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1.0 INTRODUCTION  
 

Project scope and purpose 
 
1.1 With a population of just over 41,000, Bury St Edmunds is the largest town in the borough of St 

Edmundsbury and the population is projected to increase to around 50,000 by 2031.  It is positioned 
within Suffolk, just off the A14.  Bury St Edmunds is in close proximity to two of the eastern region’s 
most important roads, the A14 and the A143, as well as being linked to local towns including 
Haverhill, Sudbury and Thetford.  The town is 28 miles from Cambridge, 50 miles from London 
Stansted Airport and 84 miles from London.   
 

1.2 St Edmundsbury Borough Council wants Bury St Edmunds to continue to flourish, making the most 
of the town’s existing assets and exploiting its strategic location.   
 

1.3 St Edmundsbury Borough Council has produced the Bury St Edmunds Vision 2031.  The Vision was 
adopted by the council in September 2014 and forms part of the planning policy framework – 
consisting of the key planning documents – for shaping the future of Bury St Edmunds.  It sets out 
key growth ambitions and aspirations for the town.   
 

1.4 St Edmundsbury Borough Councils’ aspirations for the town centre are that by 2031 Bury St 
Edmunds Town Centre will:   
 
• Respect its nationally important heritage to offer a town rich with employment and retail 

opportunities, green open spaces and historic and cultural assets. 
• Capitalise on its status as the sub-regional centre for West Suffolk and its position between 

Cambridge and Ipswich. 
• Encourage development on previously developed land. 
• Have high quality streets in the historic core of the town where the pedestrians and other non-

car users can move around safely and comfortably. 
• Improve public transport, walking and cycling links to provide access to the town centre and 

better connect residents with other local and regional destinations. 
• Carefully manage the economy of the town through the supply of appropriate land to develop 

a diverse, vibrant and modern economy to increase jobs and enhance prosperity. 
 
1.5 In order to help achieve these aspirations St Edmundsbury Borough Council has identified the need 

for a masterplan to be prepared for the town centre.  This is important because the town centre is 
a shared community asset, a place where all residents, visitors and workers feel welcome, safe, and 
want to spend their time.   
 

1.6 The masterplan will provide the context for the future growth, development, operation and 
management of the town centre as an asset.  The masterplan will also need to ensure that 
development of all types will be approached sensitively and proactively, creating the jobs for the 
future and enabling a new chapter in the economic growth of Bury St Edmunds to be achieved.  It 
will contain proposals and initiatives that will deliver investment over the period to 2031, helping to 
implement the Bury St Edmunds Vision 2031.   
 

  



THE MASTERPLAN AREA
The area outlined is an indication only, and vital services 
and links including Bury St Edmunds Railway Station will 
be fully considered as part of the masterplan.
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Policy framework  
 

1.7 The masterplan is being prepared in order to add detail to and help implement policies set out within 
the Bury St Edmunds Vision 2031, and the St Edmundsbury Core Strategy which was adopted in 
December 2010.  The masterplan will be formally prepared as a supplementary planning document 
(SPD) thereby forming part of the statutory planning policy framework for Bury St Edmunds.   
 

1.8 Much work has already been undertaken by the council to establish a robust and supporting set of 
policies for the town centre.  This provides a strong foundation from which to take forward work 
on the masterplan.  In addition, the Council is working proactively with the community, businesses 
and other stakeholders on a range of interlinked strategies for Bury St Edmunds.  These include 
strategies on sustainability, tourism (including the setting up of a Destination Management 
Organisation to coordinate activity), housing, economic development, homelessness, and families 
and communities.  Each will be considered as part of the wider evidence base and policy framework 
for the masterplan.   
 
Masterplan preparation and timescales  
 

1.9 St Edmundsbury Borough Council has appointed a team of town planning and urban design 
specialists, led by David Lock Associates (DLA) and Peter Brett Associates (PBA), to produce the 
masterplan for the town centre.  Supported by St Edmundsbury Council, DLA and PBA will examine 
a range of potential opportunities in the town centre in order to produce a deliverable masterplan.   
 

1.10 As well as providing town planning, urban design and community engagement expertise, DLA will 
also carefully consider the local property market and development viability, bringing a fresh set of 
eyes to the issues facing Bury St Edmunds and drawing from experience delivering similar projects 
elsewhere in the UK.   
 

1.11 The town centre masterplan is being prepared over a 12-month period.  There are 4 main project 
stages: 
 
• Stage 1: Analysis and review of existing information, documents and policies.  
• Stage 2: Issues and options to include public engagement and consultation from 27 February 

to 21 April 2017 
• Stage 3: Drafting the masterplan to include public engagement and consultation from 31 July 

to 8 September 2017 
• Stage 4: Finalising and handover with completion by the end of 2017.   
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About this Issues and Options Report 
 

1.12 This Issues and Options report has been prepared by DLA and PBA working on behalf of St 
Edmundsbury Borough Council.  It sets out an analysis of the initial issues and options for Bury St 
Edmunds and represents a key stage in the production of the masterplan for the town centre.  It 
represents the conclusion of stages 1 and 2 of the masterplan project.   
 

1.13 The Issues and Options report is structured around three main sections in addition to this initial 
introduction:   
 
• Section 2 sets out the introduction to the project and baseline information that has been 

reviewed, provides an overview of property market issues and summarises an urban design 
analysis of the design and function of the town centre.    

• Section 3 details overarching objectives that have been identified as result of the review and 
analysis of issues including recommended options for the masterplan to consider.   

• Section 4 sets out the next steps towards the preparation of a draft masterplan.   
 

1.14 The Issues and Options report will be subject to a six-week period of consultation (eight weeks 
including the two-week Easter holiday) and engagement with residents of, businesses and services 
in, and visitors to the town, as well as other stakeholders.  The aim is to gain a clear understanding 
of the issues the town centre faces, and gain agreement around a set of options that can be 
explored and developed as part of drafting a masterplan for Bury St Edmunds.   
 

1.15 The Issues and Options report is a critical stage in the production of the masterplan for the town 
centre.  It aims to ensure that the:   
 
• issues facing the town centre are fully understood and agreed;  
• overarching objectives will help address those issues; and  
• options identified are those which receive support and will form the basis for producing the 

masterplan.  
 

1.16 In all of this it will be vital to ensure that the masterplan is aspirational, continuing to support and 
facilitate the vitality and characteristics of the town centre that make it attractive and popular, but 
is also achievable and deliverable within the 2031 timescale set by the Vision.  This will include 
identifying short, medium and longer term opportunities.   
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2.0 BASELINE REVIEW, ANALYSIS AND ISSUES  
 

Understanding Bury St Edmunds town centre  
 

2.1 In order to fully understand the issues affecting Bury St Edmunds, and thereby inform the 
development of the masterplan, a review of existing information, documents and policies has been 
undertaken together with an urban design analysis of the town centre.   
 

2.2 The review and analysis has focused on four main areas:   
 
• Background documents comprising existing studies, appraisals, policies and plans (the 

‘evidence base’ for the town centre);   
• The physical character and function of the town centre focusing on its strengths, 

weaknesses and historic growth;  
• Access and movement around the town centre; and  
• The property market in Bury St Edmunds.   
 

2.3 By gaining a thorough understanding of the town centre a robust set of objectives emerge which 
summarise the main issues, together with a number of options which the masterplan will need to 
consider.  These are set out in Section 3 of this Issues and Options report.   
 
Existing evidence base 
 

2.4 It is important for the masterplan to build on the work already undertaken in establishing the Vision 
for the town centre, ensuring that it is an action orientated document focused on the delivery of 
realistic and viable projects that address identified issues.  This includes issues identified through 
previous stakeholder and community engagement exercises and workshops, particularly associated 
with the preparation of the Bury St Edmunds Vision 2031.  Together they form the starting point for 
the masterplan.  A list of the documents reviewed, together with a summary of the key points raised 
as part of this stage can be found in Appendices 1 and 2.  
 

2.5 The evidence base has been supplemented by a number of initial one-to-one conversations with key 
officers, local elected members, and members of the project group.   
 
The form and function of the town centre 
 

2.6 The resident population of Bury St Edmunds in 2031 is projected to be around 50,000.  The Core 
Strategy makes provision to build 12,240 new homes, including affordable homes, between 2009 
and 2031.  In seeking to meet this housing target, a total of five new urban extensions in Bury St 
Edmunds are planned, comprising strategic sites at North-west Bury St Edmunds, Moreton Hall, 
West Bury St Edmunds, North-east Bury St Edmunds and South-east Bury St Edmunds.   
 

