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Summary – This report concerns detailed proposals for residential development on 
land off Brandon Road, Thetford.  It is recommended that the application is granted. 

 
 
1.   INTRODUCTION 
This report concerns an application for reserved matters approval for 52 dwellings on 
land off Brandon Road and Maine Road, Thetford.  Outline planning permission was 
granted for residential development in February 2008.  The development would 
include a range of dwelling types from 1 and 2 bed flats through to 5 bedroom 
detached houses.  Proposed buildings would be predominantly of 2 and 2½ storeys, 
with a 3 storey apartment block on the Brandon Road frontage.  Fourteen units of 
affordable housing would be provided, including 2, 3 and 4 bedroom properties.  
Public open space would be provided as part of the development.  A new residential 
estate road is proposed off Maine Road.      
 
The application site is located on the northern edge of Thetford, within an established 
residential area. The site comprises an irregularly shaped parcel of vacant land 
extending in total to 1.59 hectares.  The site slopes up from east to west.  The site is 
adjoined by existing housing developments and a recently constructed motel and 
restaurant.  To the north, the site is separated from the A11 Thetford Bypass by an 
area of open land, which forms part of the Thetford Golf Course & Marsh SSSI.   
 
The application is supported by detailed design and layout proposals, a Design & 
Access Statement and full landscaping proposals and specifications. 
 
2.  KEY DECISION 
This is not a key decision.   
 
3.  COUNCIL PRIORITIES 
The following Council priorities are relevant to this report: 

• A safe and healthy environment 

• A well planned place to live and work 
 
4.  CONSULTATIONS 
Thetford Town Council has raised concerns about the location of the proposed open 
space, pedestrian facilities and about the detailed design of elements of the scheme 
including the use of external materials.   
 
The Highway Authority has requested a number of detailed amendments to the 
estate road layout and parking provisions. 
 



Norfolk Police have raised concerns about the proposals in relation to car parking 
and permeability, particularly in the light of recent experience of crime and anti-social 
behaviour in the area.  
 
Norfolk Landscape Archaeology has raised no objection to the application subject to 
a condition requiring archaeological investigations. 
 
The Council’s Enabling & Projects Officer supports the application, would prefer more 
parking to be provided to serve the proposed affordable housing.   
 
The Tree & Countryside Officer has raised no objection to the application.  He notes 
that detailed proposals for the management and enhancement of the adjacent SSSI 
have been agreed previously under the terms of the outline permission.  Given the 
site’s location and the position of intervening roads and developments, it is not 
considered that the development have a significant effect on either the Breckland 
SPA or SAC.   
 
The Planning Policy Officer (Growth Points) has made detailed comment on the 
proposed housing layout.   
 
One letter of representation has been received from a local resident raising concerns 
about impacts on local amenity, particularly in relation to the proposed open space. 
 
5.  POLICY 
At a national level, policies set out in PPS 3 Housing are particularly relevant.  The 
application site falls outside the Settlement Boundary for Thetford, as defined in the 
Breckland District Local Plan.  Relevant ‘saved’ Local Plan policies include Policies 
HOU.4, HOU.6 and TRA.5.  Policies DC1 (Amenity), DC2 (Housing), DC4 (Affordable 
Housing), DC12 (Trees) and DC16 (Design) of the submitted Core Strategy are also 
relevant here.   
 
6.  ASSESSMENT 
The principal issues raised by the application concern matters of detailed layout and 
design, with particular reference to: i) the character and appearance of the area, ii) 
car parking provision, and iii) the location of public open space.   
 
Local character 
The application site is located in a prominent position on one of the main approaches 
to the town.  It is particularly important therefore that the design quality of the 
proposed development is of a high standard and that locally distinctive building forms 
and materials are reflected properly.   
 
The design of the proposed housing scheme is considered to be well conceived.  The 
layout the development responds positively to the site’s features and context, 
retaining important groups of trees and vistas, limiting visual amenity effects on 
adjacent housing and maximising views onto green open spaces.  Strong built 
frontages would be created along the main routes through the development and a 
‘gateway’ building located on the Brandon Road.  Particular attention has been 
focussed on landscaping in order to create an attractive residential environment.  A 
green corridor, incorporating a footway/cycleway, would bisect the development, 
providing views onto landscaped open spaces and trees and creating a car free 
street frontage. 
 
House type designs are broadly traditional in appearance, with brick and rendered 
elevations under pitched tiled roofs.  Arrangements of doors and windows tend 



towards more formal compositions, reflecting local architectural traditions. Features 
such as bracketed porch canopies, exposed rafter feet and timber boarded garages 
give parts of the development a semi-rural feel, which reflects its edge of town 
location.  A 3-storey apartment block has been located on the Brandon Road 
frontage in order to create a distinctive ‘gateway’ feature and to mark the end of built 
development here.   
 
Following discussions with officers, and in response to concerns raised by the Town 
Council, some amendments have been made in an effort to further enhance the 
design quality of the scheme and upgrade the specification of external materials and 
finishes.  Overall, it is considered that the development proposed would relate well to 
its surroundings and would have a strong visual identity.   
 
Location of open space 
The location of the proposed public open space was determined at the outline 
planning stage.  The open space is located immediately adjacent to an existing open 
space and will form an extension to it.  Whilst the open space is separated from the 
new housing development by Maine Road, it is considered that this is justified by the 
recreational benefits of providing a larger and more useable open space.  The use of 
this part of the site as open space also allows the maximum number of trees to be 
retained.  The proposed location helps to provide a degree of separation between 
houses and any play equipment, thus reducing the likelihood of residential amenity 
problems.  The proposed houses fronting onto Maine Road would overlook the open 
space ensuring good casual surveillance.  The detailed design of the open space and 
play equipment has not yet been agreed under the terms of the outline permission 
and associated legal agreement.  In line with normal procedures, further consultation 
with the Town Council and Norfolk Police will be undertaken as part of this approval 
process.  
 
Car parking provision 
Overall a total of 112 parking spaces are proposed to serve the development.  For 
the open market units, at least 2 spaces are proposed for each property.  In the 
majority of cases parking would be provided within the curtilage of individual 
dwellings, but, where this is not practicable, parking is proposed in small, enclosed 
parking courts.  These parking areas have been designed to be overlooked and to 
appear as private spaces in order to deter casual intruders. For the affordable 
dwellings, 2 spaces would be provided for the 4 bedroom houses and 1½ spaces for 
each for the 2 and 3 bedroom units.  Whilst the provision of spaces for affordable 
units would fall short of NCC parking standards, it is considered that in this instance 
the provision is adequate.  Confirmation is awaited from Flagship Housing that the 
proposals would meet their requirements.   
 
Other matters 
Detailed proposals for the management of the SSSI immediately adjacent to the 
application site have been agreed previously, in consultation with Natural England, 
under the terms of the existing outline permission. The proposed housing scheme 
incorporates measures designed to protect this area, including landscaped buffer 
strips and appropriate fencing.  A population of common lizards was successfully 
translocated from the development site to the SSSI earlier this year. 
 
Although not a requirement of the existing outline planning permission, the applicant 
has indicated that it is intended to construct all of the proposed dwellings to meet 
Sustainable Homes Code Level 3. 
 



Various detailed amendments have been sought in relation to the design of the 
proposed access roads.  These revisions include the provision of a pedestrian 
crossing point over Maine Road to the proposed open space. 
 
7. RECOMMENDATION 
That reserved matters approval is granted subject to conditions relating to external 
materials, levels, access/parking and mitigation measures during construction. 


