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About the Team

JTP is an international placemaking practice of architects and urban 
designers with extensive experience of delivering successful places 
for both the public and private sectors throughout the UK and 
internationally.

The consultant team includes:

Ptarmigan Land is one of the UK’s leading land promotion 
companies. Ptarmigan currently has over 10,000 houses in planning 
and recently obtained planning for 750 houses in Chelmsford, Essex 
and 1,200 houses in Hethersett, Norwich. Ptarmigan works with 
landowners to add value through planning and seeks to maximise the 
value of their land for the benefit of everyone involved.

JTP’s approach to the Stakeholder Workshop

Our workshops uncover 
the things that matter 

most to people

We listen. We debate.

We draw together. We create new places and breathe life into old ones.

Planning Transport

Landscape Engineering

MLM
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Historical
Evolution Market Place

The history of Attleborough is focused on its status as a mediaeval trading place at a 
crucial crossroads from Norwich to London.

Linear Growth
As the settlement expanded linear ribbon development grew up along the main routes.

1960/70’s Housing
In the 60’s and 70’s housing needs were met by mass housing developments of varying 
qualities and styles.

1980’s Housing
In the 80’s the Local Authority estate was developed by the railway.

Contemporary Developments
Over the last two decades the urban footprint was filled in to create the complete 
pattern of suburbs which exists today.

New Industry
The town’s economy relies partially on industry which has evolved with the changing 
urban pattern of the town. Historically Gaymer’s cider grew up with it’s leafy orchard 
south of the railway station and subsequent industrial areas are an important 
component of the community.

Key

Town Centre

Principal Streets

Secondary Roads

1960’s Local Authority

1970’s Development

1980’s Local Authority

Late 20th Century Development

Contemporary Development

White Horse Lane

New North Road

Urban Fringe

Industrial Areas

Green Spaces

History of Attleborough
Attleborough owes much of its historic importance to its proximity to 
Norwich, which was one of the largest towns in England at the time 
of the Norman Conquest in 1066. In medieval days, the river Wensum 
was tidal, wider, shallower and more navigable than today. Norwich 
therefore became a centre of commercial importance as goods could 
be brought upstream for convenient distribution inland. 

Norwich grew in size and wealth following the rise of the wool trade 
in the Middle Ages. The city had a key position in the cloth industry, 
both in terms of production and trading. It remained one of the most 
important textile manufacturing centres until the 19th century when 
it was over taken by the industrial cities of the North and Midlands. 
Until then, Norwich was known as the second city of England and was 
one of the most important and populous regions in the country. 

Early Origins
As forest was cleared away in Norfolk, fer tile land was opened up 
to agriculture and farmers produced more than they needed for 
subsistence alone. Market centres were required, and Attleborough 
developed as one such hub, conveniently located on the road 
between Norwich and Thetford, and directly on the route to 
London. The arrival of the railway in the 19th century confirmed 
Attleborough’s strategic importance as an accessible settlement and 
market town. 

Surrounded by farms and forest, the original settlement was based 
round the Norman church of St Mary’s and the manor house, which 
lay to the north of the river Thet. Small clusters of houses were built 
along the well-used road from Norwich to Thetford, thus creating a 
linear town over the succeeding years.

Landowners
Attleborough’s hinterland has been home to wealthy landowners 
and the nobility for many centuries. In the Saxon era it may have 
been the residence of Offa and Edmund, Kings of the East Angles. It 
is suggested that Bunns Bank was built as for tifications against the 
Danes, whose powerful families ruled local manors prior to the arrival 
of the Normans. The Mortimers, members of whom fought alongside 
William I, subsequently became Lords of the Manor of Attleborough 
for the next three centuries. Kett’s Rebellion in 1549 was incited 
by protests from Attleborough’s peasants and small farmers who 
resented the enclosure of common grazing land by local landowners. 
However, there is evidence of philanthropy in the 17th century by 
several affluent residents, whose bequests provided education and 
financial support to the town’s poor. 

Local Economy
The chief crops of the area were barley and wheat, with several mills 
being built in the town, and a corn market opened in 1863 for the farmers 
who attended Attleborough Market (complete with hall, reading room 
and 300 volumes of books). Although only five and a half miles away, 
Wymondham earned its wealth mostly from wool, and the collapse of 
the woollen industry in the mid 19th century led to great poverty in that 
town. It seems that Attleborough’s farmers were more fortunate.

The arrival of the railway in 1845 obviously provided an added impetus 
for trade. There was a cattle market (located to the north of Thieves Lane 
in the 1906 map) with pens near the station, for movement of animals 
by train. The construction of Gaymer’s cider factory in 1896 boosted the 
town’s economy, and Attleborough was also known for its turkey-rearing. 
The town sign is said to depict the days when Attleborough turkeys had 
their feet dipped in tar to withstand journey along roads to the London 
markets. 

Population
In 1801, the population of the town was listed as being 1,333. By 
1854 there were 501 houses and 2,324 inhabitants. 
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Attleborough
station

London Road

Attleborough 
Bypass (A11)

Site boundary

Site Location

The Site
The 217.4 Ha / 537.1 acres site is located immediately south of 
Attleborough. It sits on the opposite side of the railway line which has 
connections to Norwich, Cambridge, London, the Midlands and the North 
via Ely.