2.7 Given the expansion and growth of Bury St Edmunds the role and function of the town centre must 
also be maintained and enhanced.  As well as providing an attractive environment, capitalising on 
its historic core, and an excellent range of leisure, retail, and employment uses, the town centre 
must also be a key economic driver for the whole of Bury St Edmunds and continue to attract 
investment.  This includes ensuring that growth is supported by necessary infrastructure including 
transport improvements.  In this way the town centre will continue to support communities across 
Bury St Edmunds.   
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Urban design analysis 
 

2.9 The urban design analysis of the town centre provides an important basis for recognising existing 
strengths, identifying weakness and in so doing understanding where opportunities exist for 
enhancement.  It is particularly useful in obtaining an insight into the way the town centre functions 
and how this may be improved through the development of the masterplan.  The findings of the 
analysis are set out on the following pages.   

 
A strong historic heart   

2.10 Bury St Edmunds is one of England’s best preserved historic market towns, its medieval urban 
structure largely unspoilt, with high-quality architecture and archaeological heritage.  Notable 
buildings include the Abbey Ruins, the Guildhall which is widely believed to be the oldest complete 
civic building in England, the Cathedral, the Norman Tower, the Athenaeum, Moyse’s Hall museum 
and the Market Cross.   
 

2.11 The historic character and quality of the town centre is recognised through the designation of the 
Bury St Edmunds Town Centre Conservation Area, which contains a high concentration of listed 
buildings with a rich mix of traditional building forms, materials and detailing.  There are few gaps 
along street frontages, giving almost continuous building lines in places.  The town centre includes 
a Norman grid of streets and spaces which have survived intact.  The centre of the town is 
dominated by Abbot Baldwin’s and Abbot Anselm’s irregular grid plan of streets. 
 

2.12 The town centre provides a range of historic views and vistas; both within the town centre, such as 
the views of the Cathedral, as well as views out of the town centre to open fields beyond, including 
from Abbeygate Street. 
 

2.13 The town centre lies where the River Lark and River Linnet meet.  The river corridors are a valuable 
natural resource which provide open space and linkages through the town centre.  New 
development will need to avoid negative impact on the river corridors and effectively address any 
flood risk issues that may arise.   

 
It will be important for the masterplan to ensure that any new development conserves and enhances 
the natural, built and historic environment, and the local identity and distinctiveness of Bury St 
Edmunds.  New development will need to be of a scale and character that is proportionate to the 
existing town centre and respond to the future needs of the town centre. 
 
A Mixed-Use Centre  

2.14 The combination of residential, commercial, cultural, visitor, community and religious uses ensures 
that Bury St Edmunds has a vibrant and prosperous town centre with a special character.  The town 
centre contains a good range of smaller independent retailers, restaurants and businesses within 
historic premises including along St Johns Street, Abbeygate Street, Hatter Street and Whiting 
Street.  It also has the arc shopping centre providing a mix of retail and leisure uses.   
 

2.15 Wider activities such as speciality markets, street market cafes and street entertainment are 
becoming more popular in the town centre but need to be managed in a coordinated way in 
consultation with other users and operators.  There is the potential to work with market traders to 
promote more widely and to develop the street market to attract shoppers and new stallholders. 
 

2.16 The town centre is well positioned to meet the leisure, sports and cultural needs of Bury St Edmunds 
and the wider sub-region, through its existing range of leisure venues, including the Georgian 
Theatre Royal, the award-winning Apex entertainment and conference venue, Hunter Club, the 
Abbeygate Cinema and the Cineworld Multiplex. There is a potential issue in that venues can only 
attract entertainment of a certain scale due to seating capacity.  

  



CONSTRAINTS
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2.17 Parts of the town centre are predominantly residential in character; including Medieval and Victorian 

areas. There are also examples of more recent residential development in the north west of the 
town centre.  
 

2.18 It will be important to make the most of the mix of uses currently present, identifying how these 
may be supported and how additional diversity can be introduced to complement the role, function 
and vitality of the town centre. 
 
It will be important for the masterplan to build upon the success of the arc shopping development 
which has had a major positive effect on the shopping role and performance of the town centre.  
Linkages between the arc and the historic core of the town centre would benefit from 
improvements, including to encourage pedestrian flows between the primary shopping frontages 
that are focussed on Cornhill and the Buttermarket, where the market also takes place.  The 
masterplan will need to maintain, develop and diversify the economic base through supporting the 
continued provision of employment uses to meet the needs of existing and future businesses, as 
well as the provision of visitor accommodation.  The masterplan will also need to capitalise on sites 
with scope for residential redevelopment.   
 
Townscape, public spaces and design quality  

2.19 The townscape of the town centre is dominated by the Norman grid layout of streets, interspersed 
with squares including Angel Hill at the eastern end of Abbeygate Street and Market Place to the 
north of Cornhill. The majority of the streets consist of hard surfaces in terms of their visual 
appearance; the almost continuous building line largely follows the footpath edge. Plot widths vary, 
with the narrower ones indicating the likely survival of the medieval plot divisions.  Relatively little 
stone paving survives, with the exception of a few locations such as Skinner Street, Pea Porridge 
Green and High Baxter Street.   
 

2.20 However, high quality, traditional materials and products have been used in enhancement schemes 
in Angel Hill, Chequer Square, Eastgate Street and The Broadway. There are pockets of planting, 
including on the north side of Angel Hill, on Cornhill, and along Whiting Street. The townscape is 
punctuated by several ‘landmark’ buildings including the spire of St John’s Church, the new tower 
to the Cathedral Church of St James and the cupola of Cupola House.  The Cathedral is dedicated to 
St Edmund as well as St James. 
 

2.21 To the north is the Victorian expansion of the town in the direction of Station Hill, built in 1840s as 
part of the Ipswich and Bury St Edmunds Railway. In this Brackland area, the scale reduces with 
terraces of two storey houses interspersed with larger properties. The eastern extent of the town 
centre is more open and low lying in contrast, dominated by the River Lark floodplain with adjacent 
drains and waterways. Allotments, the Ram Meadow car park and football ground are located here. 
The River Lark feeds into the historic Abbey Gardens further to the south.  
 

2.22 The south of the town centre is primarily residential in character, with terraces of historic houses 
built up to the footpath edge. Some properties were previously in retail use and have retained their 
historic shopfronts. Due to the presence of the Greene King brewery, the Westgate Street area has 
a very distinct character and appearance, consistently of larger scale office and industrial buildings 
of predominantly flint and/or red brick associated with the brewery. 
 

2.23 The western boundary of the town centre is dominated by the Parkway road, with adjacent areas of 
car parking, and more modern and large scale retail, dining and leisure outlets. The arc and Apex 
development connects this area into the more historic town centre and there is also the potential 
for the arc to grow in size.  
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2.24 The Retail and Leisure Study 2016 identifies that a potential scope to expand the number and quality 

of the Borough’s hotel provision, with the demand for new hotel space likely to remain concentrated 
in Bury St Edmunds.  In relation to retail needs, it is estimated that by 2031 there will be capacity for 
an additional 1,038 sqm of convenience goods floorspace and 10,941 sqm of comparison goods 
floorspace.   

 
It will be important for the masterplan to work with the existing historic nature of the town centre, 
identifying opportunities to repair and ‘stitch-in’ new mixed-use development.  The masterplan will 
need to contain an appropriate level of guidance on design, relating to the principal opportunity 
sites, in terms of scale, form, broad layout, and access arrangements, as well as in relation to other 
public space interventions.   

 
Approaches and Gateways  

2.25 The highway network around the town centre experiences congestion at peak periods with pinch 
points negatively impacting upon the experience of arriving into Bury St Edmunds by car; which 
accounts for the majority of travel from outside the town centre.  It is crucial that approaches into 
the town centre are attractive and welcoming, and the transition from being a driver or passenger 
to a pedestrian or user of a mobility scooter or wheelchair, is efficient, safe and convenient to help 
shape people’s positive first impressions of Bury St Edmunds.  
 

2.26 There are evident areas of disconnect between different locations within the town centre, including 
to public transport links and parking areas.  The conflict between different users and uses of the 
street is evident at St Andrews Street South where east/west pedestrian movement between the 
arc, Cornhill and the Buttermarket competes with vehicular traffic.  Key approaches such as from 
the railway station, Eastgate Street and Risbygate do not signal arrival into the town centre. 

 
It will be important for the masterplan to identify opportunities for enhancing the experience of 
arriving in Bury St Edmunds and to address the impression of disconnection between different 
locations.  A comprehensive movement strategy will form a component of the masterplan which 
will consider these and other issues associated with accessing the town centre by all modes, 
including public transport.   
 

