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1.0 Intr oduction 

1.1 This document is the Character Appraisal for the parishes of Croxton and 

Brettenham & Kilverstone. A first draft of the document was the subject of a 6-

week informal public consultation period between 29th October 2016 and 30th 

November 2016 and then a further formal Regulation 14 Consultation between 

11th August and 29th September 2017. All comments received, as a consequence 

of both consultations, have been assessed and changes made to the document as 

appropriate. 

 

1.2 A table summarising these consultation responses can be found on the Joint 

Neighbourhood Plan website and in the Consultation Statement.   

http://c -bandkjointplan.norfolkparishes.gov.uk/ 

 

1.3 It is intended that this Character Appraisal will be a piece of evidence used to 

support the policies in the Joint Neighbourhood Plan (JNP) which covers all 

three parishes. 

 

1.4 The Appraisal was initially informed by the Survey work undertaken in July, August 

and September 2016 by residents. Other sources of information include 

ParishioneǊǎΩ own recollections and photographs, data from Norfolk Heritage 

Explorer, Norfolk Historic Environment Record, parish archives and information 

from Natural England and Historic England data sets. 

 

1.5 The Survey work was undertaken using a modified version of the Planning Aid in 
England, Character Assessment Document Template. 

 

1.6 In addition, Historic England have also produced some useful guidance on 
incorporating heritage into Neighbourhood Plan preparation. 
(https://historicengland.org.uk/advice/planning/planmaking/improve-your-
neighbourhood/ which has also helped to inform the production of this document. 

 

 

 

 

 

 

http://c-bandkjointplan.norfolkparishes.gov.uk/
https://historicengland.org.uk/advice/planning/planmaking/improve-your-neighbourhood/
https://historicengland.org.uk/advice/planning/planmaking/improve-your-neighbourhood/
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2.0 What  is a Chara cter  App raisal? 

2.1 A character appraisal is a document that describes the distinct appearance and feel of 

an area or settlement.  It identifies the key physical features and characteristics that 

give a sett lement its unique identity and local distinctiveness. It sets out what makes 

that sett lement special and indicates what is valued by its local community. 

 

2.2 Many of the countryΩǎ statutorily designated Historic Conservation Areas are 

underpinned by Character Appraisals for the following reasons: 
 

Å As a tool to demonstrate the areŀΩǎ special interest 
 

 

 Å As explanation to owners, businesses and inhabitants of the reasons for 
designation 

 

 

Å As educational and informative documents created with the local 
community, expressing what the community particularly values about the 
place they live and work in 

 

 

Å Provide greater understanding and articulation of its character which can be 
used to develop a robust policy framework for planning decisions 

 

 

Å Informing those considering investment in the area in guiding the scale, form 
and content of new development 

 

 

2.3 Character Appraisals traditionally take the form of an appraisal of the historic 
character of the Conservation Area which describes in detail the delineation of the 
Conservation Area and sets out the rationale for its designation; these are commonly 
known as Conservation Area Appraisals (CAAs). 

 

2.4 There is a statutory responsibility placed on Local Planning Authorities (LPAs) under 

the Planning (Listed Buildings and Conservation Areas) Act 1990, to review their 

Conservation Areas άfrom time to timeέ and to produce up to date appraisal 

documents and management plans. 
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3.0 Purpose and benefits of a Charac ter  App raisal 

 
3.1 The purpose of a Character Appraisal is to describe in some detail the existing 

character of an area, commenting on its current condition and value to its 
community, but also identifying positive action including areas for potential 
enhancement and even mechanisms for achieving those enhancements. 

 

3.2 The Character Appraisals can be used to develop local planning policies at all levels 
including Neighbourhood Plans. Using the Character Appraisals, policies can be 
developed that result in good design which is both visually attractive and not only 
respects the existing character but also enhances its form, character and setting. To 
achieve this, there needs to be a good understanding of the character of the area and 
its value to its community. 

 

3.3 It is often a lack of understanding of this that can lead developers or individuals to 

propose development which fails to consider or enhance the existing unique qualities 

of an area and may result in erosion or harm of that existing character. 

 

3.4 The benefit of preparing a character assessment is that a local community will feel it 

can shape and influence future development in its area. 