The Market Town
Attleborough is situated on the A11 between Thetford and Norwich and 
on the Cambridge to Norwich railway line. The settlement has historically 
grown up around a crossroads of trading routes. 

The vibrant market town has a history in the poultry trade and was also 
historically a convenient place to change horses between Norwich and 
London. Nowadays the town has a strong local identity and a close knit 
community. People who live and work in the town meet through a series 
of shared pursuits including business, religion, sports and community 
groups.

The Site and its Surroundings
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Planning Context

Proposed project timeline

Design 
development

Design 
brief

Outline 
planning 
consent

S106 signed 
and Decision 
Notice issued

Start on
site
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November 2016 & March 2017

PUBLIC 
CONSULTATION 

EVENT

 
May 2017

 
Late 2017

 
Spring 2017

Growth Options for Attleborough

Attleborough Growth Locations

E.A3

E.A2

E.A1

E.3
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Legend
Indicative Link Road

Settlement Boundary

Residential Planning Permissions (2011- June 30 2016)

Attleborough Neighbourhood Plan Reg 14 Area of Search for Employment Land

Employment Sites with Planning Permission

Strategic Urban Extension 

Existing Allocation

Existing General Employment Area

COPYRIGHT
This map is reproduced from Ordnance Survey material with the permission of
Ordnance Survey on behalf of the Controller of Her  Majesty's Stationery
Office © Crown copyright.   Unauthorised reproduction infringes Crown
copyright and may lead to prosecution or civil proceedings. Breckland District
Council licence no.100019535. Published 2016.

Text

Inclusion on this map does not imply that any site is confirmed for allocation, 
and all sites will be subject to formal public consultation through the Local Plan process.

It is only when the Local Plan is adopted that any site(s) would be formally allocated

Figure 3.1 Attleborough

13Breckland Local Plan Preferred Site Options and Settlement Boundaries 2016

Settlement Boundary and Strategic Urban Extension 

Draft Neighbourhood Plan

 
Summer 2017

OUTLINE 
PLANNING 

APPLICATION 
SUBMISSION

 
Early 2019

 
Spring 2019

Reserved 
matters 

secured for 
Phase 1

2008
East of England Plan confirms Breckland’s housing numbers of 15,200 
new homes (2001-21).

2009
Breckland Council (BC) adopts Core Strategy – Attleborough to 
accommodate at least 4,000 homes as an urban extension south of the 
railway.

2010 
BC consults on Attleborough and Snetter ton Heath Area Action Plan 
and proposes options for Sustainable Urban Extension (SUE).

2014
BC cease work on AAP and convert to new Local Plan.

2014/15 
BC publish new Local Plan issues and options – Attleborough identified 
as a ‘location for substantial housing and employment growth’, with at 
least 4,000 homes to be located in a SUE south of Attleborough.

2015/16 
BC publish new Local Plan Preferred Directions – Attleborough 
confirmed as location for at least 4,000 homes. Extent of SUE identified. 
Informal consultation on Neighbourhood Plan.

Mid/Late 2016 
BC publish Local Plan preferred sites and boundaries consultation 
- includes Attleborough SUE boundary. Formal consultation on 
Neighbourhood Plan, followed by examination.

Nov 2016 
Attleborough SUE stakeholder workshop

End 2016/Early 2017 
BC to publish pre-submission Local Plan document. Adoption of 
Neighbourhood Plan.

Mid/Late 2017 
BC to submit Local Plan for examination, followed by hearings.

End 2017/Early 2018
Local Plan adopted.

 
Late 2020

First 
occupations



 

STAKEHOLDER  
WORKSHOP 

Constraints Plan

Constraints Plan

0 50 100 150 200 250mApplication boundary

Existing roads

Railway crossing points

Footpath

Contour lines - 1m

Contour lines - 5m

Key
Existing trees

Existing hedgerows

Existing watercourses

EA surface water flood susceptibility zone

Breckland SFRA 2007 flood risk zone

EA fuvial flood risk zone

Gas (15-27m easement either side) 

Potable water (3.0 easement either side)

Below ground electricity (6.0 easement either side)

Foul water sewer (3.0 easement either side)

Foul water pumping main (3.0 easement either side)

Banham poultry service trench (3.0 easement and 10.0m working area)
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Key Messages 
from the previous 

Stakeholder 
Workshop

Key
Site boundary
Railway
Road network
Watercourse
SuDS

Residential
Mixed-use
Primary School
Playing fields
Allotments

Formal / informal play space

Trees
Existing / proposed hedgerows
Pedestrian / cycle network
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Conceptual Masterplan presented at the previous Stakeholder WorkshopStakeholder Workshop November 2016
The project team hosted an update workshop at Attleborough Town Hall, on 9th 
November, which brought together key community stakeholders with the design 
team to discuss the Strategic Urban Extension (SUE). The afternoon event was an 
opportunity for participants to learn about the proposals at an initial presentation 
and then to discuss the proposals further in facilitated table groups around the latest 
masterplan. 

