable, practical and fit for purpose to achieve an appropriate level of 
habitat for the protected flora and fauna associated with this location, and to mitigate the pressure 
on the site resulting from a growing Thetford. The plan should also set out long term arrangements 
for its upkeep, management and warden patrol (including funding of such). 

Permission for housing growth on the major development locations will be conditioned against the 
implementation of the Management Plan, probably on a milestone basis. 

It is provisionally anticipated a considerable amount of capital funding will be required to implement 
the management plan plus an endowment (potentially around £1m) to cover ongoing revenue 
costs for the management and maintenance of this site. This will largely be met through the 
developer contribution arrangement (see policy TH xxx), but we would also anticipate some public 
funding. If the full cost of implementing and managing the plan can not be found then the targets 
for housing growth in Thetford may be reduced accordingly. It may also be necessary for some of 
the funding to be provided upfront by the public sector and subsequently paid back once developer 
contributions are triggered.  

(Note: the intention is to prepare the Barnham Cross Common management plan during 2009. If 
so, the above policy will be amended before final adoption so as to reflect the findings of that 
management plan) 

Other Management Plans 

Subject to finalisation of the Appropriate Assessment work for the Thetford Area Action Plan, it is 
likely that additional Habitat Management Plan(s) will need to be prepared, and subsequently 
implemented. If so, the above principles will be applied.  

However, if these additional management plans are necessary (a) only in part as a result of 
Thetford’s growth and (b) fall outside the area of the Thetford Area Action Plan, then the cost of 
preparation and implementation of such plans will only be partly and reasonably met through 
developer contributions from Thetford. The remaining costs will need to be met by contributions 
from Breckland and other nearby Council’s, where it is shown that growth in their areas also 
indicate a need for the same management plan. 

Monitoring of Protected Species 

Once growth has commenced in Thetford, it will be necessary to monitor the impact on protected 
species and habitats, in order to ensure that planned growth is not having an unexpected adverse 
effect on such species and Natura 2000 sites.  Where it is shown to be having or likely to be 
leading to an adverse effect if no action is taken, then appropriate and reasonable action must be 
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taken within one year of the effect becoming apparent or (if action would be unviable, undeliverable 
or likely to be ineffective) a review of the Thetford Area Action Plan and the growth targets may be 
required. The aim of monitoring is to trigger action to avoid adverse effects, rather than to rectify 
adverse effect. As such, and on a precautionary basis, detailed planning permission will not be 
granted where this would lead to more than 2000 unimplemented dwellings in the Plan area. 
Further details of how this will work in practice are being considered. 

6.6.11 The following table summarises the Sustainability Appraisal of all the options, together with 
reasons why the alternative options were rejected:  

O
p
ti
o

n
 

Sustainability 
Appraisal Summary 

Option 
Preferred 
or Rejected 

Reasons for Option Preferred or Rejected 

A – The 
preferred 
Policy 

This scores strong 
positive on SA 
objectives 
‘biodiversity’ and 
‘distinctiveness of 
land and town scape’. 

Preferred  Thetford is surrounded by sensitive habitats, 
especially Barnham Cross Common which is 
exceptional sensitive, and they are in need of 
particular attention and management. This 
policy gives it the right framework to enable 
such management plans to be prepared and 
implemented. 

B – No 
Policy 

This could have a 
negative effect on SA 
objectives 
‘biodiversity’ and 
distinctiveness of 
‘land and town 
scape’. 

Rejected No policy is likely to lead to no, or slow, 
preparation of management plans, which may 
not be properly resourced. With no policy, there 
is a strong possibility we would not succeed in 
passing the Appropriate Assessment of the 
Thetford Area Action Plan. 

6.6.12 Dog Walking: Whilst dog-walking is a healthy activity which we would like to promote, it 
can have its problems, especially in Thetford. There are three main issues: 

(i) the protected bird species around Thetford are particularly sensitive to dogs (and 
people walking dogs). It is essential we try to encourage dog walking activities 
away from sensitive areas 

(ii) dogs can be anti-social, through their mess and/or disturbance and possible (or 
perceived) threat to other users of public space, though it is appreciated that the 
vast majority of dog owners behave responsibly.  

(iii) there are not always easily accessible, local areas for dogs to be walked  

6.6.13 As such, to tackle these three issues, we are promoting the creation of dog walking areas 
in all our communities, new and existing.  

Policy TH 7 - Short-visit dog walking areas 

In order to encourage daily dog-walking away from sensitive habitats (e.g. Barnham Cross 
Common and parts of Thetford Forest) and to minimise anti-social aspects of dogs, we shall 
investigate opportunities to provide areas designed to be used for dog-walking activities. These 
could be newly created sites (especially in the major development areas where provision of such 
sites should be included on masterplans and provided by developers) or enhanced existing open 
space areas. Such areas will not be for exclusive use of dog-walkers, though they would be 
prioritised.  

Sites would ideally: 

• Provide interesting short routes and loop walks 

• Provide appropriate levels of dog bins 

• Be well maintained, and a safe environment for dogs and walkers 

• Be advertised as a suitable area for dog-walking 

• Be usable for non-dog walkers (and, where appropriate, cyclists), especially where the site 
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offers good access route through to other areas of the community 

• Include places to sit 

• Not include other formal play space or other activity which may conflict with the above uses 
(though such provision could be provided adjacent to such sites, if appropriate to do so and 
room permits). 

Provision and maintenance of such sites will be led by the public sector (or trust if appropriate), 
with funding through a combination of public and private (developer contribution) sources, the latter 
especially the case with new sites associated with the major development locations. 

Other open space sites may be advertised as not suitable for dog walking, and where sites are 
particularly sensitive (e.g. for young children, habitat protection or biodiversity reasons) we may 
introduce bans on dogs entering and using the designated area, together with suitable 
enforcement arrangements. 

6.6.14 The following table summarises the Sustainability Appraisal of all the options, together with 
reasons why the alternative options were rejected:  

O
p
ti
o

n
 

Sustainability 
Appraisal Summary 

Option 
Preferred 
or Rejected 

Reasons for Option Preferred or Rejected 

A – 
Preferred 
policy 
above 

This scores positive 
on some SA 
objectives. 

Preferred For the reasons set out in the supporting text at 
para xxx 

B – no 
policy 

The effects are 
uncertain. 

rejected No policy will likely lead to the non-provision of 
dog walking areas. This could have a 
detrimental effect on sensitive habitats around 
Thetford and will lead to potential on-going 
conflict between dogs and people. 

6.6.15 Allotments and Community Supported Agricultural (CSA) project:  Allotments provide 
the opportunity for residents to grow their own vegetables and flowers, and are especially 
valuable to those people who only have a small garden.  They cost only a few pounds 
rental per year, offering a cheap source of food, plus an excellent contribution to a healthy 
lifestyle and boosting local biodiversity and green infrastructure networks. Food production 
in the UK is also a huge contributor to carbon dioxide emissions, so growing local food on 
allotments is an excellent way to cut back carbon emissions. 

6.6.16 There are currently over 200 allotment plots on six sites in Thetford, known as: Bury Road; 
British Rail; Icknield Way; London Road; Mundford Road; Magdalen Street. However, due 
to the recent interest in allotments, there is currently a waiting list in place for all of these 
sites.  With a growing town, this will only increase the demand for allotments, especially 
within the new residential areas.  A recent report suggested that 2.5 hectares are needed 
by 2021 and a further 1.5 hectares by 2031, a total of 4 hectares. 

6.6.17 A CSA is a new, innovative idea whereby local communities get involved with a small 
holding and learn about food production. The participants also usually service the local 
town with produce grown, such as through a market stall or vegetable box delivery scheme. 
We are considering introducing such a scheme in or near Thetford as part of our Thetford 
Healthy Town programme, though we have yet to identify a site. In the short term, we may 
trial the project on a smaller basis via an enhanced existing allotment area or through 
school grounds. 

6.6.18 We asked you a question on allotments in July 2008, and your response was as follows: 

Issues and Options Q15: Allotments: How much land should we set aside for 
allotments, considering all sites are currently full, demand is increasing, and 
new residents are likely to also want plots? 

Your 
response 
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(A). Less than 4 ha - Better off allocating land for other uses. 95 (11%) 

(B). About 4 ha, based on national standards. 405 (45%) 

(C). About 6 ha, because demand is increasing fast. 339 (38%) 

(D). Don’t know. 63 (7%) 

6.6.19 The vast majority (83%) of you responded by telling us that at least 4ha of allotments are 
required, with many of you saying more than that. Having listened to your views, it is clear 
that you see the need for allotment provision to be an important part of the new major 
development areas: As such, we are currently proposing the following policy: 

Policy TH8: Allotments and Community Supported Agriculture scheme 

As part of the major development areas to the north of Thetford, there is a requirement to provide 
new allotment provision. This should be based on the provision of at least 5,000 metres 
square/0.5ha (approx 20 full or 40 half-sized plots) per 500 new dwellings. The location of, and 
facilities at, the new allotment sites should meet the following criteria: 

(a) located on land which is suitable for the growing of crops. Or is made suitable prior to 
occupation.  

(b) is not contaminated. 

(c) is located on at least reasonably well draining land, though equally would not unreasonably 
suffer in periods of dry weather  

(d) is well related to new or existing residential areas 

(e) is secure, and designed in a way to discourage anti-social behaviour taking place on the 
site 

(f) has excellent pedestrian and cycle access to the site 

(g) has provision for parking, at a rate of approximately 10 car spaces and 10 Sheffield stands 
for cycle parking per 100 allotment plots. Cycle parking should be spread across the site. 

(h) is appropriately landscaped 

(i) if possible, forms part or linked to a green network of open spaces or green corridors, to 
encourage biodiversity in the area. 

(j) Avoids archaeologically sensitive sites 

The sites, once prepared, will be transferred to Thetford Town Council (or other appropriate body) 
at nil cost whereby it will then likely be legally classified as allotment land for the purposes of the 
allotment act(s). 

A Community Supported Agriculture scheme is also being sought though no site has been 
identified at present. It may be appropriate to provide such a site (of size to be determined, but 
likely 1-3ha) as part of the town park proposal or on land to the north or north east of Thetford, just 
beyond the growth locations. The same criteria as for allotments above will be used to investigate 
provision of such a site. 

6.6.20 The following table summarises the Sustainability Appraisal of all the options, together with 
reasons why the alternative options were rejected:  

O
p
ti
o
n
 Sustainability 

Appraisal 
Summary 

Option 
Preferred 
or 
Rejected 

Reasons for Option Preferred or Rejected 

A – 
preferred 
policy on 
allotments 

This scores 
positive on some 
SA objectives. 

 Thetford is embedding a healthy lifestyle into its 
growth plans. Allotments provision is an excellent 
opportunity for people to enjoy active, outdoor activity 
as well as provide healthy food choices. There are 
considerable sustainability and biodiversity benefits 
associated with allotments. 

B – lower 
allotment 

This scores 
positive on some 

 For reasons above, to have low provision of this high 
demand resource is contrary to the objectives of this 
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amount SA objectives. plan. 

C –higher 
allotment 
amount 

This scores 
strong positive 
on SA objective 
‘reducing 
contributions to 
climate change’. 

 The provision of too high amount of allotments could 
mean the inefficient use of land, which could be 
difficult to be converted to other uses in the future. It 
could also require further housing land on the edge of 
Thetford, pushing people further away from central 
Thetford and core facilities. One option could be to 
have reserve additional allotment land right on the 
edge of Thetford, though this is not currently 
considered necessary. 

D – no 
policy on 
allotments 

Neutral effect 
with some 
uncertainties. 

 No policy is likely to lead to limited or nil new 
allotment provision in Thetford, which would be 
contrary to this plan’s aims and the healthy lifestyle 
which it is trying to embed into the growing town. 
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7. Transport 

7.1. Sustainable Travel and Demand Management 

7.1.1 As a nationally designated Growth Point we have an opportunity to put in place exemplar 
plans to carefully manage the demand of car use and put in place sustainable travel 
options. We are planning to tackle this in a number of ways: 

• The overarching spatial plan for Thetford has been designed to form a framework 
to reduce the need to travel and where travel is necessary, reduce the reliance 
on the use of the car. 

• Making it far more attractive for people (existing and future residents) to visit the 
town centre, employment areas and other local facilities (including leisure areas) 
by bike, on foot or by bus. We will do this by implementing improvement 
schemes ourselves using public resources (land, public funding and pooled 
financial contributions from developers) and by making sure private developers 
put in place new road and path networks which discourage people from using 
their car to get into and around Thetford.  (See also Policy CP13 of the Core 
Strategy) 

• Seek proposals which actively design in measures to support a culture of high 
cycle use in Thetford, such as the provision of high quality, well designed, 
accessible cycle storage facilities at workplaces, leisure and retail areas and 
homes.  Public and workplace Cycle Parking should be Sheffield Stands in 
convenient locations for the user and with good natural surveillance/CCTV 
coverage.  For long term cycle parking (for example at homes or work places), 
shelters should also be provided. 

• Seek proposals which provide (and subsequently deliver) quality work and school 
travel plans, in accordance with PPG13 (or any subsequent version). 

• Assess our many small car parks in central Thetford to see if we can use them 
better or more efficiently.  

7.1.2 Policy THxx (page xxx) sets the policy framework for some of the above issues, in terms of 
creating healthy lifestyles in Thetford. Other policies in the Core Strategy and RSS are also 
relevant. 

7.2. Bus Station/Interchange   

7.2.1 There is a strong desire of the public, backed up by evidence in studies, of the need to 
address the shortcomings of Thetford’s existing bus station/interchange at Bridge Street. It 
lacks facilities, is difficult to access for passengers, buses struggle to get to the site, and we 
understand that it is not fully compliant with the Disability Discrimination Act. 