 
2.27 To summarise the urban design analysis of the town centre design and function:   
 

Summary strengths  
• One of England’s best preserved historic market towns 
• High quality architecture and archaeological heritage 
• Rich mix of traditional building forms, materials and detailing 
• Good range of smaller independent retailers, restaurants and businesses 
• Strong leisure, cultural and community offer 
• Walkable town centre – residential neighbourhoods close by 

 
Summary weaknesses   

• The majority of the streets consist of hard surfaces in terms of their visual appearance 
• Relatively little York stone paving survives 
• The highway network around the town centre experiences congestion and ‘pinch points’ 

which impacts upon the visitor arrival experience 
• Evident areas of disconnect between different locations within the town centre 
• Conflict between different users and uses of the street at St Andrews Street South 
• Approaches and gateway spaces do not signal arrival into the town centre 
• Perceived and real walking/cycling routes from the residential neighbourhoods to adjoin the 

town centre 
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Access and movement 

2.28 The strategy for movement for the Bury St Edmunds Masterplan will be developed in partnership 
with St Edmundsbury Borough Council, Suffolk County Council, key stakeholders and through an 
understanding and analysis of the current situation today.  The movement and connectivity plans 
will be integral to the masterplan, building on previous studies, emerging proposals and the local 
and county transport policy documents and strategies, including town-wide traffic forecast 
modelling.   

2.29 Suffolk County Council (SCC) as the highway authority has a Transport Plan (2011-2031), which aims 
to support Suffolk’s economic and sustainable growth.  The Council has identified eleven market 
towns in the County as growth areas with Bury St Edmunds being one of these towns.  To support 
the growth of Bury St Edmunds, SCC are looking at ways to reduce the impact of congestion in the 
town – this will be achieved by encouraging sustainable travel and potential junction improvements 
to improve traffic throughput and a new road at Rougham Tower Avenue.   

Understanding movement today and tomorrow 

2.30 Key to many historic and successful town centres is the need to balance the access and movement 
requirements of different users, both visitors and residents of Bury St Edmunds. 

2.31 There are three primary road corridors (the A14, A134 and A143) which provide vehicular access to 
Bury St Edmunds town centre.  Comprehensive masterplanning of the town centre will need to take 
into account division caused by these roads, although the A14 plays a vital role in the movement of 
commuters in the town and facilitates outward journeys.  There is evidence of over reliance on the 
private car for transport, making up 85% of all trips from outside the town centre.  Abbeygate Street 
is the final destination for 44% of all external trips. 

2.32 A comprehensive car parking capacity and management study was undertaken in 2015.  The report 
recommends that consideration is given to increasing the capacity of car parks if a higher quality 
service is to be provided. The largest short stay car park is currently located on the west side of the 
town centre at Cattlemarket (862 spaces).  Ram Meadow to the east of the town centre provides 
nearly 800 long stay parking spaces.  The Study also identifies St Andrews Street car park, which 
currently provides 242 long and 363 short stay spaces, as having potential for expansion.   

2.33 Sustainable modes of transport, including cycling and walking, comprise 8% of transport modes into 
Bury St Edmunds from external origins, with a high number of users in the town also making use of 
the railway station.  In 2015, the railway station experienced a total of 595,638 passenger entries and 
exits1. 

2.34 Existing bus routes in the wider area radiate in and out from a route along St Andrews Street South. 
There is an on-going review of the bus arrivals, departures and information points being undertaken. 
The findings and recommendations arising from that review will inform the Bury St Edmunds 
Masterplan. 

2.35 The historic heart of the town centre benefits from being compact and walkable and cycle friendly.  
However, easily identified and travelled links for pedestrians and cyclists between the arc, the old 
town and the train station is poor and likely to deter people from travelling on foot and bicycle.  
Many of the historic streets within the town centre are not suitable for vehicles.  These include the 
historic ‘through lanes’ between the streets, some of which are pedestrian only.   

1 www.bettertransport.org.uk/maps/rail-usage.html 

http://www.bettertransport.org.uk/maps/rail-usage.html
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2.36 The role of taxis within the town centre will need to be considered in addition to opportunities for 
“smart” technology solutions to transport and parking problems.  There are existing concerns 
relating to traffic speeds and illegal car parking which cause safety issues for pedestrians and 
vehicles within the town centre.  

2.37 There are areas where the width of pavement struggles to cope with the number of pedestrians and 
where moving or parked cars reduce the ability to walk around comfortably and safely.  The 
pavements around Cornhill and Butter Market are particularly busy on market days.  However, 
conflicts between different users (i.e. cars and pedestrians) is less apparent on market days when 
market stalls are in place on Cornhill and Butter Market and closed to vehicular traffic.  Achieving an 
appropriate balance between pedestrian and vehicular access will be important to enhance the 
pedestrian environment. 

Cycle parking provision 

2.38 The cycle network in Bury St Edmunds was reviewed in 2010 as part of producing the Local Transport 
Plan 2011 – 2031.  This was updated as part of the Cycle Towns Review in order to enable 
improvements to be linked to development sites.  The review included a cycling survey of the town, 
looking at the connectivity of key attractors such as employment, schools, retail and leisure sites 
with residential areas.   

2.39 Angel Hill and several other nearby historic streets have been transformed through the removal of 
modern highway signage, and pedestrianisation of areas, whilst shared spaces were introduced in 
Abbeygate Street and The Traverse. These examples provide an important benchmark against which 
further enhancements can be shaped as part of the masterplan. 

It will be important for the masterplan to maintain and improve the quality of the environment 
particularly for pedestrians and cyclists.  This will be achieved through exploring opportunities for 
introducing direct and convenient crossing routes and addressing severance caused by Parkway, 
Tayfen Road and the approaches to Compiegne Way to establish a more attractive pedestrian 
environment whilst maintaining the vehicular role and function as part of the wider network.  It will 
be important for the masterplan to consider the potential for new areas of “shared space” and the 
potential introduction of “pedestrian priority” in the town centre.  The masterplan will seek to 
improve connections and linkages to public transport facilities and address existing issues 
associated with car parking, access and servicing.     

Capitalising on a strong market position 

2.40 The town centre overall provides a good quality varied retail offer in a high quality historic 
environment including an abundance of listed buildings. This is further supported by a varied and 
well supported cultural offer, including tourist attractions such as the Abbey Gardens and Abbey 
Ruins, the Guildhall and the Cathedral. 

2.41 In retail market terms the town centre comprises an attractive and relatively compact sub-regional 
retail destination. This was reinforced by the development of the arc, which opened eight years ago 
providing some 265,000 sq. ft. of new floor space that has proved attractive to a wide range of 
national multiple retailers.  It is anchored by Debenhams and the Apex entertainment and 
conference facility. The more historic prime retail frontages include Cornhill and the Buttermarket.  
The retail provision in Bury St. Edmunds includes a good range of high quality national multiples and 
a strong representation in the historic core of more local and speciality retailers, particularly in 
Hatter Street, St Johns Street and Abbeygate Street.   
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2.42 The location of Bury St. Edmunds is far enough from the larger centres of Cambridge, Ipswich and 
Norwich for these to attract the immediate catchment mainly for destination shopping trips on an 
infrequent basis.  The centre is therefore strongly supported by both the local catchment and 
visitors, and punches above its weight for a town of this size, with an above average representation 
of national multiple retailers.  The retail offer in Bury St Edmunds is stronger than those in the smaller 
nearby centres including Newmarket, Sudbury, Thetford, Stowmarket and Saffron Walden, and it 
commands higher rental values.  It attracts trade from a wider overall catchment of some 400,000+. 

2.43 In terms of leisure venues, Bury St. Edmunds offers the Regency Theatre Royal, the Apex, Hunter 
Club and the Abbeygate Cinema and the Cineworld Multiplex.  The town is the regional focus for 
sports and athletics and offers a range of public and private leisure facilities.  The town also provides 
a varied programme of activities including the regular high quality street market, the Christmas fayre 
and the Whitsun Fayre.  There is also a wide and varied food and beverage offer in Bury St Edmunds, 
ranging from cafes, bars and pubs to fine dining. 

2.44 The combination of an attractive historic fabric and an active cultural, retail and leisure offer has led 
to an increase in tourism in Bury St Edmunds, which has in turn led to recent increases in visitor 
numbers and visitor expenditure per head, with record footfall recorded in December 2015.  This is 
borne out by the average hotel occupancy rates in Bury St. Edmunds (over 67%) exceeding those in 
both Ipswich (55%) and Babergh and Mid Suffolk (55%). 

2.45 There is therefore anticipated demand for further development in the town centre, but its 
implementation will need to take account of the sensitive nature of the historic environment. 

2.46 In terms of the residential market, average house prices in Bury St Edmunds are above the national 
average for 2 and 3 bed properties, and below for 1, 4 and 5 beds.  With strong cross country highway 
links to the east coast ports and Cambridge, and an attractive local environment there is strong 
demand for family housing.  Average prices are more than 11.5 x average earnings, which is similar 
to the national position, and indicates a lack of affordability for those on average or lower wages. 

2.47 There has been a strong rise in asking prices for detached and semi-detached family style homes, 
but some weakening in demand for flats.  This is however based on the stock that is on the market, 
and may not be fully representative of the position overall, which also reflects asking rather than 
sales prices. The existence of strong demand for housing reinforces the potential for residential use 
to play a part in underpinning long term growth in the town centre.  There should however be some 
caution regarding flatted development, as evidenced by a fall in actual selling prices over the last 
year.  