Stakeholders were invited to attend from 1pm, where there was an opportunity 
to view an exhibition explaining the background of the proposals and an exhibition 
about the draft Neighbourhood Plan exhibition. Tony Perkins, the Neighbourhood 
Plan Steering Group Chair, then gave a presentation outlining the Plan themes 
and manifesto. This was followed by a brief presentation of the proposals for 
Attleborough SUE, given by Marcus Adams of JTP.

The workshop provided the opportunity for participants to consider the proposal 
for Attleborough SUE and its relationship with the town and neighbouring parishes 
and to explore some of the ideas that had emerged through the afternoon’s informal 
discussions and presentations.

Attendees split into four groups who worked simultaneously with members of the 
facilitation team around large-scale maps enabling the groups to develop their ideas. 
The results were recorded and each group reported back their ideas in a plenary 
session. 

Each hands-on planning group focussed on a separate theme:
• Transport and Movement
• Community Amenities
• Placemaking
• Landscape and Drainage

Key Messages
Listed below are the key messages which emerged from the hands-on planning 
sessions:

• The SUE should be designed as an integrated part of the town and not as a 
separate place. 

• Facilities within the SUE should complement and not duplicate those to the town 
centre. 

• Cycle and pedestrian routes across the railway should be improved to promote 
integration between the existing town and the SUE. 

• Ideally Link Road should be open before f irst occupation, and opportunities 
to secure public funding should be explored. If not, then as soon as possible 
and before 1,200 occupation and will need appropriate town centre highway 
improvements 

• The linear park is an important element of the scheme. Further work is needed 
to develop the design and define uses and character areas as well as ensuring it is 
well connected to the wider greenspace network beyond the application site. 

• Green space should be delivered in phases alongside housing. 

• The primary school near the district centre should be moved west to allow better 
linkage with green space and facilitate walking and cycling to school along green 
route.

1 Local centre

Neighbourhood centre

Linear park

Wetland habitat protection area

2

3

4
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Proposed 
Land Use

•  Around 4,000 homes

•  On average 37.31 dwellings per hectare (dph)

•  Three self-contained neighbourhoods

•  Local facilities

•  Two 2 form-entry primary schools

•  Sport, play and recreational open space 
 including a linear park

•  Sustainable drainage and wetland habitat 
 protection

•  Good accessibility for vehicles, walking 
 and cycling

Masterplan (Land Budget Plan)

0 50 100 150 200 250m

Mixed use - Local centre

Mixed use - Neighbourhood centre

Public squares

Playing Fields

Allotments

Formal and informal children’s play spaces

Application boundary

Existing buildings

Existing roads

Existing railway

Existing watercourses

Existing water bodies

Proposed indicative footpaths

Proposed indicative cycling network

Development parcel 1 (Town Oaks)

Development parcel 2 (Poplar Meadows)

Development parcel 3 (Borough Lane)

Primary schools

Proposed Link Road

Proposed primary vehicular route

30m corridor for proposed link road and primary route*

Proposed new bridges

Proposed indicative secondary roads

Indicative access points to residential parcels

Public open spaces

Proposed SuDS attenuation basins

Indicative area of reed bed

Third party land

Existing landfill site
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Parameter Plans 
for EIA Scoping

DensityLand Use

Access and MovementBuilding Heights

PhasingLandscape Strategy

Residential development 
parcels
Mixed Use - Local 
Centre
Mixed Use - 
Neighbourhood Centre
Public Squares
Primary Schools
Public Open Space
Allotments
Sports Pitches
Third Party Land
Proposed SuDS 
attenuation basins
Indicative area of reed 
beds

Up to 2 storeys
Up to 2.5 storeys
Up to 3 storeys
Up to 4 storeys
Primary School: Up to 2 
storeys

Existing hedgerows
Existing trees
Informal public open 
spaces
Allotments
Sports pitches
Formal and informal 
children’s play areas
Public Squares
Proposed SuDS 
Attenuation basins
Indicative area of reed 
beds
Third Party Land

Residential: Up to 
25 dph
Residential: Up to 
30 dph
Residential: Up to 
35 dph
Residential: Up to 
40 dph
Residential: Up to 
45 dph
Residential: Up to 
50 dph
Mixed Use: Up to 
45 dph
Mixed Use: Up to 
60 dph
Primary Schools

Development parcels
Proposed Link Road
Proposed primary 
vehicular route
30m corridor for 
proposed link road and 
primary route
Proposed New Bridges
Primary Vehicular 
Access
Approximate locations 
of secondary vehicular 
access to development 
parcels
Approximate locations 
of local access to 
development parcels
Proposed Junctions with 
Existing Highways

Proposed Link Road 
Stage 1 (Phase 1)
Proposed Link Road 
Stage 2 (Construction 
to commence in Phase 
2A. To be completed by 
1,200 homes)
Phase 1
Phase 2A
Phase 2B
Phase 3
Phase 4
Phase 5
Development parcels