 

3.5 By using the opportunity to clearly document and describe the important 

characteristics of an area, the community can begin to influence developers and their 

architects to help them understand the local character and the value that is attached 

to it. In turn this should aid the production of sensitively designed proposals which 

respect and complement the existing local character. The result of this should enable 

greater integration of the development within the existing community and potentially 

greater acceptance of it. 
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4.0 Chara cter  Appraisal Context  

 
 4.1 When the principle of a Joint Neighbourhood Plan was first being considered, it 

became clear, that the 5000 new dwellings proposed just north of Thetford, in the 

Breckland Joint Core Strategy 2009, would have a profound impact upon the rural 

parishes within which they sat. 
 

 4.2 It was also apparent at an early stage, that the key concern to residents was how this 

large development would integrate with the existing communities. There were deep 

concerns about the potential to effectively create two new completely different 

communities - the new development inside what is now known as the SUE 

(Sustainable Urban Extension) and the existing communities of Croxton, and 

Brettenham and Kilverstone. 

 

4.3 This concern gained momentum through the evolution of the Breckland Core Strategy 

in 2007-2009, the development of the Thetford Area Action Plan (TAAP) in 2008-2010 

and during the planning application process for the SUE in 2011-2013. It can also be 

evidenced in the responses received to the Parish Questionnaire undertaken by the 

two Parish Councils at the beginning of the Joint Neighbourhood Plan (JNP) process in 

2015. 

 

4.4 The Parish Councils were therefore keen to ensure that the key objective of the JNP 

should be to ensure maximum integration between the new and existing 

communities of Croxton and Brettenham & Kilverstone and enhance community 

ŎƻƘŜǎƛƻƴΦ ¢ƘŜ άǇǊŜŘƻƳƛƴŀƴǘƭȅ ǊǳǊŀƭέ ŀƴŘ ǘǊŀƴǉǳƛƭ ŎƘŀǊŀŎǘŜǊ ƻŦ ǘƘŜ ǇŀǊƛǎƘŜǎ ǿƛƭƭ ōŜ 

preserved and maintained. This character should be acknowledged in any form of 

new development within the proposed Sustainable Urban Extension (SUE) where a 

gradual transition from urban to rural can be achieved through the adoption of 

appropriate building styles, choice of local materials, appropriate densities and 

levels of green infrastructure which reflect and enhance the local character. Both 

the new and existing communities will benefit from all the new and existing facilities 

to secure full community cohesion.   

 

4.5 There is an existing Conservation Area in Croxton which was designated in 1974, 

however it does not have an up to date Conservation Area Appraisal attached to it nor 

does it have a Management Plan. 
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4.6 There is no conservation area designated within Brettenham and Kilverstone although 

there is a considerable wealth of built heritage. 

 

4.7 Initially it was thought that through the JNP process the Parish Council would produce 

their own Conservation Area Appraisal for Croxton and that a similar Conservation 

Area Appraisal style appraisal would be undertaken for Brettenham and Kilverstone. 

However because so much new development was proposed in the SUE together with 

Breckland Council advice that the JNP timing would enable it to be in a position where 

it could influence the design of that new development, it was decided to broaden the 

Appraisal work away from concentrating only on the historic aspect but to undertake a 

wider character appraisal of the whole parish and try to establish some new design 

policies in the JNP that would positively influence new development in the SUE. 

Therefore, the approach that has been taken is a blend of historic Conservation Area 

Appraisal work with Character Appraisal work to have maximum effect. 

 

4.8 The Character Appraisal for Croxton was carried out using one survey focussed 

mainly on Croxton Village and includes the Conservation Area designated in 1974 as 

well as looking slightly wider. 

 

4.9 The Brettenham and Kilverstone Character Appraisal, has been split into 4 distinct 

survey areas which were each surveyed by a specific team, and this reflects the 

distinct settlement area and makeup of those Parishes. 

 

4.10 Therefore there are 4 separate Character Appraisals that cover the following: 

 

¶ Brettenham Village 
 

¶ Brettenham West (including Arlington Way) 
 

¶ Rushford 

 

¶ Kilverstone 
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5.0  Importance  of  the òBreck só 

 

 

5.1  Both parishes sit within a national and regionally recognised landscape known as the 
άThe BreckǎέΦ The Brecks has one of the most distinctive landscapes in the UK and 
boasts the best overall climate with low rainfall and hot summers. 