7.2.2 We have been looking at the potential for a relocated bus station/interchange in the area 
around St Nicholas Street and Minstergate. This area was favoured due to its proximity to 
the town centre, opportunities presented by underused land, good access to routes already 
used by buses and the regeneration benefits it would bring. Overall, it was felt this area 
would be a far more pleasant and convenient place for most passengers.  

7.2.3 The earliest we believe a new bus station/interchange could be built is 18 months, but it 
could take longer than this. 

7.2.4 At the issues and options stage, you responded as follows: 

Issues and Options Q19: Thetford Bus Station/Interchange: The current site 
has many problems, such as facilities and access arrangements. Do you 
agree with relocating the bus station to a site somewhere in the triangle of 
land bounded by St Nicholas Street, Minstergate and London Road? 

Your 
response 

(A) Yes – I agree 670 (75%) 

(B) No – it should be somewhere else (If you pick this, please tell us where) 153 (17%) 
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(C) Don’t know 72 (8%) 

7.2.5 We also received some written comments, including a common one saying that the bus 
interchange should be left where it is and facilities improved. Unfortunately, for reasons 
outlined above and following consultation with bus operators, the highways authority and 
access groups, there is no scope to improve the existing location and the access roads to 
it. 

7.2.6 Having listened to your views, it is clear that most of the people who responded want an 
improved bus interchange facility, and are happy with the location put forward. 

7.2.7 As such, we will commence more detailed investigations, on the basis of the following 
policy: 

Policy TH9 – New Bus Interchange  

A new bus interchange is to be provided on land in the triangle of land bounded by St Nicholas 
Street, Minstergate and London Road. The preferred location within that site is the corner of the 
site bounder by St Nicholas Street and London Road. 

The bus interchange will include the refurbishment of the former warehouse of Charles Burrell 
(more recently used by Cosy Carpets) which is a listed building currently in a derelict state. Subject 
to detailed appraisal and statutory approvals, it is currently our preferred policy that the building will 
include a waiting area, toilets, tourist information and possibly an information/ticket office. We 
would also support the provision of a small shop(s) and/or café. 

The upper floor(s) could be used for a variety of uses, though our preferred use would be offices. 
Alternatively, if funding could be found, an arts or other community related use may be appropriate. 
Residential will also be considered. 

The bus interchange will provide for 5 bays. Some of these may be provided as lay-by’s on St 
Nicholas Street. There will need to be careful consideration to the safe access to and from the site. 
It is also likely that the adjacent traffic light junction on London Road will need adjusting. 

Alongside the provision of the new bus interchange will be the need to provide improved, and 
clearly signed, pedestrian links to the town centre, the train station and the river park area. 

In addition to the former warehouse of Charles Burrell, there are other listed buildings within and 
adjoining the site and the site is within the town centre conservation area.  The site is also likely to 
have archaeological significance.  Detailed design of the bus interchange must aim to preserve 
and/or enhance the historic assets of the area, including the listed buildings, conservation area and 
archaeological deposits. 

The preferred site is not currently in public ownership. As such, we will commence discussion with 
the owner(s) with a view to securing ownership. If this can not be achieved through mutual 
agreement, then consideration will be given to the Compulsory Purchase of the site. 

If negotiations or other matters lead to an unsatisfactory or undeliverable outcome, then we will 
consider alternative sites for the new bus interchange. 

7.2.8 The following table summarises the Sustainability Appraisal of all the options, together with 
reasons why the alternative options were rejected:  

O
p
ti
o

n
 

Sustainability 
Appraisal Summary 

Option 
Preferred 
or Rejected 

Reasons for Option Preferred or Rejected 

A – move 
the bus 
station to 
Minstergate 

This scores negative 
on SA objective ‘flood 
risk’.  This scores 
strong positive on 
‘reducing 
contributions to 
climate change’. 

Preferred The site appears the only practical, central 
site, which meets the objectives of providing a 
high quality, accessible, central facility, with 
the potential for high footfall to the town 
centre and the railway station. It has an 
added benefit of renovating a listed building. 
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B – Leave 
the bus 
station 
where it is 

This scores negative 
on SA objective ‘flood 
risk’.  This scores 
strong positive on 
‘reducing 
contributions to 
climate change’. 

Rejected Redevelopment of the bus station in the 
current location would not overcome the 
severe constraints of the site for buses 
entering and exiting the site. It would also 
prevent the more comprehensive 
redevelopment of the area it is located within.  

C – Move 
the bus 
station 
elsewhere 

The effects of this 
option on the SA 
objectives is mostly 
uncertain. 

Rejected No practical alternative options have been 
suggested, other than sites away from central 
Thetford. We do not think such a move would 
be appropriate, would limit its accessibility 
and benefits to shoppers and would have 
negative sustainable consequences. 

7.3. Train Station 

7.3.1 Despite there being no specific question on the train station in the Issues and Options 
questionnaire, a number of people raised issues and concerns about it. We have taken 
those comments into account, and liaised with Network Rail. Four issues are particularly in 
need of consideration: 

• Whether the line or station should be moved: We have considered whether 
there is any merit in moving the railway line, and with it the creation of a new 
station, north of the town. However, this idea has been dismissed due to a number 
of reasons, primarily: the negative impact on existing residents due to the 
considerably increased distance for most residents to the new station; extremely 
high costs involved (minimum £12m per km); and potential impact on landscape 
and habitats. We have, therefore, no intention of exploring the idea further and do 
not regard it as a realistic option in need of further detailed testing. 

• Car and cycle parking at the station: There is evidence to suggest that the car 
park at the station is increasingly being used to capacity, and inevitably as the 
town grows demand will increase. It will be important to ensure that nearby 
residents are not detrimentally affected by this increased demand – there is 
already some evidence of this problem.  We are therefore exploring possibilities to 
increase parking spaces at the station (for cyclists as well as cars), though we 
have no firm proposals at present.  

• Access to and at the station: Moving Thetford Forward has already made some 
improvements to access at the station, with the completion of the footpath 
between Croxton Road and the north platform. Other proposals are also being 
considered. It is also important to strengthen the route between the station and the 
town centre (and new bus station/interchange), so that pedestrians and cyclists 
are clearly guided and provided for. Access between platforms at the train station 
also needs improving, and options are being explored.    

• Station buildings and facilities: Again, some recent improvements to the waiting 
rooms and toilets are being implemented, though it remains the case that many of 
the attractive and listed (Grade II) station buildings are vacant and bordered up. 
We will continue to encourage the re-use of these buildings if at all possible. 

7.3.2 Accordingly, we are currently suggesting the following policy: 

Policy TH10 Thetford Train Station and Surrounding Area 

We are committed to retaining a train station in its current location. To further encourage the use of 
train services, and at the same time minimising disruption to nearby residents, we are seeking (and 
may implement some improvements ourselves using developer contribution funding and other 
public funds) the following: 

• Increased car and cycle parking provision, within the zone of search identified (see map).  
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• Active use of the station buildings, if a viable and attractive use can be found. 

• Continue improving access to the station, plus improve other station facilities (waiting 
rooms, toilets etc). 

• Continue to investigate further, and implement if appropriate and viable, new or improved 
access between the two platforms, to cater for those who currently find using the steps and 
bridge difficult or impossible.  

• Improved bus connections, especially between the proposed new bus interchange in the 
centre of Thetford and the train station. 

• Work with other authorities and agencies which have an interest in the Cambridge to 
Norwich line, to ensure service levels are appropriate for Thetford. 

 

Thetford Train Station: Zone of Search for new car parking provision 

This map highlights the area within which Moving Thetford Forward will investigate to see if there 
are opportunities for bringing forward some new car parking provision aimed at train users. ONLY 
A SMALL AMOUNT, IF ANY, WILL BE REQUIRED. If provision of new car parking occurs which 
requires loss of existing important use (e.g. a business or allotment), Moving Thetford Forward will 
work with the occupiers to find an alternative site of at least equal quality and convenience. 

 

 

7.3.3 The following table summarises the Sustainability Appraisal of all the options, together with 
reasons why the alternative options were rejected:  

O
p
ti
o
n
 Sustainability 

Appraisal Summary 
Option 
Preferred 
or 
Rejected 

Reasons for Option Preferred or Rejected 
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A – the 
preferred 
policy 

This scores strong 
positive on ‘reducing 
contributions to climate 
change’, ‘distinctiveness 
of landscape and 
townscape’ and ‘historic 
environment’. 

Preferred. There is considerable support for action related 
to the train station, and it is necessary to set out 
a clear policy with our intentions. Overall, the 
policy aims to increase the overall use, access 
and environment of the station, with the aim 
being to increase its use for both travel purpose 
and a place of business. 

B – no 
policy 

This scores negative on 
‘reducing contributions 
to climate change’ and 
‘distinctiveness of 
landscape and 
townscape’ and ‘crime 
and fear of crime’. 

 The station is an underused, poorly accessed 
building, with the potential for much more. 
Having no policy would be a missed opportunity 
to address its failings, and would result in likely 
limited increase in use, which would be a less 
sustainable outcome. 

7.4. Car Parking (Town Centre) 

7.4.1 We are undertaking work assessing the public car parks in central Thetford. Some of them, 
particularly those which are difficult to get to or are a particular eyesore, may be better off 
being redeveloped for other uses.  At the same time, we are considering what overall car 
parking demand we should cater for in Thetford in the future, together with any measure to 
manage demand for the use of those car parks. The map on the following page sets out the 
current situation, and clearly highlights the plethora of small car parks throughout the 
central area, with no coordination in terms of access or use arrangements. All are free to 
use, with no restrictions on length of stay.  

7.4.2 We will update you further on this research during 2009. In addition, Policy Th xx is 
relevant in terms of proposals for redevelopment of parts of the town centre, including car 
parks. 

Thetford Town Centre Parking – current provision (Road names to be added0 
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Explanatory Note:  
There are 12 car parks in the ownership of Breckland Council, highlighted in red. There are also 
some private owned car-parks (marked in purple) – these are not listed below. 
Blue is the river and the yellow line indicates Norwich Road and Bury Road. 
 
(Car spaces – Location) 
 
85 - Bridge Street  
22 - Cage Lane  
24 - Castle Street 

84 - Pike Lane 
24 - Magdalen Street 
31 - Market Place 
76 - School Lane  
67 - St Giles / Earl Street 

80 - St Nicholas Street 
58 - Tanner Street North  
78 - Tanner Street South 
39 - White Hart Street 
 
 

7.5. New Road Infrastructure  

7.5.1 We accept that, with a growing Thetford, there will be an increasing pressure on our 
existing road network. We have done some preliminary work and this highlighted a series 
of recommendations and implications as a result of the growth of the road network.  

7.5.2 In summary, some of the key headlines of the work are as follows: 

• No major new road is required in or around Thetford, other than through the proposed 
growth locations.  

• Significant improvements to the existing highway network will be required, particular at 
some key junctions within the town and on the A11.   

7.6. Walking and cycling 

7.6.1 Ensuring new development areas have excellent cycle and footpath networks will be 
essential, as well as excellent links to the town centre and other local facilities which link 
into the existing network. We also want to tackle those parts of Thetford which either have 
an under-provision of footpaths and cycle-ways, or where such routes are not well 
maintained or ‘feel’ unsafe to use. 

7.6.2 Overall, walking and cycling will be a strong feature of new development in Thetford, in 
accordance with national and local policy, and our ‘healthy future’ policy. It will be the aim 
to ensure that Thetford develops a walking and cycling network to, at least, rival those 
elsewhere in the region. See Policy CP13 of the Core Strategy for more about ensuring 
high quality access arrangements for new development proposals – this policy will be firmly 
applied in Thetford. 

7.7. Comprehensive Town Wide Public Transport Strategy 

7.7.1 As we have only recently come to preliminary conclusions as to the preferred locations for 
growth, we have not been able to assess in any detail what form of public transport 
strategy can link those new growth areas with existing communities and the town centre. 

7.7.2 We will be working on this during 2009 for subsequent inclusion in the final version of the 
Thetford Area Action Plan. Key to this will be ensuring that not only the new housing 
locations have the benefit of a new, well served public transport network and high service 
level, but that the whole town receives the same high level of service. The new bus station 
will form the hub of such new provision. If you have any ideas as to what you would like to 
see as part of a comprehensive public transport provision, please let us know. 
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8. Major Development Locations 

8.1. Introduction  

8.1.1 At the Issues and Options stage in July 2008, we consulted you on options for where new 
development should take place around Thetford – see details in Chapter 4 and 5 earlier. At 
the time of consultation, a number of options were available, mainly: 

(a) land north of Thetford, outside the A11 (identified as Options A and C) 

(b) land to the north and east of Thetford, inside the A11 (Options B, D and E); and 

(c) land to the south-east of Thetford (labelled at the time as options F, G, H, I and J) 

8.1.2 Since then, in addition to considering your views, we have undertaken work on the possible 
impact on protected habitats and protected species (especially Stone Curlews), and this 
has resulted in a bigger area than originally anticipated which needs protecting from 
development. The main impact of this work has been to rule out significant development to 
the south-east of Thetford, but not to the north of Thetford. However, this mirrors broadly 
your favourite locations for growth, as demonstrated by the two maps earlier (page xx and 
xx), where the majority of you prefer new housing and employment to the north of Thetford.   

8.1.3 As such, and following your comments at the Issues and Options stage, we are proposing 
to take forward strategic development sites. These sites have been chosen based on a 
number of factors, including: 

• Your views at the Issues and Options Stage; 

• Expert’s views, on matters such as landscape, ecology, habitats and transport; 

• Deliverability – i.e. sites which can be delivered in the next 15 years or so; and, 

• Those sites that offer good opportunities to be integrated into Thetford, and make a 
positive contribution to Thetford’s future 

8.1.4 The overarching map at the back of this plan details the extent of the growth locations, and 
elements as to how they will be integrated into the town.  