Median house prices in Bury St Edmunds 2016 - 2017 
Property type Jan 2016 Jan 2017 Change 
Detached £369,013 £474,163 +28% 
Semi £304,875 £315,671 +4% 
Terraced £233,632 £279,475 +20% 
Flat £246,973 £189,660 -23% 
All (average) £293,774 £300,519 +2% 

Source:  home.co.uk 

http://home.co.uk/
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2.48 This indicates a strong market overall, but with a significant fall in the value of flats sold between 
January 2016 and January 2017. This may reflect the nature of the stock on offer, but supports a 
trend where the demand for flats is less certain than that for houses.  Sales prices for terraced 
houses, suitable to a town centre location, are however much stronger than is indicated by the 
analysis for asking prices above, with asking prices of up to £425,000 for a 3-bed terraced property 
in Garland Street2. 

2.49 The employment and commercial floorspace market is strongly shaped by the local economy. This 
is based largely on service provision and food and drink related industries, such as the local British 
Sugar beet processing plant and Greene King pub retailer and brewer headquarters, and, 
increasingly, on tourism.  It has a largely self-contained labour market, with some 70% of the working 
population employed in the town, and is characterised by low unemployment. 

2.50 Bury St Edmunds currently accommodates some 12 business parks and industrial estates, and has 
been identified as having potential for employment growth, primarily for industry and warehousing 
at Suffolk Business Park on the A14, where there is a plentiful supply of land.  The A14, which runs 
through Bury St Edmunds, is a key, strategic transport corridor between the Midlands and 
Felixstowe.  There is however considered to be a shortage of land suitable for prime office use, and 
a shortage of larger modern office stock. That said, the office market is predominantly local 
professional services or office space supporting industrial or distribution facilities. Bury St Edmunds 
is not a strategic office location, and will not compete with Cambridge. 

2.51 The supply of land for employment uses has led to some expansion of retail uses exemplified by a 
growth in retail warehousing and trade counter uses in designated employment areas.  Together, 
the critical mass of employment related uses indicates a strong local economy, with sustainable and 
slowly strengthening demand. 

2.52 On the basis of the extremely positive market conditions that prevail, the masterplan must capitalise 
on the strong local market meeting both local and visitor needs, indicating a sustainable and 
growing local economy. This provides a positive platform on which to develop appropriate and 
sensitive plans for future development.  As for all locations, viability will depend on specific site 
circumstances and the mix of development proposed. However, the market assessment indicates a 
positive prospect for deliverable development.   

2 home.co.uk; based on asking prices available on 15 February 2017  

http://home.co.uk/


St Andrews Street - an area for improvement 
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Summarising the issues 

2.53 A number of town centre ‘headline issues’ have been identified through the review and analysis of 
the evidence base. These can be grouped into nine headline issues that the masterplan will need to 
consider. They comprise: 
a) Accessibility to, and within, the town centre to include cycling, mobility requirements, public

transport, parking and walking; 
b) Identity and character of the town centre;
c) Making the town centre work for everyone;
d) Mix of uses in the town centre;
e) Preserving and enhancing the historic environment;
f) Railway and bus arrivals, departures and information points;
g) St Andrews Street and arc linkages;
h) Supporting and accommodating growth; and
i) Town centre public realm and design quality.

2.54 Questions 6 and 7 within the accompanying Issues and Options Questionnaire address these 
headline issues. 

Accessibility to, and within, the town centre to include cycling, mobility requirements, public 
transport, parking and walking 

2.55 Access into the town centre, particularly for car users, but also for pedestrians, cyclists and those 
with particular mobility requirements, and the availability of parking are highlighted within the 
evidence base. It is recognised that there must be a careful balance between facilitating access 
between different modes of transport, and encouraging walking, cycling and public transport use 
particularly as the town centre serves a wide and predominantly rural catchment area. 

2.56 No matter which mode of transport people choose to get into the town centre, everyone becomes 
a pedestrian at some point. The experience of walking from public transport stops, car parks and 
other gateways and approaches into the town centre must therefore be easy, convenient, safe and 
attractive for everyone. 

2.57 Parking is already well used within the town centre. The Council commissioned a parking survey 
which makes a number of recommendations, including increasing the number of spaces available, 
at St Andrews Street car park for example, as well as other management and operational changes 
to make more efficient use of available spaces. 

Identity and character of the town centre 
2.58 Bury St Edmunds already has a strong existing identity and character. This is particularly established 

through the quality of the historic and built environment, the mix of uses that are available within 
the town centre, and programme of events including the market. However, the evidence base and 
research also highlighted the importance of increasing the wider understanding of the role and 
structure of the town centre, making it easier for visitors and users to find their way around, and 
capitalising on different locations to offer a range of different places of interest and community-
based opportunities.   

2.59 In addition, although it is relatively compact, the town centre can feel disjointed, with the perception 
that various locations are further apart than in fact they are. This is in part because of the varied 
topography of the town centre, but also finding your way can be variable particularly from key 
points of arrival such as principal car parks and, in particular, the railway station. 
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Making the town centre work for everyone 

2.60 Bury St Edmunds town centre is a shared asset, used and valued by all sections of the community. 
As such, it is important for the town centre to be welcoming, safe, accessible and offer a range of 
uses that appeal to a wide range of different users.  

 
2.61 In addition, the physical environment of the town centre should be designed to take account of 

health and wellbeing opportunities, in addition to air quality improvements. 
 

Mix of uses in the town centre 
2.62 Town centres are, by definition, mixed-use environments and Bury St Edmunds is no exception. The 

strength, variety and quality of uses in the town centre are recognised as being key assets. Making 
the most of this mixed-use environment by complementing the existing mix, identifying 
development opportunities and accommodating new proposals to strengthen the heart of the 
town, are all recognised as being important issues. 
 

2.63 As a mixed-use environment, it is also important to recognise that in order to encourage a thriving 
town centre it will be used at different times of the day, evening and into the night. This maximises 
the vitality and viability of the town centre. 

 
Preserving and enhancing the historic environment 

2.64 The historic environment is one of the most important and defining characteristics of the town 
centre. This is recognised through the designation of much of the town centre as a conservation 
area, and the presence of a significant number of listed buildings. 
 

2.65 The growth and development of the town has been shaped by its heritage, preserving and 
enhancing the best of the historic environment while also accommodating growth and new 
development. In this way Bury St Edmunds has managed to respect history without becoming 
history. 

 
Railway and bus arrivals, departures and information points 

2.66 Both the railway and bus arrivals, departures and information points, represent important areas of 
arrival into the town centre. As such, will shape the initial perceptions many people will have of Bury 
St Edmunds. It is recognised through the evidence base that the railway station is a key issue, being 
relatively divorced from the main town centre and having a poor surrounding environment. 
 

2.67 The adopted Station Hill Masterplan proposes a significant enhancement to the environment 
around the railway station including a mix of new uses. The bus station area is subject of a review to 
consider how best to serve the future needs of passengers and the bus operators. 

 
St Andrews Street and arc linkages 

2.68 The length of St Andrews Street North and South, and particularly the linkages between the arc and 
Cornhill/Buttermarket, are widely identified as being poorly designed, unattractive, and the location 
right at the heart of the main retail area of the town centre makes these issues key. The long nature 
of St Andrews Street makes it difficult to think of as a single and cohesive place in the town, despite 
it carrying out a significant access function in terms of public transport and servicing of both the arc 
and the Apex. 
 

2.69 The conflict between different users and uses of the street is particularly highlighted at St Andrews 
Street South where east/west pedestrian movement between the arc, Cornhill and the 
Buttermarket competes with buses, taxis, delivery vehicles and other traffic. 
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Supporting and accommodating growth 

2.70 This is an overarching issue that relates to all of the others. The Bury St Edmunds Vision 2031 
document makes provision for the growth of the town, as set out above. This includes new housing 
supported by infrastructure, commercial and employment facilities. 

 
2.71 A key requirement of the wider growth agenda is ensuring that the town centre continues to be 

strong and vibrant, able to service the needs of a growing resident population as well as the many 
people who visit and work within the town centre. The masterplan is the means through which 
opportunities for growth within the town centre can be identified, as well as other changes that will 
support its continued success. 

 
2.72 Additional retail need has been identified through the West Suffolk Retail and Leisure Study 2016. 

The masterplan is the means through which appropriate opportunities for growth within the town 
centre can be identified, as well as other changes that will facilitate its continued success. 