 
5.2 ThŜ ǿƻǊŘ ά.ǊŜŎƪ άΣ is medieval, meaning an area of sandy heathland and gorse that 

was broken up for farmland and then allowed to revert to wilderness once the soil 
was exhausted. The area comprises vast forests of native coniferous softwood, lines 
of Scots pines called 'Deal rows' some of which are still maintained as true hedges, also 
patches of classic historic heathland that were formed thousands of years ago by the 
felling and burning of forests for grazing land, and wide arable fields. Unique to the 
Brecks are the prehistoric pingos. 

 
 

 
 

'Deal rows' are unique to the Brecks. 
 

 
5.3 Thetford Forest, planted just after the First World War by the Forestry Commission, 

covers an area of 20,000 hectares. From at least the fourteenth century, large areas 
were used for warrens, and the intensive grazing of the rabbits could lead to the 
formation of mobile sand dunes: In the 1760s the area was described as 'sand, and 
scattered gravel, without the least vegetation; a mere African desert'.  
Dickens mentioned how barren it was in David Copperfield. 

http://www.visitnorfolk.co.uk/explore/Thetford-Forest.aspx
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5.4 The Brecks also contains PeddŀǊΩǎ Way, which runs for 63 miles from just outside 
Thetford at Knettishall Heath to the north Norfolk coast via Swaffham. 

 

5.5 A significant proportion of the Brecks is designated as a European protected site, 
forming the largest terrestrial protected area in Norfolk. The heathland serves as an 
important habitat designated for its suitability to support internationally important 
bird species, particularly Stone Curlew, Woodlark and Nightjar. 

 

5.6 The site is designated as a Special Protection Area (SPA) under the European 
CouncƛƭΩǎ Directive on the Conservation of Wild Birds. The East of England supports 
65% of thŜ ¦YΩǎ breeding pairs of stone curlew where most breeding is located 
within the Brecks. The rich biodiversity of the Brecks is also recognised by many 
other statutory conservation designations which include four Special Areas of 
Conservation (SACs), numerous Sites of Special Scientific Interest (SSSI) and National 
Nature Reserves (NNR), where the latter (NNRs and SSSIs) make up 40% of the total 
area. 

 

5.7 Evidence to support the adoption of the Breckland Core Strategy in 2009 resulted in 
research which examined the effects of housing and roads on the distribution of 
stone curlew in the Brecks. The research was required to inform the Habitats 
Regulations Assessment (HRA) of the Core Strategy which, subject to the imposition 
of suitable policy mitigation, enabled the Core Strategy to be progressed through to 
adoption. 

 

5.8 The adopted mitigation policy required that any new development which may impact 
on the SPA must be subject to Appropriate Assessment. New development was not 
permitted within 1,500m of the edge of the SPA unless it could be demonstrated by 
an Appropriate Assessment that the development would not adversely affect the 
integrity of the SPA. This covers the majority of the JNP area (See Map 3). There was 
also provision for the re-use of existing buildings and development where it was 
completely masked from the SPA by existing development. 

 

5.9 Beyond the SPA boundary, stone curlews occur outside the SPA and those birds are 
clearly part of the SPA population and functionally linked. These areas are identified 
as areas where there are concentrations of stone curlew, 5 or more nests recorded, 
over the period 1995 ς 2006, and indicated on the current policy maps as a secondary 
buffer. Within these areas development could be brought forward, providing 
alternative land outside the SPA can be secured to mitigate the potential effects. 

 

5.10 Further recent work undertaken on behalf of Breckland Council in 2013, provides 
strong support for the continuation of a 1500m zone around the areas capable of 
supporting stone curlews. Within this zone, additional development would have a 
likely significant effect on the SPA. The 2013 research also suggests that the planting 
of woodland/screening as a mitigation measure is unlikely to be effective and that 

http://www.nationaltrail.co.uk/peddarsway/
http://www.visitnorfolk.co.uk/explore/North-Norfolk.aspx
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the effect on nest density is strongest, as a result of the amount of buildings rather 
than type. One of the key aims of the research was to differentiate the effects of 
nest density due to different building classes. The research indicates that there was 
no evidence of a negative impact of agricultural or commercial buildings. As such, 
the analysis suggests an element of flexibility could be applied for non-residential 
development in the SPA buffer zones. 
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6.0 Croxton Character Appraisal  

 

6.1  Int roduc tion and His tori cal Context 
 

 

6.1.1. The parish of Croxton is situated in the south of Norfolk, just northeast of 
Thetford. The area is mainly forested heathland plus farmed agricultural land, set 
within the traditional Brecks Landscape, with the built settlement form being 
largely located in the south of the parish. 