8.2. Major Development and ‘Concept Areas’  

8.2.1 We have broken down the major development areas, and other areas of proposed 
significant growth and change, into what are know as ‘concept areas’. This is a way of 
breaking down each major area of change into manageable ‘chunks’. Over the next 12 
months, and beyond, we will prepare a ‘Concept Statement’ for each of these areas, 
starting with the major areas of new development and possibly the town centre. A Concept 
Statement sets out the principles of what are required with that particular area, but does not 
goes as far as a detailed masterplan which sets out the precise location of buildings.  
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Major Development Areas / Concept Areas  

 
Areas For Future Concept Statements 

1. North West Thetford 
2. Iceni Encampment Area 
3. Croxton Road Area 
4. Norwich Road Area  
5. District Centre 

6. North East Thetford 
7. Kilverstone Road Area 
8. New Country Park / Snarehill Hall 
9. The River Corridor 
10. The Town Centre 

Note: This map should be read in conjunction with the main overarching map at the back of 
this Plan. 

8.2.2 The following table summarises the Sustainability Appraisal of other options for major 
development, together with reasons why the alternative options were rejected:  

O
p
ti
o
n
 Sustainability 

Appraisal Summary 
Option 
Preferred 
or 
Rejected 

Reasons for Option Preferred or 
Rejected 

A – the preferred 
locations 

This scores strong 
positive on SA objective 
‘access to housing’.  It 
scores positive on some 
other SA objectives, and 
overall is regarded as 
the most positive option 
from a SA perspective. 

Preferred Due to the significant constraints 
around Thetford (especially habitats 
and landscape), there are limited 
options for growth. This option offers a 
successful positive solution, as well as 
avoiding all significant constraints 

B – housing or 
employment to 

This scores strong 
positive on SA objective 

Rejected Due to the Special Protection Area to 
the south of Thetford, and the recent 
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the south-east ‘access to housing’.  
This scores strong 
negative on SA objective 
‘biodiversity’, and overall 
less positive SA option. 

evidence (Nov 2008) recommending 
the need for a 1500m buffer zone 
around the SPA for the purpose of not 
harming Stone Curlews (a protected 
species), means development to the 
south-east of Thetford is not possible. 

In addition, development to the south-
east would have required an expensive 
and potentially intrusive eastern 
bypass. 

The new town park to the south east is 
a preferred option for land to the south 
east  

C – some 
development 
north of the A11 

This scores strong 
positive on SA objective 
‘access to housing’.  
This scores strong 
negative on SA objective 
‘distinctiveness of 
landscape and 
townscape’, and overall 
less positive SA option. 

Rejected Option rejected as it is not considered 
necessary for more land to be allocated 
as sufficient area inside the A11 is 
available to meet needs.  

In addition, development north of the 
A11 would be extremely isolated from 
the rest of Thetford by virtue of the dual 
carriageway barrier, and development 
here would not be in line with the 
principles and policies of this Thetford 
Area Action Plan. 

Other reasons for its rejection included 
habitat and landscape concerns, and 
impact on nearby Croxton Village. 

8.3. Overarching Policies covering the major growth locations 

8.3.1 Proposals for development of the major development locations will have to take account of 
policies as set out in the East of England Plan (RSS), the Breckland Core Strategy and 
Development Control Policies DPD and other policies contained in this Thetford Area 
Action Plan.  However, some additional site specific policies are as follows. 

Policy TH11: Major Development Locations – Phasing, Concept Statements and 
Masterplans 

Planning permission will only be granted in Concept Areas 2 to 8 once a Concept Statement has 
been prepared and agreed by the local planning authority (see map for details of concept areas). 
This will introduce phased development, including to address the monitoring requirements of policy 
xxx. 

In addition, on completion of a Concept Statement, a more detailed masterplan prepared by the 
landowner/developer for the Concept Area must be submitted for approval to the local planning 
authority either in advance of, or alongside, any planning application for the development of the 
applicable area. The masterplan must conform to the Concept Statement and must be approved by 
the local planning authority prior to any planning application approval. 

Some Concept Statements may require the submission of other Concept Statements before they 
will be considered by the local planning authority in order to ensure such Concept Statements 
compliment each other.  

Concept statements and detailed masterplans will, amongst other matters, consider incorporating 
agreed standards, such as Building for Life targets, Manual for Streets, BREEAM and Code for 
Sustainable Homes. 

Note: Breckland Council, in association with Moving Thetford Forward, intends to prepare Concept 
Statements for most of the major growth locations during 2009. As such, by the time this plan is 
submitted for examination in 2010 the above policy will be updated accordingly. Preparation of the 



 50/87    TAAP to Cabinet 13.01.09 

Concept Statements will involve widespread consultation. 

 
O
p
ti
o
n
 Sustainability 

Appraisal 
Summary 

Option 
Preferred 
or 
Rejected 

Reasons for Option Preferred or Rejected 

A – 
Preferred 
Policy 

Scores 
positive on 
many SA 
objectives. 

Preferred  Policy ensures a thorough process of evolution of growth 
proposals, with thorough public involvement in the 
emerging plans. 

B – No 
policy 

Neutral. Rejected No policy could result in ad hoc detailed planning 
proposals being brought forward, with limited opportunity 
to test options and consult the public on matters of 
principle. 

8.3.2 Biodiversity:  The majority of development in Thetford will be on Greenfield land.  As such 
it is felt prudent that all development on Greenfield land should be subject to full Ecological 
Impact Assessments.  One of the comments we received during the Issues and Options 
consultation referred to a rare Beetle called the Set-aside Downy-back that exists to the 
north of the A11 and also on the Gallows Hill site off Mundford Road. This will need 
particular investigation, as this location is regarded as the national stronghold for the 
species. 

Policy TH12:  Biodiversity 

Due to the very sensitive biodiversity around Thetford, before any development begins on any 
major development location in Thetford, and elsewhere if necessary, full Ecological Impact 
Assessments will be need to be undertaken by the applicant, consulting with other organisations as 
appropriate. UK Biodiversity Action Plan species will need particular attention.  

The results of the surveys shall be made available to the Norfolk and Suffolk Biodiversity Records 
Offices in order to assist them in their record making for the counties. 

Such assessments should include recommendations, including proposals to protect and enhance 
biodiversity and possibly any mitigation proposals, and such recommendations will be material 
considerations and therefore should be addressed in masterplans and detailed development 
proposals.  

8.3.3 The following table summarises the Sustainability Appraisal of all the options, together with 
reasons why the alternative options were rejected:  

O
p
ti
o
n
 Sustainability 

Appraisal 
Summary 

Option 
Preferred 
or 
Rejected 

Reasons for Option Preferred or Rejected 

A – 
Preferred 
Policy 

Scores strong 
positive on SA 
objective 
‘biodiversity’.  
Neutral on 
others. 

Preferred  Due to the location of Thetford in a unique Brecks 
landscape, many of the development sites around 
Thetford have the potential to be the home of rare 
species. It is essential all development sites are properly 
appraised for their biodiversity content, and appropriate 
management and action taken accordingly. 

B – No 
policy 

Uncertain on 
SA objective 
‘biodiversity’.  
Neutral on 
others. 

Rejected No policy could lead to the lack of proper regard to 
biodiversity, which considering the special Brecks habitat, 
could lead to irreversible damage to important species 
and habitats. 
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8.3.4 Thetford Town Park: In order to create an exciting framework for Thetford’s growth, and at 
the same time ensure protection of our most sensitive habitats and species, it is necessary 
to create a new xx ha Town Park to the south-east of the town. 

8.3.5 The need for this Park is driven by three key factors: 

(A) Urban Structure: We think the new park offers an excellent solution to the 
preparation of a new ‘urban structure’ for Thetford as a whole. By almost doubling 
the size of the town we are given an excellent opportunity to ensure the overall 
structure of the town works for the long term. We think the new park is an essential 
ingredient to getting this right.  

(B) Protection of Stone Curlews (an internationally protected bird species): These birds 
currently nest throughout the Brecks. However, there is a particular cluster around 
the south / south east of Thetford, as recognised by the Special Protection Area 
(SPA) designated in this area. Following considerable, comprehensive research, it 
has been found that these birds are particularly sensitive to build development and 
associated human activity. In order to ensure no harm to Stone Curlews in the area 
to the south/south-east Thetford (especially around not discouraging them to nest in 
places they currently do), our research, supported by Natural England and the 
RSPB, has recommended that a buffer zone of 1,500metres be introduced around 
the SPA boundary in this locality. Within such a buffer zone, no built development is 
to be permitted. However, some uses may be possible within this buffer, such as 
open space and sports pitches. We are still working with experts on this matter to 
determine precisely what is possible, and where, within the buffer zone. What is 
clear, however, is that no housing, employment or other substantial buildings will be 
permitted on land to the south-east of Thetford. 

(C) Open Space for a Growing Town: It is essential that, as we almost double the size 
of Thetford, we provide appropriate amounts of open space, sports pitches and 
parkland. It is also important that such new ‘green infrastructure’ is easily accessible 
to the whole town. We think the most suitable location for such large-scale provision 
is to the south-east of the town. This enables housing and employment growth to 
occur, and be concentrated to, the north/north-east of the town (albeit with some 
new appropriate amounts of open space and play areas in those areas).  

8.3.6 Having established the reasons why such a new park is required and appropriate in this 
location, it is also essential that a policy framework is put in place to ensure it is delivered 
alongside any growth. To be clear, the park is an integral part of the growth agenda, and 
without the park there will equally be no growth. 

8.3.7 The following policy outlines our preferred aims at present: 

Policy TH13: Delivering Major Growth in association with a new Thetford Town Park 

In order to deliver growth to the north of the town there is a need to provide in parallel the provision 
of a new play and country park area to the south-east of the town, as defined on the [proposals 
map]. The provision of this new park will enable the creation of an attractive, healthy, accessible, 
vibrant town, whilst at the same time help ensure no harm to the protected Natura 2000 habitats 
that surround Thetford. 

No development will be permitted in the northern growth locations until a legal agreement is 
secured which ensures, to the satisfaction of the local planning authority, the simultaneous 
provision of the park with development to the north of Thetford. 

A detailed concept statement for the park is to be prepared by the local planning authority, based 
on the following principles: 

• [a set of bullet points setting out what, broadly, is required and permitted in the park will be 
given here – we are still working on this and will be included in the final submission plan in 
Feb 2010. At this stage, we think it will include both formal (eg sports pitches) and informal 
(eg grassed) play and open areas, areas predominantly aimed at wildlife, and possibly a 
CSA scheme (see policy xxx). If you have any detailed suggestions, please let us know.] 
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Once delivered, the park will be handed over at no charge to either a Council or suitable trust. 
Future maintenance costs will be derived from both public and private sources, including a 
contribution made via the development tariff (see policy xxx). 

Other play and open space areas in Thetford will complement the role of the Park. 

The park will also be a key feature of the ‘Thetford Loop’ (see policy xx) 

8.3.8 The following table summarises the Sustainability Appraisal of all the options, together with 
reasons why the alternative options were rejected:  

O
p
ti
o
n
 Sustainability Appraisal 

Summary 
Option 
Preferred 
or 
Rejected 

Reasons for Option Preferred or Rejected 

A – 
Preferred 
Policy 

Scores strong positive on 
SA objective ‘open space’.  
Scores positive on some 
others. 

Preferred  For the reasons set out in the supporting text 
at para xxx. 

B – no 
policy 

Scores negative on SA 
objective ‘health and well-
being’ and ‘open space’. 

Rejected Without a policy the provision of the Town 
Park is highly unlikely to be delivered. 

C – town 
park in a 
different 
location 
eg north 

Uncertain effects and 
positive effects on some SA 
objectives. 

Rejected The town park is for all residents, new and 
existing. It therefore must be easily 
accessible to all, which wouldn’t be the case 
to the north. The proposed location is also 
ideally located near Barnham Cross 
Common, thus serving the potential to easily 
ease pressure on that location by directing 
people to the new park. That would not 
occur if the new park was located to the 
north of town. 

 

8.3.9 Making Thetford Accessible, Healthy and Lively – the Thetford Loops: A common 
comment raised was the need for new infrastructure in Thetford which residents could be 
proud of. Others mentioned the need for an annual event of some kind. Lots of people 
talked about healthy activities and good access for pedestrians and cyclists.  We want to 
combine those ideas in a project we are calling the Thetford Loops. The following policy 
sets out our current thoughts, though this is subject to further analysis over the next 12 
months: 

Policy TH14 The Thetford Loops 

The developers/landowners of the Major Development Locations and the Thetford Town Park will 
work in partnership with other organisations and landowners to provide two new, continuous routes 
around Thetford. Indicative routes, to be firmed up through masterplanning, are given on the 
overarching map (see back of this plan). 

The medium to long term aim will be that the two Loops will be multi-purpose, with high quality 
cycle and footways. The purpose and use of the Loops will be both for leisure as well as access 
around town. Key features along one or both Loops will include: the new park to the south-east; the 
new growth locations to the north; the Boudicca site; the forest; the river valley; the priory; and the 
town centre. Additional features could be added in due course, including public art and 
interpretation boards relating to the history of the area as well as the nature and wildlife.  

The route will also be used for one-off special events, such as walking and running events, and 
possibly linked to annual event(s) on the new town park or Melford Common. 

The design of the route should ensure easy accessibility for cyclist and pedestrians, minimising 
conflict between these two users. Motorised users should be prevented for using the route through 
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introduction of gates and other obstacles but these should be moveable to enable special events 
such as races to take place and not unduly cause access problems for legitimate users. Where the 
Loops have to cross roads, special attention to safety will be necessary, with the aim of maximising 
Loop priority at the crossing unless this would cause unacceptable negative consequences to road 
users. Minor negative consequences to road users would be considered acceptable. 

