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Summary – This report concerns proposals to redevelop land on the Barnham Cross 
Estate in Thetford for housing.  The proposal raises issues relating to planning policy 
and impact on local character and amenities.  It is recommended that planning 
permission is granted. 

 
1.   INTRODUCTION 
This report concerns an application for full planning permission for residential 
development on land off Sweyn Close, Fulmerston Road and Ulfkell Road in 
Thetford.  The scheme would form a major part of the on-going Barnham Cross 
Estate Regeneration Project.  The proposed development would include the erection 
of 66 new dwellings, together with associated public open space, new roads, parking 
areas and landscaping.  A total of 34 existing dwellings would be demolished to 
make way for the proposed development.  The proposed new dwellings would 
comprise a mixture of 2, 3, 4 and 5 bedroom units, including bungalows, 2 storey 
houses and 3 storey apartment blocks.  Both affordable and open market housing is 
proposed (39 and 27 units respectively).  An area of public open space would be 
provided, including a children’s play area.   
 
The application is supported by a number of technical reports, including a Design & 
Access Statement, Arboricultural Impact Assessment, Ecological Site Assessment, 
Transport Statement and a Contamination Desk Study and a Flood Risk 
Assessment.  A section 106 legal agreement is being drafted which includes 
obligations relating to the provision of affordable housing, public open space and 
financial contributions towards recreational facilities, schools and libraries. 
 
The application site is located within an established residential area forming part of 
the Barnham Cross Estate.  The site extends to 1.71 hectares, and includes 34 
existing dwellings, several garage courts and an area of public open space.  The site 
is adjoined to the north by allotment land and all other sides by existing housing 
development.     
 
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 is generally supportive of the proposed development, 
although some concerns are raised about the number of flats proposed in the 
northern part of the site.    
 
The Highway Authority has requested a number of detailed changes to the layout 
and design of access roads and parking areas 
 
Norfolk County Council has raised no objection subject to contributions being 
secured towards education and library services. 
 
Norfolk Landscape Archaeology has raised no objection subject to a condition 
requiring a programme of archaeological evaluation to be agreed. 
 
The Environment Agency has raised objections to the application on the basis that 
insufficient information has been provided to address concerns about possible 
ground contamination and risks to groundwater.       
 
Norfolk Police have raised no objection to the application.  Some amendments to the 
design of the development have been requested. 
 
The Council’s Strategic Housing team fully supports the planning application.   
 
The Tree & Countryside Officer has raised no objection to scheme overall, but has 
made detailed comments about tree protection measures and wildlife enhancements.     
 
The Planning Policy Officer has raised concerns about the scheme due to potential 
conflicts with Core Strategy Policy DC11 relating to recreation provision.   
 
The Council’s Contaminated Land Officer has requested further information. 
 
At the time of writing, two letters have been received from local residents raising 
concerns about loss of residential amenity, and parking and traffic issues.   
 
5.  POLICY 
Relevant national planning policy can be found in PPS 1 ‘Delivering Sustainable 
Development’ and PPS 3 Housing’.  At a local level, the following policies contained 
in the Core Strategy & Development Control Policies DPD are relevant: Policy DC 1 
(Amenity), Policy DC 2 (Housing), Policy DC 4 (Affordable Housing), Policy DC 11 
(Open Space), Policy DC 12 (Trees), Policy DC 15 (Energy Efficiency) and Policy DC 
16 (Design). 
 
6.  ASSESSMENT 
The principal issues raised by the application concern: i) planning policy matters 
relating to the delivery of new housing, ii) the effect of the development on local 
character and amenities.   
 
Planning policy 
It is considered that the redevelopment of the site for housing would accord in 
general terms with national and local planning policy, as set out in PPS 3 and Policy 
DC2.  The proposal would be compatible with the established character of the area, 
and would provide for the re-use of previously developed land located within the 
existing built up area of the town.  The density of development proposed (42 DPH) 
would fall within national and local guidelines, and would be appropriate to the 
character of the surrounding area.  By replacing existing substandard housing 



development, the scheme offers the prospect of a significant improvement to the 
local environment and to the living conditions of residents. 
 