 

6.1.2 The origin of the name comes from the Old Norse for ΨYrokrΩǎ EnclosureΩ, and the 

parish was already an established sett lement by the time of the Norman 

Conquest.  Productive capacity, population and land ownership are all detailed in 

the Doomsday Book of 1086. 

 

6.1.3 The earliest indication of human activity in the parish as evidenced in the Norfolk 

Heritage Explorer comes in the form of prehistoric flint tools, plus evidence of 

their manufacture. The first flint finds in the Parish that can be dated, have been 

dated to the Mesolithic era and include flint axes. 

 

6.1.4 Further flint finds from the Neolithic age and tools found in the parish from this 

period include chipped axes, polished axes, arrowheads, scrapers and a laurel leaf 

point. 

 

6.1.5 The parish is unusual in that evidence of early activity is not confined to flint tools. 

There are fragmentary remains of two possible prehistoric track ways: 
 

Å The Icknield Way, which was part of a probable track way running north 

through the parish on its way to the north Norfolk coast. 

Å East Harling Drove, a similar track way, but running east to west. 

 

6.1.6 Both these track ways continued in use up to the medieval period and possibly 

later. Harling Drove was so called because it was used by drovers to take their 

sheep to the East Harling Sheep Sales ς boys from the village were paid a penny 

to watch the sheep whilst the drovers came into the village to have a drink. 

 
6.1.7 The oldest monument to survive in the parish is thought to be from either the 

bronze or Saxon ages. It is a relatively undisturbed round barrow on Mickle Hill on 
Croxton Heath. 

 

http://www.heritage.norfolk.gov.uk/
http://www.heritage.norfolk.gov.uk/
http://www.heritage.norfolk.gov.uk/
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6.1.8 Bronze Age flint arrowheads have also been found in the parish on the 

Hadlers Hole fields behind Harefield and Melville Roads, plus Iron Age 

pottery fragments. 

 

6.1.9 There is no evidence of buildings left from the Roman occupation although coins 

have been found together with pottery fragments and broaches. Saxon finds are 

likewise confined to small objects such as tweezers and a brooch. The medieval 

period has left the parish with its oldest surviving building, All SaintǎΩ Church 
 

 

 
 

All Saints Church, Grade I Listed 
 

6.1.10. The church has a round tower and priestΩǎ door that date back to the late 12th 

century. The tower is topped by a 14th century octagonal belfry with a small 

Victorian spire. The rest of the building is 14th century and later, restored in the 

19th century. Inside can be found a 15th century font, a fine hammer beam roof 

and a remarkable World War One memorial. No other medieval buildings survive 

although the Norfolk Historic Environment Record indicates that there was a 

hospital in the parish, founded in 1250. No trace of it remains today. There is 

also a medieval well. Other medieval material found in the parish consists of 
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coins, pottery fragments and buckles. A strong spring from which villagers took 

water for centuries is located by the roadside just below the church. Fresh spring 

water wells up strongly on the north valley side so much that the village 

produced its own fresh water until 1970! There are still natural springs in 

outlying fields on the west side of The Street. 
 

6.1.11. Some medieval stone has been found reused in post medieval buildings which 

may have come from Thetford Priory after the Dissolution of the Monasteries, 

or possibly from the demolished aisle of All SaintǎΩ Church. 
 

 

 
 

Chapel Farm a Grade II Listed, 17th century house, contains reused medieval 
stone 

 

6.1.12. The only evidence of post medieval industrial activity was a tile kiln (which is 

marked on 19th century maps). However, this was demolished in 1940, and 

nothing remains today. More recently, two World War II pillboxes survive, part 

of the anti-invasion defences of the time. 