A particular feature of the route will be the provision (subject to further viability, safety, archaeology 
and other testing) of a ‘green bridge’ across the A11 at Gallows Hill. This bridge will be designed to 
not only accommodate pedestrians and cyclists but also encourage the passage of wildlife from 
one side to the other. The bridge will also act as a ‘landmark’ feature, raising the profile of Thetford 
for those travelling along the A11. 

A detailed plan and programme to deliver the Loops will be prepared separately, working with all 
necessary partners. However, in the meantime, Concept Statements and subsequent masterplans 
should provide for such Loops, as well as ensure high quality links to and from the Loops. 

To enable the early provision of the Loops, elements may be provided on temporary or existing 
rights of way until more suitable long term or upgraded provision can be provided. Elements may 
only be suitable for pedestrians in the short term. 

8.3.10 The following table summarises the Sustainability Appraisal of all the options, together with 
reasons why the alternative options were rejected:  

O
p
ti
o
n
 Sustainability 

Appraisal Summary 
Option 
Preferred 
or 
Rejected 

Reasons for Option Preferred or Rejected 

A – 
Preferred 
Policy  

Scores negative on SA 
objective ‘flood risk’.  
Scores strong positive 
on SA objective ‘health 
and well-being’. 

Preferred The town loop will act as a key access route, 
as well as binding the town (new and old) into 
one. It forms an essential ingredient of create 
a healthy and sustainable town 

B – No 
policy 

Neutral. rejected No policy is likely to result in no such 
provision of a Loop, thus losing all the 
opportunities such a loop would bring. 

 

8.4. Geology  

8.4.1 Thetford and its surrounds has interesting geological features, and the major development 
locations and town park should in particular take account of these features and, where 
possible, incorporate them as interesting features for visitors. In particular, we are aware of 
a very good block of patterned ground (a relic of periglacial conditions and developed in 
freeze/thaw conditions where there was a thin soil over chalk bedrock) to the south east of 
town (TL886821) and it would be beneficial to retain this feature within the parkland setting. 
Elsewhere, similar but lesser quality pattered ground should be appropriately stripped, 
recorded and sampled prior to development which would destroy such features. 

8.5. Archaeology and Other Historic Assets 

8.5.1 There is considerable potential for archaeological remains to survive throughout the major 
development locations and town park. Development Proposals must be accompanied by 
an appropriate assessment of the archaeological significance of the site and, if necessary, 
a programme of archaeological work in accordance with that assessment. To assist, we 
have undertaken a report entitled “Thetford Historic Environment Survey“.  

8.5.2 The Major Development Locations could also affect other designated historic assets such 
as listed buildings (eg the cluster at Kilverstone Hall) and Scheduled Ancient Monuments 
(such as Melford Bridge and, likely to be confirmed soon, the Gallows Hill (Iceni Camp) 
site). These will all need careful consideration at masterplanning and detailed planning 
stages.  
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8.6. Major Development Beyond 2026 

8.6.1 The above proposed allocations are for the period up to 2026. Beyond that date it is 
uncertain whether Thetford will be able to grow significantly without harm to protected 
habitats and species, and/or unsustainable growth which has little resemblances or 
relationship to the urban framework created by the historic growth of Thetford and the new 
developments proposed in this Plan. However, this is subject to further appraisal and 
consultation as part of a future plan review.  
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9. Improving our Existing Communities and Environment  

9.1. Introduction 

9.1.1 The Thetford Area Action Plan is not only about new growth; it is about transforming 
Thetford as a whole, and this includes improving our existing communities and other parts 
of our built and green environment. This chapter in particular focuses on these issues.   

9.2. Making Thetford’s Strong Communities Even Better  

9.2.1 The residential areas in Thetford are all very different in character. The design of the 
houses, with the mix and background of people, are often different as are the facilities 
available in particular neighbourhoods.  

9.2.2 One thing that is very evident in each of Thetford’s residential areas is the strong 
community spirit that exists. This is a real asset and one that we wish to build on. However, 
this does not mean to say that some of our existing communities do not need attention and 
help, whether that is improving the green spaces, better play areas or regenerating 
buildings. Some of Thetford’s residential areas are deprived (see brief details in Appendix 
1) and the Thetford Area Action Plan must do what it can to address deprivation, 
complimenting and assisting the activities of other organisations. This might mean 
introducing new buildings in some areas, whether that is new homes, community facilities, 
better parking or small scale employment uses.  It might mean removing some buildings, if 
they are no longer fit for use. 

9.3. What is it about your community that needs changing?  

9.3.1 We asked you at the issues and options stage what it is you like about the community you 
live in, what you do not like, and what you might want us to do.  

9.3.2 At Appendix xxxxx we have a breakdown of the results for each area based on the 'top 
priority' issues for you’re area. Separately, we have a more detailed breakdown of results 
for each area, with top, medium and low priorities as identified by you. If you want this 
detail, please contact the Growth Point Team on 01842 756487. 

9.3.3 These views are essential and extremely helpful to Moving Thetford Forward, as well as a 
wide range of service providers. We are therefore sharing the results with them. 

9.3.4 The results will be used by Moving Thetford Forward to target our funding on projects to 
meet your requests. This will include public funds which we collect, plus contributions from 
developers of the housing in the town. It is reasonable for such developers to contribute 
because we are clear in this Plan that the growth of Thetford is on the proviso that 
regeneration and strengthening of our existing communities is progressed at the same 
time. As such, to ensure that the regeneration and strengthening of our town occurs, 
developers are expected to contribute to the renaissance of the whole town. 

9.4. Existing ‘green’ open space environment  

9.4.1 Thetford has some very good green spaces, and we talk about ‘green infrastructure’ and 
allotments in Chapter 6. 

9.4.2 We asked you at the Issues and Options stage which existing green spaces we should 
focus our attention on in the short term for improvements (such as new planting, better 
footpaths, flowerbeds, wildlife areas, perhaps new seating). You responded as follows: 

Issues and Options Q17: Existing informal green space areas – what needs 
improving first? 

Your 
response 

(A) The green areas in our existing communities 139 (16%) 

(B) The park and riverside area in the centre of town improved first, which 
everyone has access to. 

522 (58%) 

(C) Creating new areas on the edge of town first, rather than improving what we 
already have. 

49 (5%) 

(D) We should not spend money on new or improved green spaces - there are 172 (19%) 
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more important issues in Thetford which we should spend money on first. 

(E) Don’t know 14 (2%) 

9.4.3 There was clear consensus that first of all we should improve our green and open spaces, 
with improvements to the park and riverside your top priority. We have already identified 
some work in this regard, which we should be implementing in 2009. However, these are 
relatively small, short term improvements, and our ambitions are much grander. We intend 
to implement the follow proposed preferred policy:  

Policy TH15: Thetford Central Riverside Area 

A key ambition over the plan period is to transform the central riverside area into an attractive, 
accessible, multi-purpose leisure area. Proposals in this area should: 

• Improve pedestrian and cycle routes 

• Create better seating 

• Make more of the key features and assets (natural and historic) 

• Involve new planting, and improved management of existing planted areas 

• Create better sign posting and information boards 

• Enable clear linkages along the river, and into adjacent parts of the town. 

• Form a clear, accessible green link from the proposed town park into the heart of the town 
centre. 

• Form a key element of the Thetford Town Loop(s) 

The improvements, delivered through a combination of private funds (via the tariff) and public 
funds, will encourage a wide range of residents and visitors to use the area, assisting to minimise 
people using more sensitive habitats on the edge of the town. 

An overarching masterplan will be prepared via the Moving Thetford Forward partnership and 
approved by the local planning authority, to coordinate the detailed proposals for the area, and any 
proposals should be in conformity with that masterplan. 

9.4.4 The following table summarises the Sustainability Appraisal of all the options, together with 
reasons why the alternative options were rejected:  

O
p
ti
o
n
 Sustainability 

Appraisal 
Summary 

Option 
Preferred 
or 
Rejected 

Reasons for Option Preferred or Rejected 

A – 
preferred 
policy 

This scores 
negative on 
SA objective 
‘flood risk’ and 
positive on 
many others. 

Preferred The central riverside area is a fantastic asset for Thetford, 
for its natural and historic assets, its use as a leisure area 
and a way of accessing around town. However, it is not 
being used to its full potential and the policy will enable 
that to be addressed. 

B – no 
policy 

Neutral. Rejected No policy could result in nil improvements to the area, or 
ad hoc uncoordinated, poorly funded improvements and 
maintenance. The riverside area wants much stronger 
policy direction than this. 

9.4.5 We are also proposing, once the major housing growth sites commence, the parallel 
provision of a new town park, close to the centre of Thetford – please see earlier policy xxx 
for details. 

9.5. Existing ‘historic’ environment 

9.5.1 Thetford has considerable historic assets such as two castles, an abbey and lots of other 
historic buildings.  Below ground, there are lots of archaeological remains stretching back 
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thousands of years. Unfortunately, Thetford does not always make the most of these 
assets. 

9.5.2 Preserving these historic assets is important, but at the issues and options stage we asked 
you which historic areas we should focus our attention on in the short term for 
improvements. This could be better signage and information, repairing buildings, or 
improving the area in which ruins are located to make visiting them a more pleasant 
experience. You responded as follows:  

Issues and Options Q18: Existing historic areas – what needs improving 
first? 

Your 
response 

(A) Improve the signage and information boards first. 10 (1%) 

(B) Concentrate on repairing buildings first, especially rundown listed buildings, 
ruins and historic earthworks. 

528 (59%) 

(C) Improve the general area around our important historic buildings and 
monuments first, so that visiting them is a pleasant experience. 

265 (29%) 

(D) We should not spend money on historic buildings and areas – there are more 
important issues in Thetford which we should spend money on first. 

86 (10%) 

(E) Don’t know 10 (1%) 

9.5.3 We listened carefully to your views to this and other questions, which all pointed to strong 
support for making more of our historic assets. We agree, and will work with all partners to 
try to make that happen. We have already signalled this issue as a top priority by 
nominating it as our ‘theme for Thetford’. There is no need for further specific policy at this 
section of the plan. Your message is clear - the emphasis now is making it happen.  

9.6. Former Gas Distribution Centre on Bury Road  

9.6.1 As stated at para xxxx, we think former Gas Distribution Centre on Bury Road is of such a 
significant size, importance and need for particular attention that it warrants its own policy, 
as follows. Its redevelopment will be a significant boost to the local community in which it 
sits:  

POLICY TH16 – Former Gas Distribution Centre on Bury Road 

We will investigate the potential for the reuse of the former gas distribution centre on Bury Rd, with 
a view to supporting some form of redevelopment or re-use. The site is currently in private 
ownership. 

Key site-specific considerations in bringing forward any use of the site include: 

• Investigating and addressing any contamination issues; 

• Careful investigation, including preparation of a mitigation strategy, archaeology issues 
(Note: the site is partly bounded on three sides by Scheduled Ancient Monument’s); 

• If used by vehicles, access arrangements on to the busy Bury Rd; 

• The need to ensure a well designed re-use of the site, considering its location in a 
residential area and on a key route into Thetford. The frontage of the site on to Bury Rd will 
be particularly important; 

• Avoid adverse impact on the allotments to the south and west of the site; and 

• Careful consideration with respect to neighbouring properties which are adjacent to the site, 
especially to the north and west. 

9.6.2 The following table summarises the Sustainability Appraisal of all the options, together with 
reasons why the alternative options were rejected:  
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O
p
ti
o

n
 

Sustainability 
Appraisal Summary 

Option 
Preferred 
or Rejected 

Reasons for Option Preferred or Rejected 

A – 
Above 
policy 

This scores strong 
positive on 
‘greenfield land’ but 
there are many 
uncertain effects – 
depends on usage. 

Preferred The site is currently derelict and unsightly. Due 
to significant constraints, the site is unlikely to 
come forward for any productive use without a 
specific policy driving it forward and potentially 
the injection of public funds if this enables a 
community use to be delivered on the site. 

B – no 
policy 

Uncertain effects on 
all SA objectives. 

Rejected No policy could lead to long term dereliction of 
the site, or ad hoc short term unattractive uses 
coming forward.  

9.7. A regeneration, investment and promotional strategy for Thetford  

9.7.1 The Thetford Area Action Plan is a spatial plan, setting out polices to steer new 
development and regeneration proposals. Its primary impact is on the steering of private 
sector investment in the town, as the majority of investment in Thetford will come from that 
source rather than the public sector.  

9.7.2 However, private sector investment most frequently leads on ‘new’ development rather 
than tackling existing buildings or communities. This is because regeneration is either too 
complex or not profitable for the private sector to lead on its own. 

9.7.3 As such, because Thetford is in need of regeneration (eg the town centre and some of the 
existing estates, especially those built in the 1950-1970s period) we are proposing to 
prepare a separate investment regeneration strategy. This strategy will identify in more 
detail than set out in the Thetford Area Action Plan the following items: 

• which areas need regenerating; 

• a set of proposed regeneration initiatives, covering social, economic and 
environmental regeneration issues;  

• significant programme of energy efficiency improvements to existing housing stock; 
and 

• a broad indication of the cost and a timetable. 

9.7.4 This strategy will be a focus for public sector investment in Thetford, funded by a number of 
sources including: Homes and Communities Agency (HCA); Growth Point Funds; Council 
investment; Housing Associations; EEDA and any other public sourced funding. The 
private sector will contribute via the proposed tariff on new development, plus in delivering 
specific projects as a partner with the public sector. 

9.7.5 The strategy will also act as a marketing tool to raise the profile of Thetford and further 
stimulate investment in the town from both public and private sources. 