The scheme would provide a mix of affordable housing units for which there is an 
identified need.  The overall proposed of affordable units would reflect the tenure split 
of existing units (59% affordable/41% open market) and would thus exceed the 
requirements of Policy DC4 of the Core Strategy & Development Control Policies 
DPD.   
 
The scheme would be constructed to achieve Sustainable Homes Code Level 4.  
Solar thermal panels would provide 14% of the predicted energy requirement of the 
development. In addition, six of the proposed houses would be built to PassivHaus 
standards.  Dwellings built to this standard do not require conventional central 
heating systems, and typically achieve an energy saving of 90% compared to normal 
housing.  The proposed development would therefore exceed the requirements of 
Policy DC14 to provide 10% of energy from on-site renewables.   
 
Policy DC 11 requires housing developments like this to provide on-site open space 
to provide for the recreational needs of new residents.  The proposed housing 
scheme would include 2,500m2 of open space incorporating a Local Area for Play 
(LAP).  To this extent the proposals would meet the requirements of policy.  
However, the proposal would result in a loss of existing public open space (extending 
to approximately 2,430m2), which would not be re-provided within the scheme.  To 
compensate for the loss of this area and to meet the requirements of Policy DC11, a 
financial contribution is proposed.  This could be used to provide improved 
recreational facilities elsewhere within the Barnham Cross Estate.  An Open Space 
Strategy for the area has been prepared by the applicant, and consultation with the 
local community about future improvements is underway.  It is considered that this 
approach, meeting recreational needs by a combination of on-site open space and a 
financial contribution, is appropriate in principle in this case.  
 
Local character/amenity 
It is considered that the submitted proposals would create an attractive residential 
development, which would enhance the appearance of the surrounding area.  The 
layout of the scheme would follow the established pattern of short terraces of 
predominantly 2 storey houses, thus maintaining the continuity of existing street 
scenes and creating strong built frontages.  A ‘gentle contemporary’ architectural 
style has been adopted throughout the scheme, which avoids strong contrasts with 
surrounding development but allows a distinctive identity to be created.  Visual 
interest and articulation would be provided by the use of projecting bay and oriel 
windows, entrance porches and roof level ventilation stacks, together with variations 
in external materials, colours and finishes.  Further interest would be created by the 
use of distinctive 3 storey apartment blocks at key locations.   
 
The proposed grouping of houses around a landscaped open space would create a 
strong sense of place as well as ensuring that proposed play areas would be well 
overlooked.  An existing belt of pine trees (which is the subject of a Tree Preservation 
Order) runs across the site.   This tree belt would be incorporated into the proposed 
open space, and removal of trees would be limited to the minimum necessary to 
allow for access, and proposed roads have been designed and aligned to minimise 
disturbance of tree rooting areas.  Replacement tree planting is also proposed.  
 
The proposed development has been designed to minimise the impact on the 
amenities of adjacent residential properties.  Reasonable separation distances would 



be maintained between dwellings, and bungalows are proposed in certain locations 
to avoid overlooking.  New boundary fencing is proposed to the site perimeter.   
 
Other matters 
Some concerns have been raised locally about traffic safety and parking issues.  It is 
considered that the surrounding road network is adequate to cater for the additional 
traffic likely to be generated by the development.  Highway improvements are 
proposed as part of the scheme, including the upgrading of existing 
footway/cycleways and extending the existing 20mph zone in Fulmerston Road.  Two 
parking spaces would be provided for each dwelling.   
 
The Environment Agency has advised that the site overlies a highly permeable 
principal aquifer.  The site is particularly vulnerable to pollution, and any 
contaminants entering the groundwater here could affect protected water supplies. 
Further information in relation to ground conditions and historic site uses has been 
requested in response to objections raised by the Environment Agency.  Progress on 
this issue will be reported verbally.   
 
7.  RECOMMENDATION   
Subject to the satisfactory resolution of outstanding issues relating to ground 
conditions, it is recommended that planning permission is granted subject to 
conditions and the completion of the proposed legal agreement.  Recommended 
conditions would include the following: external materials, landscaping, tree 
protection, ecological mitigation, boundary treatments, archaeology, access and 
parking, highway improvements, site investigations, drainage, construction 
management, and Sustainable Homes Code Level 4.   

 