 

6.1.13. The comparative scarcity of buildings on the archaeological record is no doubt 

due to the mainly heathland landscape, but the extensive nature of finds show 

there has been human activity here through every period since the Mesolithic. 
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6.1.14 In 1870-72, John Marius Wilson's Imperial Gazetteer of England and Wales 
described Croxton like this: 

 

άCROXTON, a parish in Thetford district, Norfolk; 2 miles N of Thetford town and 

r. station. It has a post office under Thetford. Acres, 4, 609. Real property, £3, 

157. Pop., 428. Houses, 85. The property is divided among a few. Croxton Hall is a 

chief residence. Croxton High Trees are seen at a great distance. There is a large 

manufactory of coarse earthenware. The living is a vicarage in the diocese of 

Norwich. Value, £98.*  Patron, Christ's College, Cambridge. The church is ancient; 

and has a curious flint tower and a Norman font. There are a Wesleyan chapel, 

and charities £5.έ 

 

6.1.15 Originally there were 5 farms within the parish - all with their own farmhouses and 
cottages These were all once part of a large estate, which was bought by the 
Mackenzie family in the 1860's and which went for death duties in the 1930Ωǎ to 
the Crown Estate. 

 

6.1.16 Up to the end of the World War 2 everything other than the Church, Vicarage, 2 
Pubs, a Chapel, a School and 2 small cottages either side of the Church, were 
owned by the Crown. Many of the small cottages have been altered to make 

individual homes e.g. cottages 14, 16, 18 in The Street once housed 7 homes. 

Nos. 36 and 37 was once 4 homes, and Nos. 41 and 43 was 4 homes. In 
addition, there was another row of Cottages behind Nos 41 and 43 which were 
demolished in the 1970Ωǎ. 

 

 

 
14, 16 and 18, The Street, Grade II Listed, Flint with brick and pantiled roof 
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6.1.17  Properties remain in the village today which at one time accommodated the 

Policeman, the Mackenzie's Agent, the Estate Office, the School, the School 

Mistress, and there was also a ΨBothyΩ, where unmarried men who worked on the 

land lodged.  Field names reflect craftsmen who lived in the village - Carmichaels 

(the blacksmith) Ben Whites (smallholder) Bell field named after the Bell Inn. Ten 

acres was once the village cricket ground and Wick's patch was where village 

Bowls were played. 

 

6.1.18 Croxton Hill was where the famous Burrell Steam Engines (Thetford) were given 

their final testing. Ada Cole (founder of International League for Protection of 

Horses - now housed at Snetterton) was born and lived with her family at Hall 

Farm. 

 

 

Hall Farm, Grade II Listed 

 

 

 

6.2  Bri ef over view of cha racter  areas 

 

6.2.1 The linear nature of Croxton Village and its compactness has lent itself to one 
distinct character area based on the historic core of The Street with some later 
additions at Harefield Road, Church Avenue, Earl Warren, All Saints Court, and  

 High Tree Close. 
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6.3  Materi als 
 

6.3.1 The prevalent materials in The Street are flint with brick dressings, under pantiled 

or slate roofs. In the newer development, some of this prevalent material has 

been repeated with many of the properties being brick built but often with a flint 

façade or panel under tiled roofs. 

 

 

Chapel Farm Barn, Grade II Listed, flint with slate roof     

 

 

Flint Wall, The Street, Grade II Listed 
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6.4 Scale, Form  and Ori entat ion 
 

6.4.1 Development in the central historic core of the village is compact, with dwellings 

on small plots. Many of the original buildings which may have been larger 

farmhouses have been subdivided into smaller cottages. These tend to sit closer 

to the road and have road frontages. 

 

6.4.2 As you travel out from the centre of the village the plots sizes and houses get 

bigger moving through medium plots to large plots which are set further back 

from the road, the remaining farmhouses also sit back from the road in relatively 

mature plots. 

 

 

Croxton Lodge, Grade II Listed 

 

 

6.4.3 During many changes of ownership some properties have had or are having 

extensions added to enlarge and improve the properties. Some plots have also 

been subdivided to accommodate additional infill development. 
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6.5  Condition and Use 
 

6.5.1 Many of the buildings are in private residential use and the clear majority are also 

in good condition. Chapel Farmhouse is in business use rather than just 

residential and it is only the Vicarage at the southern end of the village that has 

been identified as being in poor condition. It occupies a prominent position at the 

southern gateway to the village and it has not been continuously occupied for 

some time. 