9.7.6 In addition to formulising the strategy for local Council investment, the strategy is also 
intended to be a single document which meets the needs of HCA’s ‘Single Conversation 
Prospectus’, EEDA’s ‘Integrated Development Programme’ (IDP) prospectus, and CLG’s 
Growth Point Funds ‘Programme of Development’ (POD).  
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10. Making it Happen  

 

10.1. What other new infrastructure do we need?   

10.1.1 In addition to all the infrastructure mentioned in this document, there is of course a need to 
ensure we have the basic utilities available to service the new houses. We have been, or 
will shortly be, researching issues such as water supply, sewerage systems, electricity, 
renewable energy and gas, and detailed transport (such as road junctions and capacity) to 
make sure the infrastructure is able to cope with the new housing and employment once it 
starts to get built. 

10.2. Who is going to pay for all these new developments and infrastructure? 

10.2.1 The utility companies are obliged to put in place some of the infrastructure, so we have 
been liaising with them over precise details and timing. The public sector, including the 
Councils which have a direct interest in Thetford, will also contribute to putting in place 
infrastructure.   

10.2.2 However, the vast majority of new developments will be paid for by the developers. No 
council is in a position to buy large areas of land and build houses or employment areas 
themselves.  

10.2.3 It is perfectly reasonable and common practice for landowners and developers to pay for 
things on their land (such as affordable housing and community facilities) and also 
contribute to infrastructure which takes place off-site (i.e. not on their land). With Thetford to 
grow by more than half its size again over the next 20 years or so, it is not unreasonable for 
landowners and developers to make significant contributions to new facilities throughout 
the town too. Due to the very sensitive habitats that surround Thetford, developers are also 
likely to be asked to contribute towards the long-term provision of mitigation to, and 
monitoring of, safeguarded protected sites.  

10.2.4 Traditionally, a contract (often referred to as a ‘Section 106 Agreement’) is signed between 
the Council and the landowner/developer, which legally obliges the landowner/developer to 
build certain things, dedicate land for free (e.g. for playing fields) or contribute money (e.g. 
to pay for other facilities in the town or the maintenance of facilities). These contracts often 
take a long time to be agreed, and can differ considerably from one site to another.  

10.2.5 As such, Government is putting in place measures to enable Councils to make this a much 
simpler process. It is introducing what is known as a ‘Community Infrastructure Levy’ (CIL). 
This is a locally calculated charge (i.e. a ‘fee’) on development with the proceeds pooled 
from all development and spent on a wide range of infrastructure in the local area. 
Developers must pay such a charge. In return, the developer has to provide much less (or 
nil) as part of the traditional ‘S106’ contract mentioned above. A slight alternative to a CIL is 
a voluntary ‘tariff’ approach, which is similar in that it is a set fee, but unlike CIL it is up to 
the developer to decide whether to pay it or whether to negotiate a different package of 
contributions.  

10.2.6 We are interested in this approach for Thetford. We can not introduce CIL yet as, as 
Government has not issued the detailed Regulations. However, we can introduce the 
voluntary tariff approach, which could possibly be adapted into a CIL at a later date. We 
have started to make preliminary investigations as to what would be a reasonable tariff to 
pay.  

10.2.7 In order to gauge your initial feelings, we asked you the following question in the Issues 
and Options document: 

Issues and Options Q21: Infrastructure funding: We are considering whether 
to introduce a set fee (or tariff) for each house or development built, payable 
by the landowner / developer, which will be spent on infrastructure in 
Thetford. Traditional site-by-site negotiations (known as S106 Agreements) 
will still take place as well, though if a developer pays the set fee they will 
then only need to provide a smaller amount via a S106 Agreement. What do 

Your 
response 
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you think? 

(A). Yes, a set fee or tariff is a good idea 456 (51%) 

(B). No, I don’t like this idea at all. Keep the current situation as it is. 217 (24%) 

(C). Don’t know 222 (25%) 

10.2.8 We also received some written comments, especially around ensuring the fee is not set too 
high as to make development unviable.  

10.2.9 Having listened to your views, we are proposing to introduce a voluntary set fee or tariff for 
Thetford, along the lines below.   

Policy TH17 – Developer Contributions via a Tariff 

From 1st April 2010 (or Plan Adoption date, if later), all applicants for relevant planning permission 
will be expected, via a planning obligation, to make a payment to the Council to cover the following 
items. Each item has a figure against it, which will be pooled with contributions from all development 
proposals in the Thetford Area Action Plan area and ring-fenced for such uses. These prices are 
valid from 1st April 2010 until 31st March 2011. Thereafter, prices will be increased in accordance 
with the RPI (based on the annual rate as at September the previous year). The payment to be 
made will be based on the figures at time of payment, not necessarily at the time of planning 
permission. 

NOTE: The table below has been prepared for the Preferred Options document, and shows a 
range of prices for each element. This is because the issue is still under investigation, and 
will continue to do so through 2009. The final version of the plan will have a firm figure in 
each case. However, at this Preferred Option stage we are seeking views on (a) whether we 
have the right set of items which will require developer contributions, (b) any views or 
evidence as to the level of charge for each item, and (c) whether our suggested definitions of 
who should pay are reasonable. 

Infrastructure Item: 

(NOTE: Some of the following items may be funded in advance by the public 
sector, through borrowings or other means, on the basis of expected future 
receipts from developers.  The fact that an infrastructure item has been 
completed prior to contributions being made by the developer does not in any 
way absolve the developer from making the payment)  

Payable for 
each: 

• Dwelling 

• Unit of 
employment 

• 100 sq m of 
retail 

• Off site Strategic Transport Initiatives (Roads, Junction 
Improvements, major route upgrades, provision of strategic public 
transport) 

£800-£1,000 

• Thetford wide local access improvements (e.g. cycle ways, 
footpaths, the Thetford Loops etc) 

£400-£600 

• Bus improvements, including provision of better waiting facilities 
and information and possibly improved subsidised services 

£400-£600 

• Train station improvements, including access and parking plus 
general environmental improvements 

£250-£1,000 

T
ra
n
s
p
o
rt
 

• Community Transport Initiatives (such as car clubs) and monitoring 
of travel plans. 

£200-£300 

 Transport Total £2,050 - £3,500 

• Green Infrastructure provision, in order to deliver on the projects as 
set out in the Thetford Green Infrastructure Study 

£1,000-£1,500 

G
re
e
n
 

In
fr
a
s
tr
u
c
tu
re
 

• Habitat Management Plan production, and implementation of 
subsequent proposals, for the most sensitive location(s) 
surrounding Thetford, and at least for Barnham Cross Common. 
Plus, broader monitoring of protected species, to assess impact of 

£500-£1,000 
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growth. 

 Green Infrastructure Total £1,500 - £2,500 

• Library (including likely need for new library) and stock  £300-£320 

• Health facilities   £200-£400 

• Fire Hydrant £15 

• Public Art £25-£50 

• Formal sports facilities provision  £1,000-£2,000 C
o
m
m
u
n
it
y
 

In
fr
a
s
tr
u
c
tu
re
 

• Enhancement of historic assets £400-£600 

 Community Infrastructure Total £2,140 - £3,785 

 

 

• Water and Sewerage improvements and capacity increases 

 

£750-£1,250 

U
ti
li
ti
e
s
 

• Strategic Thetford Electricity Supply upgrade and other Energy 
related infrastructure, including renewable energy. 

£750-£1,250 

Utilities Total £1,500 – £2,500 

• Town Centre improvements, including environmental and car 
parking improvements, plus facilitation of new development 
proposals as necessary. 

£750-£1,250 

• Contribution to Thetford wide regeneration schemes, principally 
targeting regeneration of existing estates  

£500-£750 

• Provision of serviced or other improved employment land, where 
there is a clear market failure preventing employment growth 

£500-£750 

R
e
g
e
n
e
ra
ti
o
n
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m
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• Contribution to offsetting the carbon impact of growth (construction 
and future running of built property) through improving the energy 
efficiency of existing housing stock 

£300-£500) 

Economic Growth Support Total £2,000 – £3,250 

• Contribution to the running and administrative costs of Moving 
Thetford Forward, in order that all of the above is managed and 
delivered successfully. 

£150-£250 

• The on going and future maintenance and management of open 
spaces, especially the new town park 

£500-£1,000 

O
n
-G
o
in
g
 C
o
s
ts
 

• The on going and future maintenance and management of built 
community facilities, including formal sports facilities 

£1,000-£2,000 

 On Going Management and Maintenance Costs Total £1,650 - £3,250 

• Contribution to the provision of post-16 education facilities £200-£400 

• Primary School Provision £4,500 

E
d
u
c
a
t-

io
n
 

• High School Provision £3,000-£3,700 

 Education Total £7,700 - £8,600 

  

       TOTAL  £19-£27k range 

The funds collected will be managed by Moving Thetford Forward LDV (or other replacement body), 
the programme of which will be made freely available. The funds will be held by Breckland Council, 
or other formal Accountable Body in the event of Local Government Reorganisation. The funds will 
be spent throughout Thetford on the items as indicated above, with specific projects prioritised by 
Moving Thetford Forward. Additional funding, through central and local Government sources, other 
public agencies and any other sources will also be pooled or match-funded with the developer 
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contributions.  

In making such a payment, developers do not absolve themselves from providing necessary 
community facilities and other infrastructure needs on-site. These will include matters such as 
affordable housing, adult social services such as care homes, land for schools, household waste 
recycling, open space, allotments, paths and cycleways, local community services and other 
matters. These will be negotiated on a site by site basis. 

Developers who choose not to make a payment in accordance with this policy, or seek a reduced 
payment, should demonstrate why this is appropriate in their special circumstances, and 
demonstrate what alternative contributions they are to make. 

In the opening paragraph, by relevant we mean: 

• All net new dwellings (i.e. one net new dwelling or more) 

• All employment proposals which generate one ‘unit’ of development  

• All retail proposals over 50 sq m  

By ‘unit’ of employment development, we mean: 

• Each 100 sq m of office (use class B1) floorspace constitutes one unit 

• Each 200 sq m of general industrial (use class B2) floorspaces constitutes one unit 

• Each 1000 sq m of other employment floorspace (use classes B8) constitutes one unit 

Where a proposal involves more than one of the above, a pro-rata calculation will be made 
accordingly. 

For retail development, proposals for: 

• 50-99 sq m will be expected to make a 50% tariff payment;  

• 100-199 sq m would be one full tariff payment; 

• 200-299 sq m would be two full tariff payments; and so on 

10.2.10 The following table summarises the Sustainability Appraisal of all the options, together with 
reasons why the alternative options were rejected:  

O
p
ti
o
n
 Sustainability 

Appraisal 
Summary 

Option 
Preferred 
or 
Rejected 

Reasons for Option Preferred or Rejected 

A – preferred 
policy 

This scores 
positive on 
many SA 
objectives. 

Preferred We think this is the best way forward as the 
introduction of a standard charge and the ability to 
pool contributions will help ensure all necessary 
and required infrastructure, services and facilities 
are in place in line with the growth of the town.  It 
offers a degree of certainty to potential developers 
about the likely costs associated with a planning 
obligation. It is vital that appropriate infrastructure 
is in place at the right time both to enable 
development to happen, and to meet needs arising 
from development once it is completed.  

B – no policy 
(i.e. rely on 
s106) 

Neutral. Rejected Continuation of the current site-by-site approach is 
unlikely to deliver the same benefits because too 
many developments fail to make any contribution 
to meeting local or district-wide requirements.  
There is a need for a system which is reliable, 
open and transparent; captures contributions from 
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relatively small developments which, cumulatively, 
generate significant requirements; does not place 
a heavy bureaucratic burden on either the 
developer or the Council in negotiating individual 
obligations for every planning application; and 
successfully delivers the required infrastructure, 
services and facilities. 

10.3. Who is responsible for making it happen?  

10.3.1 We want to ensure that the proposals and vision of the Thetford Area Action Plan are taken 
forward systematically and effectively. To do this will require a wide variety of public and 
private sector parties working together, supported by effective partnerships to drive forward 
the policies and intentions. We are at the early stages of this process and it will be more 
fully developed following consultation with key stakeholders, landowners and others prior to 
the final stage of preparing this plan.  

10.3.2 Moving Thetford Forward will coordinate action to implement this plan, setting up 
appropriate mechanisms and partnerships to deliver its objectives. It will also monitor the 
progress on the implementation of the final plan and, if necessary, take action to bring it to 
fruition, if progress is slow or obstructed. 

10.3.3 In the next stage of preparing this Thetford Area Action Plan we will have developed a table 
setting out how each specific proposal will be implemented (an ‘implementation 
framework’), identifying who will be chiefly responsible for its implementation and any 
additional funding that needs to be sought and the relationships and timing of those 
proposals. In the main, proposals are linked to and dependent upon private sector funding. 
However, the various council and public sector partners are committed to pursuing any 
additional funding necessary to deliver the proposals of the plan, where this becomes 
apparent. It is therefore important to hear from interested parties during this and other 
consultations, whether there are aspects of the proposals which they believe cannot be met 
from these normal private sector sources. 

10.4. How do we make sure new development, once built, is managed and looked after 
properly? 

10.4.1 Providing high quality public space and community infrastructure will be essential to the 
well being of Thetford’s new and existing communities. It is the community infrastructure 
(community centres, play areas, leisure facilities etc) which provides considerable added 
value to large scale developments. 

10.4.2 Increasingly a community/development trust is seen as an innovative way to manage and 
maintain community infrastructure in new communities and towns. A development trust is a 
‘not for private profit’ organisation (often with charitable status) which can develop and 
manage a wide range of community and business projects (social enterprises) to meet the 
needs and aspirations of local people and secure income to ensure the sustainability of 
facilities. Thetford took such an approach when launching Keystone Development Trust in 
2003.  