 
Town centre public realm and design quality 

2.73 The public realm comprises the streets, walkways, squares, parks and spaces between buildings that 
are publicly accessible in the town centre. Many parts of the town centre have an extremely high 
quality public realm, such as at Angel Hill, whereas, other locations are in need of improvements and 
enhancement. Providing an enhanced public realm not only improves the appearance of the town 
centre but it can also make it more physically accessible and improve wellbeing. In addition, it can 
help to reinforce the role, function and character of different locations improving the overall identity 
of the town centre. 
 

2.74 Design quality is a key consideration, reflecting and working with the historic environment, but also 
ensuring that the public realm and built environment builds upon and enhances the overall 
character, appearance and functionality of the town centre.  In this context a review of 
opportunities and threats to the town centre, identified within this report, and how these can be 
addressed to further reinforce the wider role, function and character of the town centre relative to 
the whole of Bury St Edmunds and the communities it serves, will be an important consideration for 
the masterplan moving forward.   
 

  





February 2017 29 

3.0 MASTERPLAN OBJECTIVES AND OPTIONS  

Eight Identified Objectives  

3.1 Having considered the relevant evidence base for Bury St Edmunds, and also undertaken an analysis 
of the role and function of the town centre, eight key masterplan objectives emerge.  The objectives 
have been developed from an understanding of the issues affecting the town centre and, as such, 
provide a clear foundation from which to consider options.   

3.2 The eight objectives comprise:  

• Objective 1:  Accommodating and supporting growth
• Objective 2:  Maintaining a strong, historic heart for Bury St Edmunds
• Objective 3:  Identifying an arc of opportunity
• Objective 4:  Supporting thriving mixed-use neighbourhoods
• Objective 5:  Providing welcoming gateways and approaches
• Objective 6:  Encouraging vibrant, well-designed streets and spaces
• Objective 7:  Managing and enabling accessibility for all
• Objective 8:  Capitalising on green and blue spaces

3.3 The eight objectives are set out on the following pages, together with those principal options that 
the masterplan will need to consider.  In effect the options are the proposed means of achieving the 
masterplan objectives.  They have been carefully ordered from overarching objectives covering 
growth and the historic heart of the town centre (1 and 2), through to objectives relating to 
reinforcing the role and character of specific parts of the town centre (3 and 4), objectives covering 
moving around and spending time in the town centre (5, 6 and 7), and an objective supporting the 
parks, natural, and riverside spaces that are a key part of the setting and character of the town 
centre (8).   

3.4 It is important to note that the masterplan process is very detailed and there is a tremendous 
amount of work to be carried out before the final masterplan is produced. For example, at this stage 
broad options are being outlined which reflect the issues that have been identified.  Following on 
from consultation the options will be refined and form the basis of proposals in the draft masterplan, 
and will also be subject to an assessment of viability to ensure they are deliverable.  
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Objective 1:  Accommodating and supporting growth  
Capitalising on Bury St Edmunds’ status as the sub-regional centre for West Suffolk through 
supporting the continued growth of the economy; offering a town rich with employment and retail 
opportunities, green and blue open spaces and historic and cultural assets. 

3.5 The town centre performs strongly economically due to the attraction of its range of uses and retail 
offer.  It will be important to ensure that future development maximises the needs of the town’s 
increasing population and flourishing economy, and supports Bury St Edmunds’ status for business 
and leisure.  In order to address issues around accommodating and supporting growth it will be 
important for the masterplan to consider options for:   

• Identifying potential sites to provide a new mix of town centre uses, including residential,
retail, business and leisure uses;

• Exploring opportunities to provide for the most efficient use of land and buildings in the town
centre, including potential redevelopment e.g. Cornhill Walk, the bus station area, the telephone
exchange, the Station Quarter, the Tayfen Road area;

• Identifying future locations for retail growth (comparison and convenience), which reflect the
success of the arc without detracting from existing independent stores and traditional centre;

• Improving the leisure and retail offer to reinforce Bury St Edmunds as a visitor destination and
support leisure facilities which encourage family participation, recognising the gap in current
provision;

• Enhancing the leisure offer including the ‘café culture’ and provide a greater and wider
concentration of eating and drinking facilities to enhance the evening economy;

• Enhancing the mix of uses and visitor attractions to encourage visitors to stay for longer to
support the local economy;

• Encouraging a wider range of job opportunities by providing space for new business and
employment uses including small businesses and start-ups;

• Increasing hotel provision within the town centre to enable additional overnight stays in the
centre;

• Improving marketing for Bury St Edmunds’ facilities across the region, highlighting its unique
history and position as a cultural, retail, leisure and business hub.

3.6 Questions 3 and 4 within the accompanying Issues and Options Questionnaire relate to Objective 1 
and the accommodation of growth within the town centre.  



Cornhill Market and Market Thoroughfare
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Objective 2:  Maintaining a strong, historic heart for Bury St Edmunds 
Recognising that Bury St Edmunds serves a wider catchment than the town itself, it is important 
that Bury continues to serve as a destination for visitors and tourists owing to its important heritage 
assets and character.  

3.7 Bury St Edmunds is a tourist destination with a historic medieval core containing a wealth of listed 
buildings and it is important for its historic status and distinctive areas to be maintained and 
reinforced in supporting its vitality. In order to address issues around the objective of maintaining a 
strong heart for Bury St Edmunds, key options for the masterplan to consider include:   

• Providing a range of facilities and services to ensure that the historic core is an asset for
everyone;

• Supporting the continued development of Bury St Edmunds Market through improvements to
the public realm around Corn Market and Buttermarket;

• Establishing convenient, safe and attractive routes to enhance the visitor experience through
the identification of distinct character areas and the use of well signed and accessible routes to
promote identity;

• Preserving and enhancing access to and visibility of heritage assets to reinforce the historic
character of the town and the medieval grid layout;

• Enhancing Bury St Edmunds’ distinctive character by improving physical and visual links to and
from the Abbey and Abbey Gardens and historic buildings such as the Cathedral;

• Ensuring improvement and greater provision of tourist attractions and facilities to maximise
access to existing heritage assets;

• Protecting and enhancing key views of important buildings and spaces and preserving Bury St
Edmunds’ central medieval grid layout, whilst making the most of opportunities for greater
enjoyment of landmark features;

• Promoting activity at building frontages, including along St Andrews Street to increase vitality.

3.8 Questions 5 and 6 within the accompanying Issues and Options Questionnaire relate to Objective 2 
and the maintaining of a strong, historic heart for Bury St Edmunds. 



Opportunity sites adjoining Tayfen Road
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Objective 3:  Identifying an arc of opportunity   
Recognising and acting upon opportunities presented by key development sites that adjoin the 
town centre.  

3.9 Much work has already been undertaken in developing masterplans for key sites that adjoin the 
town centre. These include land at Tayfen Road and, importantly, Station Hill. As part of considering 
the wider context of the town centre these and other locations should be considered as an 
interlinked arc of opportunity both within and closely related to the town centre masterplan study 
area. In order to capitalise on these opportunities it will be important for the masterplan to consider 
options for:   

• Ensuring an integrated approach is taken to key brownfield sites, including linkages to the
Tayfen Road and Station Hill masterplans;

• Exploring opportunities for new development to support a new mix of uses whilst also
enhancing the role and function of the town centre;

• Supporting and diversifying key employment opportunities.

3.10 Questions 7 to 9 within the accompanying Issues and Options Questionnaire relate to Objective 3 
and the identification of an arc of opportunity. 

Objective 4:  Supporting thriving mixed-use neighbourhoods   
Maintaining a mix of uses in those areas principally residential in character, to support those living 
in the town centre.   

3.11 Whilst the central core of Bury St Edmunds contains a wide mix of leisure and business uses, there 
are residential neighbourhoods which help support the wider area’s economy and which contain 
facilities to serve the day-to-day needs of the residential community.  It is important that this mix of 
uses is maintained and supported.  In order to address issues around thriving mixed use 
neighbourhoods it will be important for the masterplan to consider options for:   

• Exploring opportunities to provide a wide range of unit sizes and tenure mix in the town centre,
including residential dwellings suited to families, key workers and single people and the
provision of affordable housing;

• Identifying potential for retirement and older person accommodation;
• Supporting innovative housing design for all sections of the community;
• Encouraging a range of supporting community, education and health uses to ensure

neighbourhoods contain a range of local facilities;
• Enhancing the range of youth and community facilities and activities;
• Supporting the creation of linked neighbourhoods and quarters as part of the wider town

centre.

3.12 Questions 10 to 13 within the accompanying Issues and Options Questionnaire relate to Objective 4 
and supporting thriving mixed-use neighbourhoods. 



Potential for enhancement along Tayfen Road
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Objective 5:  Providing welcoming gateways and approaches 
To identify opportunities for enhancing the experience of arriving in Bury St Edmunds and address 
the impression of disconnection between different locations.   