 

 
 

 
 

The Vicarage, unlisted 
 

 

 

6.6  Important buildings 
 

6.6.1 The value and importance of the core village is recognised through the 
designation of a Conservation Area in 1974. Unfortunately, there is no 
Conservation Area appraisal or surviving designation document that sheds light 
on the rationale for the Conservation Area boundary. There are also buildings 
that are of special, architectural or historic interest and they are included on the 
statutory list as approved by the Secretary of State. 
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These include: 
 

Chapel Farm Barn Grade II 
Chapel Farmhouse Grade II 
Wall south from Chapel Farmhouse Grade II 
Croxton Lodge Grade II 
NoΩǎ 14, 16, & 18 The Street, Grade II 
Hill Farm House Grade II 
Hall Farm House Grade II 
Church Cottage Grade II 
Church of All Saints Grade I 
 

 

Church Cottage, Grade II Listed 
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Hill Farm House, Grade II Listed 

In addition, there is one Scheduled Monument at Mickle Hill 

Further information can be found at: 
https://www.historicengland.org.uk/listing/the-list/results?searchtype=nhle 

6.6.2 There are many buildings or structures which may not meet the national criteria 
for listing but contribute to the local character through their appearance, 
construction or historical associations. These can be included in a Local List of 
non-designated Heritage Assets. Although they are not statutorily protected, the 
Local List*  can be linked to policies in the Local Plan or Neighbourhood Plan. 

6.6.3 Inclusion on a local list does not change the existing planning controls that 
already apply to the building but there are several reasons why such a list is 
important: 

Å To raise awareness of the area's special heritage and its importance to 
local distinctiveness. 

Å To inform owners, the local community, developers, council officers and 
members about buildings which make a special contribution to the Brecks 
landscape. 

Å To help us when making decisions about development proposals and their 
effect on the character of the area. 

Å To provide specialist advice to owners to help protect the character and 
setting of buildings. 

 
*Advice on the selection process for non-designated heritage assets can be found in 
IƛǎǘƻǊƛŎ 9ƴƎƭŀƴŘΩǎ !ŘǾƛŎŜ bƻǘŜ тΦ 

 

https://www.historicengland.org.uk/listing/the-list/results?searchtype=nhle


 

Croxton and Brettenham & Kilverstone Character Appraisal January 2018 

 

21 

6.6.4 The Croxton survey work has identified buildings that are not listed but have been 
identified by the local community as having some architectural, cultural or historic 
value. Whilst they currently do not enjoy the protection offered by formal listing, 
there may be benefit to them being identified as non-designated heritage assets, 
the significance of which should be taken into account, when determining planning 
applications. There is also merit in pressing Breckland Council as Local Planning 

Authority to consider the compilation of a Local List and for them to formally 

assess the suitability of the buildings identified in this survey with a view to being 
included on the Local List. 

6.6.5 These buildings include: 

The Vicarage  

 

The Vicarage, built on the brow of the hill at south end of village on the east side, sits 
in a very large plot. It was built in 1843, during the residency of the Rev. H. S.M. 
Hubert at a cost of £700, and was considerably enlarged by the following vicar Rev. H. 

Williams (1852-1897) at his own expense. The building has not been continuously 

occupied for some years and is currently in rather poor condition. (See earlier 
photograph, in paragraph 6.5.1) 

 

 
Primitive Methodist Chapel, flint and pantiles 

 

Primitive Methodist Chapel 

The Primitive Methodists Chapel was built, on the west of The Street in 1865, 
constructed of flint under a pantiled roof. The building is privately owned and currently 
used for storage. 
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Cynthia Della Hoy's Trust Properties 

There are 4 cottages within a block on the east side of The Street and one commercial 

property which included what was previously the Village Shop/Post Office. These are now 

part of a Charitable Trust and are being progressively extensively refurbished / upgraded 

and now enhance the area. 

 

 
 

Cynthia Della Hoy Trust properties, flint and pantiles 

 

The School House  

The School House is built of brick under slate tile roof built C19-20 but not listed. It was 
one of two schools supported by subscription, later reduced to one National School, 

enlarged in 1875 to accommodate 60 scholars, and served as the village school for many 
years before becoming a residential property 
 