10.4.3 To ensure that the community infrastructure is well planned, delivered and maintained we 
intend to adopt the following principles; 

• Community facilities will be delivered simultaneously with the first housing 

• Community workers will be employed to engage newcomers and bring new and 
existing communities together 

• Community facilities may not be sustainable in there own right; therefore we will 
explore the provision of an ‘endowment’ or ‘counterweights’ (such as land for 
commercial activity) to allow the Trust to develop new income streams to cross-
subsidise community facilities and activities within them 

10.4.4 As part of this, or as a separate arrangement, we would also be looking for the housing 
association which owns and manages all the affordable housing on the site to have a 
strong role in fostering community spirit and maintaining the estate. We do not want a 
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housing association which simply is only interested in looking after its own properties, and 
does not care what happens to the rest of the housing area. 

10.4.5 We asked you a question at the issues and options stage, and you responded as follows: 

Issues and Options Q22: Management of Community Buildings: Do 
you support us in encouraging an organisation (such as Keystone 
Development Trust) to develop proposals to deliver, for the whole of 
Thetford, a community plan and the management of new community 
facilities? 

Your 
response 

(A) Yes – I support the above approach, with a Trust being provided with 
sufficient resources from landowners or developers to ensure new 
community facilities are sustainable in the long term 

370 (41%) 

(B) No – Whilst I support these kinds of facilities, the Council should take 
on the responsibility and long term cost (through Council Tax or 
contributions from landowners or developers) of running community 
facilities. 

405 (45%) 

(C) Don’t Know 119 (13%) 

10.4.6 This shows a very evenly split opinion. We have not made any decision on this matter yet, 
and we will work with the Councils, Keystone Development Trust and developers to see 
what options we have and what would deliver the best long term outcome for Thetford. 
However, what we do want to be clear about is that we are committed to preparing some 
form of management plan to ensure the long term use and maintenance of community 
infrastructure. 

Policy TH18 – Management of New Community Infrastructure 

To ensure the long term sustainable delivery of community infrastructure, we are to prepare a 
community infrastructure plan in 2009 setting out: 

• What community infrastructure is required on the new major development sites and within 
the existing town as a result of growth and regeneration 

• Who should manage such infrastructure 

• How the new infrastructure could be linked with the management of existing community 
infrastructure 

• How all such infrastructure will be provided and funded in the long term (i.e. to cover 
maintenance, running and management costs) 

• Clarity on the role of the Registered Social Landlord or other provider of affordable housing 
on the major development locations regarding the management of community infrastructure 

By community infrastructure, we include the following (the exact mix being dependent on the 
outcome of the community infrastructure plan): 

• Community hall / centres 

• Free-to-use formal play areas (including ball parks, skate parks, hard-standing play areas 
for swings etc) 

• Pay-to-use public or not-for-profit leisure facilities 

• Informal play and park areas within communities  

• Community workers 

Exclusions include: 

• The new Thetford Town Park, which is dealt with separately, and other strategic open 
space provision such as the central river valley park area 

• Provision associated with schools 
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• Pay-to-use, private run, leisure facilities 

It is anticipated that, where new infrastructure is provided as part of the major development 
locations, developers will provide the land and finished built facilities at no cost to the public, and 
contributions for the subsequent management and upkeep of infrastructure, and other community 
infrastructure provided elsewhere in the town as a consequence of the growth and regeneration of 
Thetford, would be via the proposed tariff arrangements. 

10.4.7 The following table summarises the Sustainability Appraisal of all the options, together with 
reasons why the alternative options were rejected:  

O
p
ti
o
n
 Sustainability 

Appraisal 
Summary 

Option 
Preferred 
or Rejected 

Reasons for Option Preferred or Rejected 

A – 
preferred 
policy 

Scores positive on 
some other 
objectives. 

Preferred  It is essential we plan not only for the growth and 
regeneration, but also what happens after the 
change and who / how community facilities are to 
be managed. The policy is therefore essential 

B – no 
policy 

Neutral. Rejected No policy could lead to the uncoordinated, and 
ultimately the potential failure, of new community 
facilities provided as part of the growth and 
regeneration.  
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Appendix 1 – Background Information 
 

Glossary 

If you do not understand some of the words used in the document, please see the comprehensive 
glossary at Appendix 1 of the Core Strategy.   

A Description of Thetford in the Regional Spatial Strategy 

The Regional Spatial Strategy (RSS, or ‘East of England Plan’) describes Thetford as:   

“… a well located service centre in a forest setting on the edge of the Brecks, equidistant 
between Norwich and Cambridge on the A11, with direct rail links to both cities. It grew 
rapidly between 1956 and 1980, boosted by a town expansion scheme, and has the 
potential to grow further.” (Para 13.77, RSS) 

It is this ‘potential to grow further’, combined with a regeneration need, that warrants the Thetford 
Area Action Plan to be prepared. 

Thetford’s Status in National and Regional Plans 

The substantial growth to occur in Thetford means the town has been granted Growth Point 
Status by Central Government, one of only three areas in the East of England. This status means 
a ‘special relationship’ between Central Government and Thetford is formed which will assist: 

• Early delivery of housing; 

• Achievement of sustainable growth; 

• Coordinate of infrastructure and service provision with growth; and 

• Effective delivery. 

Thetford is also identified as a Key Centre for Development and Change (KCDC) in the RSS 
(policy SS3). This means Thetford is one of 21 places in the East of England where “new 
development should be concentrated”. The RSS also identifies Thetford as a Regional Transport 
Node (Policy T5), and as such regional investment in public transport should be focussed on the 
town. 

Thetford has more recently been awarded ‘Healthy Town Status’, to help us deliver innovative 
ideas to promote healthy lifestyles. 

All of these identifications will help focus national and regional investment on Thetford.  

Purpose of the Thetford Area Action Plan, and its fit with the Breckland Core Strategy 

Planning policies covering the whole of Breckland District are contained within the emerging 
“Breckland Core Strategy and Development Control Policies” document. This has reached a ‘pre-
submission consultation stage’ and was issued for consultation in very early 2009. References to 
the ‘Core Strategy’ in this document refer to that document. 

Sitting underneath the Core Strategy will be the Thetford Area Action Plan. It will set out the 
specific, more detailed, policies and proposals for the growth and regeneration of Thetford, 
including the allocation of sites for certain uses. 

The preparation of the Thetford Area Action Plan goes through a prescribed process including 
several rounds of consultation and is subject to an independent examination in public. 

As the Thetford Area Action Plan reaches its final stages it will be updated to reflect the final 
polices contained in the adopted Core Strategy.  

Time period of the plan 

The time period of this plan must conform to the Breckland Core Strategy. As such, the end date of 
this Thetford Area Action Plan is 2026.  

Background Evidence   

In order to help prepare this document, we have undertaken a considerable amount of necessary 
research.  Most were completed by independent consultants, considered experts in that particular 
field.  Some are Breckland wide and some are Thetford specific.  Please note that the studies and 
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recommendations therein are not Breckland or Thetford Policy, but give us an idea of where to 
start in order to produce consultation documents as this.  You can click on the hyperlinks 
throughout this document and they will take you to the relevant report.  If you do not have access 
to the internet, please contact the Thetford Growth Point Team. 

• Norfolk Economic Growth Study (Roger Tym and Partners 2005)  

• Breckland Employment Land Review (Roger Tym and Partners 2006) 

• Sub-district Employment Projections (Roger Tym and Partners 2006) 

• Updated Retail and Town Centres Study (Nathaniel Lichfield and Partners  2007) 

• Moving Thetford Forward Vision & Development Strategy (Urban Practitioners 2006)  

• Housing Needs Study (Fordham Research  2006) 

• Housing Market Assessment (Fordham Research  2007) 

• Thetford Growth Framework and Infrastructure Study (EDAW 2007) 

• Green Infrastructure Study (LUC 2007) 

• Thetford Water Cycle Study – Stage 1 (Scott Wilson 2008) 

• Open Space Assessment (Breckland Council 2007) 

• Urban Capacity Study (Breckland Council 2004 and updated 2007) 

• A Thetford Profile (Keystone Development Trust 2004) 

A number of other studies are also underway or planned which will continue to provide further 
evidence base for the Thetford Area Action Plan. This includes studies relating to protected bird 
species, energy (including renewable energy) and design work. 

How Thetford has grown in the past  

Thetford has existed for thousand’s of years, but the following shows how growth has occurred in 
more recent times. This will be an important piece of evidence to deciding how, through the Design 
Framework, Thetford will grow in the future. It may also help you with questions elsewhere in this 
document when asking you where new development should go.   

 

Thetford in 1891 

The town developed in the defensible loop of the 
Little Ouse River, a key crossing point on the route 
from Norwich to London.  The historic core is 
clearly identifiable in the 1891 figure ground plan. 
Housing and commerce sit between the remains of 
the 12th Century Cluniac Priory to the west, and 
the Castle Hill earthworks to the south east. 

 

Postwar new residential estates  

The second half of the 20th Century saw rapid 
growth and expansion of light industry on the 
town’s periphery. Planned residential expansion in 
the 1950-70s brought an influx of new residents 
from the London area housed in large new social 
housing estates, designed in Radburn based 
layouts typical of the period. 
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Postwar new industrial estates 

Thetford is developed in a very distinct ‘zoned’ 
way, with two large employment zones developed.  
Each segment is very different, but within each 
segments, the style and layout is uniform. 

 

Late 20th century residential development  

Recent residential developments based around a 
low density cul-de-sac arrangement have 
consolidated growth on the north-eastern 
periphery in land leading up to the bypass, and 
have also begun to leapfrog the river creating new 
development to the east.  Elements of the historic 
town centre remain and retail remains focussed 
along the pedestrianised King Street at its centre, 
though retail parks and large supermarkets have 
been developed towards the north-east and south 
east edges of the town. 

 

Deprivation in Thetford 

Thetford suffers from a high level of deprivation and a number of socio-economic problems, as 
highlighted in the report “A Thetford Profile” by Keystone Development Trust in 2004. The Thetford 
Area Action Plan can not tackle all the following issues highlighted in that report on its own, but 
working with partners and other organisations, it can make a huge difference. The key issues are: 

• The wards of Thetford-Abbey and Thetford-Saxon have twice the Norfolk average for the 
percentage of households consisting of lone parents living with dependent children  

• Three out of the four Thetford wards are in the top quintile of most deprived wards 
nationally.  

• Educational standards are very low with 12% of students in 2000 obtaining no GCSE 
passes at all compared to the national average of 5.4%.  

• The 2001 census shows that only 9% of people in Thetford have achieved a level 4/5 
qualification (first degree and above) compared to 20% in England.  

• Two out of four wards have over 40% of people between 16-74 with no qualifications.  

• Only 2% in Abbey ward are employed in higher managerial posts compared to the national 
average of 9%, whilst 39% are employed in routine or semi-routine posts compared to the 
national average of 21%.  

• Child health is a major concern as it has the highest number of children on the Child 
Protection Register for its size of population in the whole of Norfolk. There is a high rate of 
teenage pregnancy and anecdotally, there are said to be large problems associated with 
substance misuse.  

• Low aspirations and low self-esteem are frequently reported in reviews about Thetford.  
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Appendix 2 – Your local community priorities 
 
We asked at the Issues & Options stage to name which area you lived in and what your top 
priorities were for improvements in your local area. We gave you the following map to identify 
where you live, and then overleaf we set out what you voted as your top priorities for your area. 
 
  

 
 

1 Abbey Estate 

2 Barnham Cross 

3 East of Croxton Road 

4 West of Norwich Road 

5 Vicarage Road 

6 Station Road 

7 Priory 

8 Bury Road 

9 Town Centre 

 

10 Motte and Bailey 

11 Redgate 

12 East of Norwich Road 

13 Arlington Way 

14 The Nunnery 

15 Employment & Retail (off London Rd) 

16 Redcastle 

17 Employment Area (off Munford Rd) 

18 West of Croxton Road 
 
(NB The names above are only indicative for identification purposes) 
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Issues and Options Qn: The following ideas may help improve your area. What are your priorities? 
Please choose a maximum of five top priorities 

 Your ‘Top Priority’ Responses 
(broken down to individual areas - see map on previous page 

for key to which number refers to which area) 

Issue / Idea for 
Improvement,  
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 1
 

A
re
a
 2
 

A
re
a
 3
 

A
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a
 4
 

A
re
a
 5
 

A
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A
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A
re
a
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a
 1
0
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a
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3
 

A
re
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4
 

A
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a
 1
5
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a
 1
6
 

A
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a
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7
 

A
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a
 1
8
 

C
ro
x
to
n
  
 

O
th
e
r 

Better ‘green spaces’ (i.e. 
trees and grass areas) 

2 13 30 29 12 5 15 13 21 8 11 26 3 17 - 10 - 26 9 11 

Better play areas (i.e. 
swings and roundabouts 
etc) 

14 25 27 42 9 2 9 10 9 7 12 19 4 14 - 8 - 24 5 8 

More or better services (eg 
health, local shop, pub) 14 23 18 21 9 2 7 16 21 6 11 32 3 19 - 9 - 12 11 11 

Better community facilities 
(community hall for hire, 
community centre etc) 

3 25 26 17 5 2 8 13 15 13 5 7 6 11 - 6 - 22 5 14 

Improved parking 

 
4 34 15 18 15 8 18 13 20 12 8 16 3 6 - 11 - 24 9 9 

Better bus facilities 
(frequency, bus shelters 
etc) 

21 36 36 29 13 12 23 20 32 18 28 34 8 28 - 16 - 27 24 19 

Better or new foot and 
cycle paths 

8 18 25 11 14 6 10 13 20 13 8 22 2 20 - 12 - 17 7 15 

Sort out derelict / eyesore 
buildings and derelict land 

19 32 32 28 19 13 27 30 46 26 22 25 11 22 - 15 - 24 15 18 

Help improving the 
appearance of my home 
(eg tidying the garden / 
painting windows) 

7 5 6 2 2 4 1 3 5 2 2 1 - 3 - 2 - 4 - 9 

Help making my home 
more energy efficient (eg 
roof insulation or other 
efficiency measure) 

9 12 15 8 5 4 6 11 6 9 7 10 2 15 - 7 - 14 3 6 

Some new, small 
employment units on any 
spare or underused land in 
the area. 