 
3.13 First impressions of Bury St Edmunds should be enhanced to provide a welcoming and inviting visitor 

experience, by all modes of travel, and to effectively manage movement in and around the town 
centre.  In order to address issues around welcoming gateways and approaches it will be important 
for the masterplan to consider options for:   
 
• Improving attractiveness and of key routes into the town centre, such as Eastgate Street and 

Risbygate; 
• Addressing severance caused by Parkway, Tayfen Road and the approaches to Compiegne Way; 
• Enhancing connectivity across the town, particularly between the arc, the old town and the 

train station; 
• Addressing areas of congestion within the town centre, including identifying and encouraging 

ways in which to reduce car traffic in the town centre, particularly during peak periods; 
• Increasing the number and usability of car parking spaces in the town centre, where feasible, to 

accommodate existing and future demand; 
• Considering redevelopment potential and expansion of St Andrews Street Car Park;  
• Improving bus provision in the town centre by making it convenient and attractive for 

passengers and operators. 
 

3.14 Questions 14 to 17 within the accompanying Issues and Options Questionnaire relate to Objective 5 
and the provision of welcoming gateways and approaches.  

 
 

Objective 6:  Encouraging vibrant, well-designed streets and spaces 
Improving the attractiveness of streets and spaces within the town centre.   
 

3.15 In providing vibrant, well designed streets and spaces, it will be necessary to reinforce the role, 
function and character of streets and spaces within the town centre.  It will be important for the 
masterplan to consider options for:   
 
• Enhancing public streets and spaces to provide a more welcoming pedestrian environment 

including the provision of improved street lighting, and unified surface materials that are 
robust and attractive; 

• Rationalising street furniture where appropriate to eliminate street clutter, improve the 
attractiveness of the town centre, and to aid pedestrian mobility, including for 
people with disabilities and people with visual impairments;  

• Enhancing the outside spaces around the Apex including Charter Square and St Andrews Street, 
and at Angel Hill, to provide a more attractive and lively environment; 

• Providing consistent and coordinated information and signage to aid navigation for visitors and 
to promote identity;  

• Supporting the mix and range of uses to appeal to a broad group of people; 
• Getting the detailing right both in terms of the public realm and built environment;  
• Improving public realm design quality, particularly along key streets, spaces and town centre 

gateways. 
 

3.16 Questions 18 and 19 within the accompanying Issues and Options Questionnaire relate to Objective 
6 and encouraging vibrant, well-designed streets and spaces. 

 
  



St Andrews Street South
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Objective 7:  Managing and enabling accessibility for all 
Promoting sustainable modes of transport and ensuring that all uses across the town are easily 
accessible by users of all types of mobility.   

 
3.17 It is important to maximise accessibility for all by providing an attractive town centre in which it is 

safe and easy to move around.  It will be important for the masterplan to consider options for:   
 
• Establishing a safer and more comfortable environment for pedestrian users, cyclists and those 

with mobility requirements; 
• Recognising the ageing demographic and provide improved and enhanced facilities to increase 

usage of the town centre;  
• Considering targeted pedestrianisation to improve pedestrian accessibility;   
• Reinforcing the attractiveness of existing cycle routes to make them safe and user friendly, and 

investigate potential for secure cycle racks in key locations;  
• Providing improved signage and information to aid navigation for visitors; 
• Ensuring servicing and deliveries related to town centre uses are discretely accommodated;  
• Ensuring the provision of a high-quality environment that supports better mental health and 

well-being. 
 

3.18 Questions 20 and 21 within the accompanying Issues and Options Questionnaire relate to Objective 
7 and managing and enabling accessibility for all. 
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Objective 8:  Capitalising on green and blue spaces 
Enhance access to and the quality of the green and blue edges to the town centre, recognising the 
leisure and health benefits which green infrastructure can provide. 

3.19 The setting of the Bury St Edmunds town centre is greatly enhanced through the presence of open 
spaces, green infrastructure and the River Linnet and River Lark corridors, located largely on the 
eastern and southern edges of the town centre. These assets provide important spaces for the well-
being of visitors and residents, for leisure pursuits, for habitat creation and in the provision of flood 
management.  In order to address issues around green and blue edges it will be important for the 
masterplan to consider options for: 

• Increasing participation in healthy activities and lifestyles by providing new fitness facilities,
and through employing the themes of Sport England’s Active Design initiative;

• Providing and enhancing existing green and blue spaces to increase participation from across
the demographic;

• Reinforcing the attractiveness of pedestrian and cycle routes for people to safely walk and
cycle, connecting to the wider cycle/walking network outside of the centre;

• Considering the wider functionality and character of different locations so that they mutually
support one another – Abbey Gardens, allotments at Cotton Lane and the proposed spaces at
Station Hill and Tayfen Road for example;

• Increasing tree planting where appropriate to enhance environmental quality;
• Addressing potential localised flood risk through incorporation of sustainable drainage

measures where appropriate;
• Protecting and enhancing areas of wildlife and biodiversity interest, many of which are

important locally and support protected species;
• Protecting the views into and out of the town centre.

3.20 Questions 22 and 23 within the accompanying Issues and Options Questionnaire relate to Objective 
8 and Capitalising on green and blue spaces. 
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4.0 NEXT STEPS  
 

Understanding the issues, refining the options   
 

4.1 The Issues and Options report is the culmination of the initial stages of preparing the masterplan for 
Bury St Edmunds town centre.  The report will be subject to a period of consultation and 
engagement between 27 February and 21 April 2017.  This is important in order to:  
 
• test the baseline analysis;  
• ensure that there is agreement around the issues facing the town centre; and  
• seek agreement on those options that the masterplan must consider going forward.   
 

4.2 The consultation survey and supporting documents can be found at 
www.westsuffolk.gov.uk/bsemasterplan between the above dates.   
 
Drafting the masterplan   
 

4.3 Following on from the consultation and engagement process a report of key finding and inputs will 
be compiled as a basis for preparing the draft masterplan.   
 

4.4 The draft masterplan will be prepared for St Edmundsbury Borough Council by David Lock 
Associates.  It will be subject to a further period of engagement and consultation during Summer 
2017.   

 
  

http://www.westsuffolk.gov.uk/bsemasterplan
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Appendix 1:  Baseline document review 

The following documents have been reviewed as part of the exercise: 

• AECOM, 2015. Bury St Edmunds Visitor Destination Plan: Baseline Plan Document 1 of 2
• AECOM, 2015. Bury St Edmunds Visitor Destination Plan: Action Plan Document 2 of 2
• Amt-I, 2013. Market Town Benchmarking: Measuring the Performance of Town Centres - Bury St Edmunds

2013 Report
• Amt-I, 2014. Market Town Benchmarking: Measuring the Performance of Town Centres - Bury St Edmunds

2014 Report
• Carter Jonas, 2016. West Suffolk Retail and Leisure Study 2016: St Edmundsbury (draft report)
• Carter Jonas, August 2016. Bury St Edmunds Bus Station Options Study – Project Brief
• People & Places, 2015. Bury St Edmunds: 2015 Town Benchmarking Report
• People & Places, 2016. Bury St Edmunds: 2016 Town Benchmarking Report
• St Edmundsbury Borough Council, 2007 (updated 2012). Bury St Edmunds Town Centre Conservation 

Area Appraisal and Management Plan
• St Edmundsbury Borough Council, 2007. Bury St Edmunds Town Centre Streetscape Strategy
• St Edmundsbury Borough Council, 2009. Bury St Edmunds Victoria Street Conservation Area Appraisal

and Management Plan
• St Edmundsbury Borough Council, 2014. Bury St Edmunds Vision 2031
• St Edmundsbury Borough Council, 2015. Final Report: Car Parking Capacity & Management Study
• St Edmundsbury Borough Council, 2016. One Public Estate – Public Assets Study (brief)
• St Edmundsbury Borough Council, 2016. St Edmundsbury Borough Local Plan: Monitoring Report for

2013/14 and 2014/15
• Suffolk County Council, 2015. Bury St Edmunds Transport Strategy Draft 2011-2031
• The Bury Society, 25 October 2016. Town Centre Masterplan – Issues and Options Brainstorm
• West Suffolk, December 2010. St Edmundsbury Core Strategy
• West Suffolk, July 2015. Station Hill Masterplan
• West Suffolk, February 2016. Tayfen Road Masterplan
• West Suffolk, 13 September 2016. Launch of the Abbey of St Edmund Heritage Partnership. Available at

and sourced in December 2016: http://www.westsuffolk.gov.uk/news/160913-se01.cfm
• West Suffolk, September 2016. Bury St Edmunds Town Centre Masterplan: Questions and answers sheet
• West Suffolk, September 2016. Bury St Edmunds Town Centre Masterplan: Briefing Note
• West Suffolk, 18 October 2016. Notes from Leadership Team workshop
• West Suffolk, November 2016. Pre-Issues and Options Consultation – Overview Report
• West Suffolk, 15 November 2016. Pre-Issues & Options – Additional Consultation Feedback: Bury

Assembly of Associations
• West Suffolk, 15 November 2016. Pre-Issues & Options – Additional Consultation Feedback – Accessibility

Group
• West Suffolk, 2016. West Suffolk: Promoting Physical Activity

http://www.westsuffolk.gov.uk/news/160913-se01.cfm
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Appendix 2:  Key points from document summary 
 

AECOM, 2015. Bury St Edmunds Visitor Destination Plan: Baseline Plan Document 1 of 2 

AECOM, 2015. Bury St Edmunds Visitor Destination Plan: Action Plan Document 2 of 2 

• Perception around poor car parking 
• Lack of family attraction 
• Low profile as a visitor destination 
• Low levels of day visitors/levels of expenditure despite high potential 
• Strengthening the position of Bury St Edmunds as a destination;  
• Maximise the value of Bury’s culture, events and festivals; 
• Explore new development options for Bury St Edmunds;  
• Addressing key infrastructure challenges; 
• Incorporate key assets and amenities within the immediate hinterland as being part of the Bury offer; 
• Position Bury as a base for walking and cycling. 
• Coach parking identified as a challenge, with the principal drop-off point in Angel Hill often already 

busy with cars. 
 