6 8 10 4 2 1 4 4 4 - 2 6 - 1 - 3 - 4 3 5 

Some new housing, 
including affordable 
housing, on any spare or 

underused land in the area. 

6 15 5 7 2 1 2 5 9 - 2 4 1 2 - 5 - 3 1 6 

Better facilities for 
teenagers (eg outdoor 
skate parks, bike tracks, 
indoor youth centre etc) 

31 37 40 42 12 3 12 16 21 13 12 21 2 14 - 18 - 29 7 19 

Better schools (eg their 
appearance, safety, 
access to them) 

21 13 12 19 6 5 2 13 13 4 9 19 2 11 - 12 - 19 4 11 

Other Issue  

 
1 1 1 2 4 1 1 1 8 1 1 - - 1 - - - 2 3  

NB shaded boxes indicate top 3 priorities for each area. More detailed results (including 
medium and low priorities for each area) are available on request.
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Appendix 3 – “Norfolk Action” – Norfolk’s LAA 2008-11 
 
The Norfolk LAA is document which sets out the joint priorities of local people, the Norfolk Strategic 
Partnership and the Government. It is important that the Thetford Area Action Plan reflects the LAA 
priorities and supports delivery of them where it can. Not all the LAA priorities are directly relevant 
to this Plan (e.g. to reduce drug misuse) but some are. The most relevant are below, and we show 
how we have attempted to assist their delivery in the Thetford Area Action Plan: 
 

Norfolk LAA Indicator / 
Target  2008-11 

How the Thetford Area Action Plan aims to help achieve the 
LAA Target 

Indicator 1.1 (NI152): To 
reduce working age people 
on out of work benefits 

Growth and regeneration go hand in hand.  It is envisaged that with 
a regenerated town, more and varied businesses will be attracted to 
Thetford. We are also planning for more employment land to attract 
jobs. 

Indicator 1.2 (NI163): To 
increase the proportion of 
population aged 19-64 for 
males and 19-59 for 
females qualified to at least 
level 2 or higher 

Proposals for a post 16 college to include vocational skills are being 
discussed and addressed in the TAAP. New schools will also be 
provided with the growth. 

Indicator 1.3 (NI166): To 
increase the median 
earnings of employees in 
the area 

Growth and regeneration go hand in hand.  It is envisaged that with 
a regenerated town, more and varied businesses will be attracted to 
Thetford, including more higher paid and higher skilled jobs than we 
have at present. The Thetford Enterprise Park (TEP) will be the first 
on-the-ground provision of new jobs, including some higher skilled 
jobs. 

Indicator 1.4 (NI171): To 
increase the business 
registration rate 

Growth and regeneration go hand in hand.  It is envisaged that with 
a regenerated town, more and varied businesses will be attracted to 
Thetford. 

Indicator 1.5 (NI175): To 
increase the access to 
services and facilities by 
public transport, walking 
and cycling. 

We are still undertaking transport related work is required.   

However, sustainable transport is at and will be at the heart of 
Moving Thetford Forward’s work and this Plan. A new bus 
interchange in the town centre and improvements to the train station 
will also improve the attractiveness of public transport.  

Indicator 1.7: Employment 
in higher level occupations 
(i.e. predominantly 
professional / managerial 
jobs) 

Growth and regeneration go hand in hand.  It is envisaged that with 
a regenerated town, more and varied businesses will be attracted to 
Thetford, including more higher paid and higher skilled jobs than we 
have at present. The Thetford Enterprise Park (TEP) will be the first 
on-the-ground provision of new jobs, including some higher skilled 
jobs. 

Indicator 2.1 (NI79): 
Increase the achievement of 
a level 2 qualification by the 
age of 19 

Proposals for a post 16 college to include vocational skills are being 
discussed and addressed in the Plan. 

Indicator 2.3 (NI117): 
Decrease the number of 16 
to 18 year olds who are not 
in employment, education or 
training. 

Growth and regeneration go hand in hand.  It is envisaged that with 
a regenerated town, more and varied businesses will be attracted to 
Thetford. 

Proposals for a post 16 college to include vocational skills are being 
discussed and addressed in the Plan. 

Indicator 3.1 (NI154):  Net 
additional homes provided 

RSS states that Thetford needs to accommodate 6,000 houses 
between 2001 and 2021.  This Plan is providing for that growth. 

Indicator 3.2 (NI155): The emerging Breckland Core Strategy states that 40% of new 
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Number of affordable 
homes delivered 

housing development needs to be affordable housing.   

Indicator 4.1 (NI 186): Per 
capita reduction in CO2 
emissions in the LA area. 

Stage 2 of the Energy Study for Thetford will look at potential 
renewable and low carbon energy sources for Thetford. 
Further transport work is required, with modal shift being central to 
this work. 
Allotments to be provided – have the ability to reduce the impact of 
transporting food. 
However, growth will inevitable produce additional CO2 at both the 
construction stage and onward use of the buildings. The challenge 
will be to either compensate and/or minimise such additional CO2 
production. 

Indicator 4.2 (NI188): 
Planning to adapt to climate 
change 

Green spaces to be provided and enhanced – green spaces are 
mulit-functional and have a role to play in terms of micro climate and 
climate change mitigation. 
No development planned in flood plains, with the exception possibly 
of small amounts of development near the river in the town centre – 
these will need to be looked at carefully. 
Concept statements to be produced for development areas, which 
could address more issues 

Indicator 4.3 (NI193): 
Percentage of municipal 
waste landfilled. 

New development could be designed to make the collection and 
storage of different waste more easy. No policy at this stage, though 
the concept statements may explore such issues. Other 
programmes, such as Green Ventures Furniture Recycling and 
Cycle Recycle, will make a big difference in this area. 

Indicator 4.4 (NI197): 
Improve local biodiversity – 
proportion of local sites 
where positive conservation 
management has been or is 
being implemented 

This Plan proposes to include the requirement of habitat 
management plans and Ecological Impact Assessments.   
Concept statements to be produced for development areas - 
ecological networks and wider biodiversity issues to be included. 

Indicator 4.5: Ecological 
Networks (improvement and 
creation of habitats) 

As above 

Indicator 5.1 (NI1): Increase 
% of people who believe 
people from different 
backgrounds get on well 
together in their local area. 

We are keen to address the long term management and support in 
communities, ensuring that the new housing areas are well 
managed and inclusive. We are still working on this issue. 

Indicator 5.2 (NI4): Increase 
the % of people who feel 
they can influence decisions 
in their locality. 

There are 3 stages of public consultation as part of the TAAP 
process.  Comments are taken on board at each stage.  Hard to 
reach groups are also consulted.  To date there has been huge 
public interest and participation, and we have gone way beyond 
what is expected by the planning regulations. 

Indicator 6.3 (NI21): Dealing 
with local concerns about 
anti-social behaviour and 
crimes issues by the local 
council and police. 

Norfolk Police Architecture Liaison Officers sit on the MTF Board 
and are fully involved in the process of preparing this Plan, such as 
designing out crime issues. 

Indicator 6.6 (NI47): 
Reduction in number of 
people killed or seriously 
injured in road traffic 
accidents. 

A Stage 1 Transportation Assessment has been completed which 
includes the accident rates.  There will be further transport work 
commissioned in the future.  The idea of a ‘Green Bridge’ across the 
A11 may also help to reduce deer crossing the A11, a common and 
dangerous occurrence around Thetford.  
Any accident ‘hot spots’ are already investigated as a matter of 
cause by the Local Highway Authority. 

Indicator 6.11: Reduction in 
overall crime 

Norfolk Police Architecture Liaison Officers sit on the MTF Board 
and are fully involved in the process of preparing this Plan, such as 
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designing out crime issues. 

Indicator 8.1 (NI8): Increase 
in adult participation in sport 
and active recreation 

We recognise fully that as Thetford grows, we will need to provide 
sports pitches and open space. We have consulted on this, and 
have contacted bodies such as Sport England and the Football 
Association. 

Indicator 8.5 (NI55): Reduce 
obesity among primary 
school aged children in 
Reception Year. 

The proposed theme for Thetford is “Historic Past, Healthy Future”.  
Our plans for Thetford will concentrate on providing healthy 
activities and lifestyles. 

Indicator 8.6 (NI56): Reduce 
obesity among primary 
school aged children in 
Year 6 

As above 
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Appendix 4 – Policies to be superseded by the Thetford Area Action Plan 
 
In accordance with Government regulations for preparing plans, we have to state which current 
planning policies are to be ‘superseded’ by new policies in this plan.  
 
Currently, planning policies for Breckland District (including Thetford) are set out in the Adopted 
Local Plan of 1999. However, in 2007, a number of these policies were ‘deleted’ and only a few 
remain valid (or ‘saved’). These remaining policies will remain valid forever unless we specifically 
declare them as no longer valid. To declare them no longer valid, we must state so in a plan such 
as this which ones we are deleting, and say which new policies are replacing them.  
 
Below is a list of current policies which are still valid from the 1999 Local Plan. Some of these will 
be ‘deleted’ (as well as new ones added) by the Breckland Core Strategy and Development 
Control Policies, once that plan has been adopted. The third column lists whether any policy is to 
be superseded by a Policy in the Thetford Area Action Plan: 

 

Valid Policies 
– Refs 

Policy Subject Superseded by a policy in the 
Thetford Area Action Plan? 

ENV6  Protection of Habitat No 

HOU2, HOU3, 
HOU4, HOU6 

General, non-site specific housing 
development policies 

No 

ECO2, ECO3, 
ECO5 

Allocation of land at Snetterton Airfield and 
land for Bad neighbour employment uses. 
Plus employment uses outside settlement 
boundaries 

No 

TRA5  Traffic Generation No 

REC2  Provision of open space No 

(002) 2, 6, 8, 
9,  11 and 12 

Policies allocating housing, employment 
and open space in Attleborough 

No  

(025) 1 Allocation of employment site in Dereham No 

(087) 1 Development related to motor racing in 
Snetterton 

No 

(099) 1 Allocation of employment sites E1 & E2  in 
Thetford 

Yes  
(Site E1 is proposed in the Core 
Strategy to be designated as a 
‘General Employment Area’. Site 
E2 will be designated for some 
form of use in the Thetford Area 
Action Plan. Because the Core 
Strategy (which will be adopted 
first) can not supersede ‘half’ a 
policy, it will be the responsibility of 
the Thetford Area Action Plan to 
superseded the whole of Local 
Plan Policy (099)1. ) 

(099) 4 Protection of the amenity value of the 
rivers Thet and Little Ouse in Thetford 

No 
 

(104) 3, 5, 6 
and 13 

Allocation of various sites in Watton No 

(107) 1 Identify land for industrial development in 
Weeting 

No 
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Appendix 5 – Sustainability Appraisal and Appropriate Assessment 
 
Sustainability Appraisal 
Preparing plans has always relied on choices to be made between different options for the 
development and use of land. The requirement to produce Sustainability Appraisal Reports under 
the Planning and Compulsory Purchase Act (2004) seeks to ensure that the decision-making 
process takes into account the key objectives of sustainable development. These are: 

• Social progress which meets the needs of everyone; 

• Effective protection of the environment; 

• Prudent use of natural resources; and 

• Maintenance of high and stable levels of economic growth and employment. 
 
Sustainability Appraisal (SA) is a systematic process undertaken during the preparation of the plan, 
to assess the extent to which the emerging policies and proposals will help to achieve relevant 
environmental, social and economic objectives. In doing so, it will provide an opportunity to 
consider ways in which the plan or strategy can contribute to improvements in environmental, 
social and economic conditions as well as a means of identifying and addressing any adverse 
effects that policies and proposals might have. 
 
For the Thetford Area Action Plan, the first stage in the process is preparing a Sustainability 
Appraisal Scoping Report. Such a report was prepared in April 2008 and covered the Thetford 
Area Action Plan, the Breckland wide Site Specific Policies and Proposals Development Plan 
Document and the Snetterton Heath Area Action Plan. If you want to view a copy of the scoping 
document on line, please click here Sustainability Appraisal, or contact the Growth Point Team. 
 
The second stage has been published alongside this Preferred Options Thetford Area Action 
Plan. Amongst other matters, it contains an appraisal of all the draft policies contained in this 
document, highlighting the merits and disadvantages of each of the policies from a sustainability 
perspective, as well as an assessment of alternative policies we have currently rejected to be 
taken forward, to demonstrate whether any of those rejected policies would be more or less 
sustainable than our currently preferred policies.  
 
A summary of some of the key conclusions for each policv area is contained within this document, 
which for most people will be sufficient to understand the sustainability implications of each policy, 
and rejected alternative policies. 
 
However, if you would like to read the full, mostly technical document, please click hear or contact 
the Growth Point Team.  
 
If you have any comments on the full SA document, or the summary elements contained within the 
Preferred Options Thetford Area Action Plan, then please let us know. It is available for 
consultation for the same six week period as this plan. 
 
The third stage will  be a finalised SA report, taking into account aqny comments you make at the 
second stage, and will be published along side the final consultation and publication versions of the 
Thetford Area Action Plan. 
 