Amt-I, 2013. Market Town Benchmarking: Measuring the Performance of Town Centres - Bury St Edmunds 
2013 Report 

Amt-I, 2014. Market Town Benchmarking: Measuring the Performance of Town Centres - Bury St Edmunds 
2014 Report 

• Lower parking charges/free parking 
• Demand for additional car parking 
• More retail units and businesses 
• Ease traffic flow in town 
• More independent shops and restaurants 
• Improve traffic flow from A14 to town centre car parks 
• Pedestrianise more of town centre 
• More cycleways and secure cycle stands 
• Better link between the arc and the town centre 
• More seating 
 

Carter Jonas, 2016. West Suffolk Retail and Leisure Study 2016: St Edmundsbury (draft report) 

• Poor connectivity for Cornhill Walk -  no through route. 
• Below average leisure provision, quantitatively (good qualitative provision); 
• Very successful market and independent stores in the “Old Town”; 
• Cornhill Walk performs poorly – no through route & poor footfall; 
• More demand for bars/pubs (A5 Use); 
• Demand for new gym facility, multi-use entertainment facility and hotel facilities; 
• Quantitative need for 1,470sqm of net convenience floorspace to 2036 (1,038sqm) to 2031; 
• Growth in leisure expenditure weighted towards eating/drinking out – growth expected in Bury St 

Edmunds (43.9% to 2036); 
 

Carter Jonas, August 2016. Bury St Edmunds Bus Station Options Study – Project Brief 

• The existing bus arrivals, departures and information points require improved provision to cater for an 
increase in service routes and/or frequency. 
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People & Places, 2015. Bury St Edmunds: 2015 Town Benchmarking Report 
People & Places, 2016. Bury St Edmunds: 2016 Town Benchmarking Report 
• Negative views on the busy car parks 
• Need to improve link between the arc and Old Town. 
• Bury town centre is a key destination for comparison shopping (above average performance) with 

good mix of national chains/independent stores 
• Large market with high number of stall holders 
• High prosperity rating from businesses 
• High rating for tourism from businesses 
• Low levels of day visitors/levels of expenditure despite high potential 
 
St Edmundsbury Borough Council, 2007 (updated 2012). Bury St Edmunds Town Centre Conservation Area 
Appraisal and Management Plan 
• Constrained and congested residential parking within historic Town Centre and streets; 
• Overhead wires deflect from historic streets outside of market place; 
• Need for some coordination of surfacing and public realm improvements in sensitive areas; 
• Future development needs to respect the special character and appearance of buildings and 

respective spaces within the centre. 
 
St Edmundsbury Borough Council, 2007. Bury St Edmunds Town Centre Streetscape Strategy 
Streetscape manual for the Town Centre which identifies streetscape projects to eliminate traffic control 
measures that undermine character – concentrating on a wide range of proposed improvements to the 
streets within the Centre.   
• Parkway is a poorly defined public space which lacks enclosure and frontage; ambition to create green 

boulevards for the Parkway; with upgraded materials and public realm. 
• Narrow entrance streets (Crown Street, Northgate Street, Risbygate Street, Westgate Street), with 

need to reduce dominance of highway and incorporate improvements to fit the historic streetscape on 
key entrances to centre; 

• Town centre streets – narrow widths which form the current grid of town centre movement – mostly 
one way. Reduce traffic speeds and resurface and re-emphasise footways.  

• Outer pedestrian core and inner core – improve integration of sensitively designed parking bays into 
the public realm; high quality pavements etc; 

• Emphasise existing lanes with high quality materials and shared surface where necessary;  
• Proposed improvements to networks of public squares within the centre, which can help form the 

approach to the centre and emphasise public and “green wedges”; 
• Sensitive palette of materials needed to reflect historic core – reducing street clutter; 
• Public art to be considered for key areas at Station Hill, Pea Porridge Green, gateway along Mustow 

Street, Central Walk, St Andrews Street (improving backdoor to retail). 
 
St Edmundsbury Borough Council, 2009. Bury St Edmunds Victoria Street Conservation Area Appraisal and 
Management Plan 
The Victoria Street Conservation Area lies to the west of the town centre and was designated in 
recognition of its architectural and historic importance. 
• Predominantly residential in nature and scale 
• The majority of the buildings are Victorian and Edwardian terraces and villas of two storeys under slate 

hipped or gabled roofs, with sash windows and panelled doors 
• The urban nature of the conservation area is softened in some streets by the presence of trees lining 

the streets and planting in front gardens 
• The Conservation Area is attractive with only a few areas in need of improvement 
 
St Edmundsbury Borough Council, 2014. Bury St Edmunds Vision 2031 
Sets masterplan requirements through Policy BV27, focussed on addressing key issues.   
• Traffic management across the Town Centre and Parking 
• Pedestrian movement/improvements 



 
 

 
 

February 2017  
 

47 

• Art and the Public Realm 
• Green Infrastructure Strategy objectives to be incorporated into Masterplan. 
• Town centre uses 
 
The Vision 2031 sets out a number of ambitions and aspirations for the town.  Of particular relevance to the 
town centre are Aspirations 28 and 29 which seek to ensure that:  

 
Aspiration 28: “The town centre is vibrant and attractive with a varied retail offer.” 
 
Aspiration 29: “Streets in the historic core are of high quality and give priority to pedestrians.” 
 
The Vision 2031 document sets out the following actions to achieve these aspirations:   

 
a) Developing the town centre as a destination for shoppers and visitors by maintaining and enhancing 

the current retail, leisure and cultural offer; 
b) Working with market traders to promote widely and develop the street market to attract shoppers 

and new stall holders 
c) Planning for additional retail floorspace in accordance with up-to-date appraisals of need and ensure 

the sequential approach to development is applied, to ensure that the option of directing new 
development to the town centre is considered first; 

d) Providing for other town centre activities such as specialist markets (which do not compete with the 
regular provisions markets), street cafes and entertainment in a managed and co-ordinated way in 
consultation with other users and operators; 

e) Encouraging use above shop premises to maximise the use of space and ensure town centre has life 
and natural surveillance after shops have closed; 

f) Redressing the balance between the car and the pedestrian on Cornhill/Buttermarket through the 
creation of wider pavement areas and shared space by reducing the number of parking spaces; 

g) Investigating the potential for the introduction of a park and ride scheme on a regular basis; and 
h) Through widespread consultation, we will prepare a separate, more detailed, masterplan for the 

town centre. 
 

The preparation of the masterplan is a key action towards securing the enhancement of the town centre.   
 

Policy BV27 of the Vision 2031 recognises the importance of the town centre as a suitable location for 
regeneration and new development.  The policy states that “a detailed masterplan will be prepared for Bury 
St Edmunds town centre to provide the context for the future development of the area and provide the 
framework for individual development proposals to come forward”.   
 
St Edmundsbury Borough Council, 2015. Final Report: Car Parking Capacity & Management Study 
• St Edmundsbury Borough offers vast majority of parking facilities, with opportunity to 

rationalise/expand on existing sites; 
• Shortage of capacity on key days (market days, especially Saturday). Town centre sites mostly full – 

Ram Meadow has only capacity; 
• Need to make better use of Ram Meadow (with scope to mitigate some of the parking shortages), 

although it is most distant from centre.  
• Need to give consideration to a weekend only park and ride service, accessing the centre on a 

Saturday; 
• Parking management measures that could be incorporated; overall recommendation for at least 500 

new spaces by 2025 to be provided.  
 
St Edmundsbury Borough Council, 2016. One Public Estate – Public Assets Study (brief) 
• Study into existing public sector assets (or other available land), undertaking development appraisal of 

sites within the Town Centre - Ram Meadow, Cattlemarket/Parkway car parks, Triton House/Job Centre 
and St Andrews Car Park, Police Station. 
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St Edmundsbury Borough Council, 2016. St Edmundsbury Borough Local Plan: Monitoring Report for 
2013/14 and 2014/15 
• Mixed delivery picture for last five years with limited commitments to new employment provision in 

recent years and a lower than average no. of vacant units; suggestion of need to identify allocations 
for future employment/retail space in the centre; 

• Although significant housing requirement set out by Core Strategy and Vision, St Edmundsbury 
maintaining deliverable five-year supply.   

• Fall in use of sustainable transport modes in recent years. 
 
Suffolk County Council, 2015. Bury St Edmunds Transport Strategy Draft 2011-2031 
• Recommendation for review of car parking organisation to look at both short term and long term 

parking; 
• Three key aims from Local Transport Plan: 

o Reduce the demand for travel; 
o Efficient use of transport networks; 
o Improve infrastructure  

• Existing AM/PM peak pinch points around A1103 Parkway and junctions; Other pinch points accessing 
car parks at Parkway/Risbygate and Compiegne Way/Northgate St Junction with outlined 
improvements through the plan period; 

• Travel behaviour shows heavy reliance on private vehicles to get around; 
• Extensive cycle network in wider Bury area. 
 
The Bury Society, 25 October 2016. Town Centre Masterplan – Issues and Options Brainstorm 
• Traffic and car parking a top issue Need more car parking, including at railway station.  
• Extend shared space and create a piazza at Angel Hill with car parking underground if feasible 
• Better signage needed to car parks. 
• Need a circular bus route;  
• Park and ride should be promoted; 
• Links to the railway station need to be improved;  
• Better links needed between town centre and the surrounding residential suburbs; 
• Damaged pavements need to be repaired;  
• More trees needed;  
• Need to reduce street clutter;  
• Angel Hill should become a civic piazza;  
• Need more and better street lights;  
• Need much better public realm design quality, including at Charter Square;  
• Need more youth facilities and activities; 
• Need more shops, including independent shops;  
• Encourage shops in St James Street;  
• Want more informal markets; 
• Need to encourage a wider range of job opportunities;  
• Need more space for small businesses/start-ups; 
• Need more housing, including affordable housing and housing suitable for the elderly;  
• Need more innovative housing design; 
• Redevelopment Priorities - Improve Cornhill Walk; build over Waitrose car park; and build shops on the 

arc car park. 
• Better wheelchair access to shops required;  
• Traffic congestion is an issue; 
• More cycle lanes and bicycle parking needed;  
• Protect and improve the Abbey Gardens; 
West Suffolk, December 2010. St Edmundsbury Core Strategy 
The Core Strategy also provides planning policy context for the development of the masterplan.  Policy CS10 
of the Core Strategy provides an overview of retail, leisure, cultural and office provision, taking account of 
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recently completed development.  The Core Strategy recognises that Bury St Edmunds will continue to be 
the focus for new retail, leisure, cultural and office development.   
 
West Suffolk, July 2015. Station Hill Masterplan 
• Station Hill area is well linked to the town centre enabling people to walk and cycle to and from key 

local facilities whilst supporting the local economy;  
• Opportunity to create an interesting pedestrian route from the railway station to the town centre; 
• Opportunity to provide high quality new Station Square;  
• Public realm improvements required along Station Hill to the north and east of the site; 
• The ‘Station Quarter’ will provide a major gateway location for the town which requires a high quality 

of development to act as a key point of arrival and departure. 
• Historic buildings within the context of the Station Hill area, including the Railway Station itself which 

is Grade II Listed need to be protected and enhanced;  
• Key views along Station Hill and to the Mill from Parkway need to be protected; 
 
West Suffolk, February 2016. Tayfen Road Masterplan 
• Opportunity to improve connections to town for pedestrians and cyclists from Tayfen Road area; 
• Opportunity for tree planting within Tayfen Road area;  
• Important visual corridors to be retained and strengthened from Tayfen Road area, including to St 

John’s Church and Burlington Mill; 
• Opportunity to create a new mixed-use development at Tayfen Road that helps create a new sense of 

place. 
 
West Suffolk, 13 September 2016. Launch of the Abbey of St Edmund Heritage Partnership. 
Commitment to undertake a heritage assessment to inform a Conservation Management Plan for 
completion in 2017; Partnership includes SCC, Historic England, University of Suffolk and St Edmundsbury 
Borough Council.   
• Identification of need to look at ways of improving the Abbey and surrounding grounds, access to 

neighbouring areas, including the River Lark. 
 
West Suffolk, September 2016. Bury St Edmunds Town Centre Masterplan: Questions and answers sheet 
• The majority of respondents were either residents (32%) or leisure visitors (33%) to Bury St Edmunds. 
• The highest proportion of respondents (31%) fell within the ‘over 70 years’ age category. 
• Of those who responded to question 2a, 35% said that they accessed the town centre by foot and 25% 

accessed the town centre by car. 
• Availability of car parking, congestion associated with parking and traffic volume/congestion were 

identified as issues.  
• Lack of good/safe/well-defined cycle lanes. 
• A total of 13% of respondents to question 3b considered that an improved link between the arc and old 

town could improve the shopping experience in the town centre. 
• A total of 33% of respondents to question 5c considered that improved information, maps and signage 

would help make the most of the historic features of the town centre. 
 
West Suffolk, September 2016. Bury St Edmunds Town Centre Masterplan: Briefing Note 
The aim of the masterplan is to set guidelines for the future growth and development of Bury St Edmunds 
town centre and to provide the framework for individual development proposals to be assessed when they 
come forward. 
 
West Suffolk, 18 October 2016. Notes from Leadership Team workshop 
Attendees of the Leadership Team workshop discussed key issues and opportunities to consider as part of 
the development of the Bury St Edmunds Town Centre Masterplan, including in relation to the topics of 
traffic, parking, shopping, leisure, environment, business, housing and historic aspects of the town centre. 
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West Suffolk, November 2016. Pre-Issues and Options Consultation – Overview Report 
• Not enough car parking, including for community venues;  
• Lack of dedicated resident parking;  
• Olding Road car park is underused;  
• Need free parking for parks/green spaces;  
• Formalise a car sharing scheme; 
• Improved connections required across town centre; 
• Redevelop bus arrivals, departures and information points area;  
• Insufficient pedestrian crossings;  
• Pedestrianise more of town centre, including Angel Hill; 
• Street clutter causes obstacles;  
• Uneven/damaged pavements;  
• Need more trees;  
• Enhance green links into town; 
• Need improved signage/information/maps; 
• Innovative use of empty retail units; 
• Enhance ‘café’ culture;  
• Provide indoor/outdoor gym;  
• New leisure venue could be provided in library/Guildhall; 
• Facilities for children and young people are required; 
• Start-up/small businesses should be encouraged; 
• Redevelop telephone exchange for housing; 
• Congestion around car parks; 
• Pinchpoints – Cullum Road, Vinery Road, A14 exits, Newmarket Road; 
• Lack of good, safe and well-defined cycle lanes;  
• Retain historic character. 

 
West Suffolk, 15 November 2016. Pre-Issues & Options – Additional Consultation Feedback: Bury Assembly 
of Associations 
• Park and Ride needs to be made more attractive; 
• Poor permeability from train station to town centre, from Abbey Gate to the arc and from town centre 

to Abbey Gardens; 
• Replacement seating needed;  
• Make Angel Hill a civic piazza; 
• Need more readily available street maps (dispensers) with shop index; 
• Need more retail provision on St Andrews St car park and Triton House; 
• The leisure offer should be improved to establish Bury as a visitor destination; 
• Small office space should be provided; 
• Redevelop Cornhill Walk for housing. 
• Pinchpoints – A14 exits and routes into town affecting surrounding residential areas (Westley and 

Moreton Hall); 
• Cycling needs to be encouraged. 

 
West Suffolk, 15 November 2016. Pre-Issues & Options – Additional Consultation Feedback – Accessibility 
Group 
• Lack of disabled parking spaces;  
• Narrow pavements and alleyways between the arc and old town provide poor accessibility for disabled 

users; 
• No safe crossings for disabled users between train station and town centre and between the arc and 

the old town; 
• Inclusive play areas required in Abbey Gardens and throughout the town; 
• Wheelchair users unhappy with current facilities on buses and trains; 
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West Suffolk, 2016. West Suffolk: Promoting Physical Activity  
Framework to set a plan and review initiatives to enable and encourage people to lead active lives.  
• Poor existing facilities for Tennis courts at Abbey Gardens, but no quantitative deficit overall; 
• Poor participation rates in exercise, with a higher rate of obese adults than the wider Suffolk average 

(66% of adults overweight); 
• Need to continue to maintain parks, children’s play, with an overall need to improve the walking and 

cycling network which is inconsistent across the Town.  
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