Appropriate Assessment 
The European Habitats and Birds Directives protect sites of exceptional importance in respect of 
rare, endangered or vulnerable natural habitats and species within Europe. Currently these consist 
of Special Areas of Conservation (SACs) and Special Protection Areas (SPAs). Thetford has both 
in close proximity to its urban boundary. 
 Issues and Options - June 2008 
Articles 6(3) and 6(4) of the Habitats Directive require Appropriate Assessment (AA) of any plans 
or projects likely to have a significant effect on a feature of a European Site. The intention is that a 
plan or project should only be approved after determining that it will not adversely affect the 
integrity of any European Site. 
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Breckland Council has prepared an Appropriate Assessment for its Breckland Core Strategy (Nov 
2008).  For Thetford, the Breckland Core Strategy AA is extremely important to inform what, in 
broad terms, development is permissible in Thetford and where. However, because the Thetford 
Area Action Plan will be more specific in terms of land allocations, and because of the sensitive 
habitats that are close to Thetford’s urban edge, there is a likely need for a separate AA to be 
prepared alongside the Thetford Area Action Plan, testing its detailed policies and land allocations. 
 
We have commenced undertaking such work, but it is an evolving process and can not be 
undertake fully until we start firming up our ideas where development is to take place. 
 
AA Consultation and Preparation: Natural England is the statutory nature conservation body 
responsible for providing advice on AA and has been involved throughout the AA process on the 
Breckland Core Strategy. Consultations have also involved the RSPB, with particular reference to 
the Breckland SPA and expansion of Thetford. 
 
 
 
############################################################################## 
 
##################### FOR CABINET MEETING ONLY ############################## 
 
The next set of pages sets out the key extracts of the Sustainability Appraisal of the Preferred 
Options Thetford Area Action Plan. The following pages will not be included within the final 
Preferred Options document. Instead, a full Sustainability Appraisal document will be made 
available separately for consultation which meets the necessary regulations.  
 
However, such full SA documents are lengthy, technical and aimed predominantly at the 
‘professional’ industry rather than the public. Such lengthy documents would be inappropriate and 
unnecessary for submission to Cabinet. Instead, the following pages gives sufficient extract to 
highlight why certain policies, and alternatives, received positive (green), neutral (amber) and 
negative (red) summaries in the main Preferred Options section. 
 
############################################################################## 
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Thetford Area Action Plan, Preferred Options, Sustainability Appraisal. 

 
1. Introduction 
This appendix sets out a series of tables that assess all the policies in the Thetford Area Action Plan Preferred Options document against a set 
of 17 Sustainability Appraisal Objectives. These objectives have already been consulted on (mid 2007) and are the same as those that have 
been applied to the wider LDF development plan documents. The objectives are given below. The work has been completed by a member of 
the Thetford Growth Point Team.   

2. The seventeen agreed Sustainability Appraisal Objectives 

1.    Minimise the irreversible loss of undeveloped land and productive agricultural holdings. 

2.    Limit water consumption to the capacity of natural processes and storage systems. 

3.    Reduce contributions to climate change 

4.    Minimise waste production and support the recycling of waste. 

5.    To avoid, reduce and manage flood risk. 

6.    Protect, conserve, enhance and expand bio-diversity. 

7.    Maintain, enhance and preserve the distinctiveness and diversity of landscape and townscape character. 

8.    Conserve, and where appropriate, enhance the historic environment. 

9.    Improve the health and well-being of the population. 

10.  Reduce and prevent crime, and prevent the fear of crime. 

11.  Improve the quality and quantity of publicly accessible open space. 

12.  Improve the quality, range and accessibility of essential services and facilities. 

13.  Redress inequalities related to age, gender, disability, race, faith, location and income. 

14.  Ensure all groups have access to affordable, decent and appropriate housing. 

15.  Increase the vitality and viability of existing town centres. 

16.  Help people gain access to satisfying work appropriate to their skills, potential and place of residence. 

17.  Improve the efficiency, competitiveness and adaptability of the local economy. 
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3. Comparison tables for each Preferred Option and Alternative Options against the seventeen Sustainability Objectives. 

 0:the policy would have a neutral effect on a particular Sustainability Appraisal objective. 

+/++: the policy would have a positive/strong positive effect on particular Sustainability Appraisal objective. 

-/--: the policy would have a negative/strong negative effect on particular Sustainability Appraisal objective. 

?: the effect is not certain and could depend on many things such as design and what other policies are implemented. 

TH1: Thetford:  Historic Past and Healthy Future 

  1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 

Preferred Option: Thetford:  
Historic Past and Healthy 
Future 

0 0 + 0 0 0 0 ++ ++ 0 ++ + 0 0 0 0 0 

Alternative Option 1: Natural 
Environment 

0 ? 0 0 0 ++ ++ 0 ? 0 + 0 0 0 0 0 0 

Alternative Option 2: 
Community Spirit 

0 0 0 0 0 0 0 0 + + 0 + + 0 0 0 0 

Alternative Option3: 
Environmentally Friendly 

0 ++ ++ ++ 0 + + 0 + 0 + 0 0 0 0 0 0 

Alternative Option 4: Other 
theme suggestions 

? ? ? ? ? ? ? ? ? ? ? ? ? ? ? ? ? 
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TH2: Retail development 

  1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 

Preferred Option: Medium 
shopping floorspace growth 
mainly focused in Town 
Centre, with some on Retail 
Parks and some within the 
new development areas. 

?/+ 0 ?/+ 0 - ? ?/+ 0 0 0 0 + ? 0 ++ ++ ++ 

Alternative Option 1: Low 
shopping floorspace growth. 

0 0 - 0 - ? ? 0 0 0 0 - 0 0 - 0 - 

Alternative Option 2: Medium 
shopping floorspace growth 
not focused on the Town 
Centre. 

0 0 - 0 ? ? ? 0 0 0 0 ?/+ 0 0 - ++ ++ 

Alternative Option 3:Higher 
shopping floorspace growth 
targets. 

0 0 - 0 - ? ? 0 0 0 0 + 0 0 ++ ++ ++ 

 

TH3: Thetford Town Centre Opportunity Areas 

  1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 

Preferred Option: Town 
centre split into zones.  Each 
zone has bullet points 
indicating what is preferred 
for each opportunity areas.   

+ 0 + 0 - 0 + + + ?/+ + + ?/+ + + + + 

Alternative Option 1: No 
major development plans for 
the town centre - existing 
national and district policy.   

0 0 - 0 0 0 0 0 0 0 0 0 0 0 - 0 0 

Alternative Option 2: more 
fundamental redevelopment 
of the town centre.   

+ 0 + 0 - 0 - - + + + + 0 + + + + 
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TH4: Education provision in Thetford 

  1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 

Preferred Option: 3 primary 
schools, Rosemary Musker 
possibly expanded, new high 
school and new 16-19 year 
old education provision (sixth 
form and further/higher 
education).   

Sport facilities to be made 
available for public use.  

0 0 ? 0 - ? ? 0 0 0 ++ ?/+ ?/+ 0 + + 0 

Alternative Option 1: No 
education policy - rely on site-
by-site negotiations.   

0 0 ? 0 0 ? ? 0 0 0 ? ? ?/+ 0 ? + 0 

Alternative Option 2: Lower 
standards/less specific 
policy.  

0 0 ? 0 0 ? ? 0 0 0 ? ? ?/+ 0 ? ? 0 

 

TH5: Health Facilities 

  1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 

Preferred Option: Expansion 
of the Healthy Living Centre 
between 2016 and 2026 with 
provision of other new health 
facilities in the major 
development areas.   

0 0 + 0 0 ? ? 0 ++ 0 0 ++ ? 0 0 0 0 

Alternative Option 1: Earlier 
provision of an expanded 
Healthy Living Centre.   

0 0 + 0 0 ? ? 0 ++ 0 0 ++ ? 0 0 0 0 

Alternative Option 2: No 
policy/later provision.   

0 0 ? 0 0 ? ? 0 + 0 0 + ? 0 0 0 0 
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TH6: Management plans for protected habitats and monitoring arrangements. 

  1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 

Preferred Option: Prior to any 
development, Barnham Cross 
Common is to have a new 
management plan.  
Permission for housing 
growth on major development 
sites will be conditioned 
against its implementation.   

Subject to Appropriate 
Assessment, other 
management plans  are likely 
to be needed and 
implemented.  

It will be necessary to monitor 
the impact of growth on 
protected species and 
habitats.  

0 + 0 0 0 ++ ++ 0 ? 0 0 0 0 0 0 0 0 

Alternative Option 1: No 
policy. 

0 ? 0 0 0 -/? -/? 0 ? 0 0 0 0 0 0 0 0 

 

TH7: Short visit dog walking areas. 

  1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 

Preferred Option: Provision 
for areas designed for dog 
walking in major development 
areas and existing town.   

0 0 + 0 0 + + 0 + 0 + 0 0 0 0 0 0 

Alternative Option 1: No 
policy. 

0 0 ?/- 0 0 ?/- ?/- 0 ? 0 0 0 0 0 0 0 0 
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TH8:  Allotments. 

  1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 

Preferred Option: 20 full or 40 
half sized plots per 500 
dwellings to meet some set 
criteria.   

The provision of a 
Community Supported 
Agriculture Scheme.  

0 0 + + 0 0 ? 0 + 0 0 0 + 0 0 0 0 

Alternative Option 1: Provide 
fewer allotments. 

0 0 + + 0 0 ? 0 + 0 0 0 + 0 0 0 0 

Alternative Option 2:  Provide 
more allotments that the 
preferred option.   

0 0 ++ + 0 0 ? 0 + 0 0 0 + 0 0 0 0 

Alternative Option 3: No 
policy on allotments. 

0 0 0 ? 0 0 ? 0 0 0 0 0 0 0 0 0 0 

 

TH9: New bus interchange. 

  1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 

Preferred Option: 
Provision of a new 
bus interchange in 
the Minstergate 
Area, using the Cosy 
Carpet building.   

+ 0 ++ 0 - 0 ? + 0 + 0 + 0 0 + 0 0 

Alternative Option 1: 
Leave the bus station 
as it is but improve it. 

0 0 ++ 0 - 0 ? ? 0 + 0 + 0 0 + 0 0 

Alternative Option 2: 
Move the bus station 
to another location.   

? 0 +/? 0 ? 0 ? ? 0 ? 0 ? 0 0 ? 0 0 
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TH10:  Thetford train station and surrounding area. 

  1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 

Preferred Option: Improving 
the train station by 
improving cycle and car 
parking provision, active use 
of the buildings, investigate 
improving access between 
platforms and improve bus 
links to the station.   

0 0 ++ 0 0 0 ++ ++ + + 0 0 0 0 0 0 + 

Alternative Option 1: No 
policy. 

0 0 - 0 0 0 - 0 0 - 0 0 0 0 0 0 + 

 

Land allocations 

  1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 

Preferred Option: Town park 
to the south east and major 
development to the north.  As 
per the map <hyperlink>  

0 0 + ? 0 + + 0 + 0 + 0 0 ++ 0 0 + 

Alternative Option 1: 
Development to the south 
east. 

0 0 + ? 0 -- + 0 + 0 0 0 0 ++ 0 0 0 

Alternative Option 2: Some 
development to the north of 
the A11.   

0 0 0 ? 0 0 -- 0 0 0 0 0 0 ++ 0 0 0 
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TH11: Major development locations - phasing, concept statements and masterplans. 

  1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 

Preferred Option: Planning 
permission granted only 
when concept statements 
and then masterplans have 
been agreed with the Local 
Planning Authority.   

+ + + + 0 + + + + + + + + 0 0 0 0 

Alternative Option 1: No 
policy 

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 

 

TH12: Biodiversity 

  1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 

Preferred Option: Ecological 
impact assessments, with 
recommendations for 
mitigation.   

0 0 0 0 0 ++ 0 0 0 0 0 0 0 0 0 0 0 

Alternative Option 1: No 
policy. 

0 0 0 0 0 ? 0 0 0 0 0 0 0 0 0 0 0 

TH13: Delivering major growth with a new Thetford Town Park. 

  1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 

Preferred Option: Provision 
of a Town Park to the South 
East in parallel to 
development to the north.   

0 0 ? 0 ? + + 0 + 0 ++ 0 + 0 0 0 0 

Alternative Option 1: No 
policy 

0 0 ? 0 0 0 0 0 - 0 - 0 0 0 0 0 0 

Alternative Option 2: Town 
Park in a different location 
e.g. to the north.   

0 0 ? 0 0 ? ? 0 + 0 + 0 + 0 0 0 0 
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TH14:  The Thetford Loops 

  1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 

Preferred Option: The 
provision of two high quality 
and multi purpose loops for 
tourism and recreation.   

0 0 ? 0 - 0 + ? ++ 0 + ? + 0 0 0 0 

Alternative Option 1: No 
policy. 

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 

 

TH15: Thetford Central Riverside Area. 

  1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 

Preferred Option: Plans to 
transform the central riverside 
area into an attractive, 
accessible, multi-purpose 
leisure area.   

0 ? + 0 - ? + + + 0 + + + 0 ? 0 0 

Alternative Option 1: No 
policy 

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 

 

TH16:  Former Gas Distribution centre on Bury Road 

  1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 

Preferred Option: Bring this 
derelict sire into use of some 
kind.   

++ 0 ? 0 0 0 + ? ? 0 ? ? ? ? ? ? ? 

Alternative Option 1:No 
policy. 

? ? ? ? ? ? ? ? ? ? ? ? ? ? ? ? ? 
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TH17: Developer Contributions 

  1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 

Preferred Option: Payments 
per  development towards 
transport, green 
infrastructure, community 
infrastructure, utilities, 
regeneration and economy, 
on-going costs.   

0 + + 0 0 + + 0 + ? + + + 0 0 + 0 

Alternative Option 1: No 
policy (i.e. Rely on S106) 

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 

 

TH18: Management of new community infrastructure. 

  1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 

Preferred Option: A 
community infrastructure plan 
to recommend what new 
infrastructure is needed, how 
it is to be managed and how 
provided in the long term.   

0 0 + 0 0 0 ? 0 + + + + + 0 0 ? 0 

Alternative Option 1: No 
policy 

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 
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