
 

 

 

 

 

 

ITEM: RECOMMENDATION: APPROVAL
REF NO: 3PL/2022/0112/F CASE OFFICER Rebecca Collins

LOCATION: THETFORD APPNTYPE: Full
Deers Leap, 38 Norwich Road POLICY: In Settlemnt Bndry

CONS AREA: N

APPLICANT: LNT Care Developments
Unit 2, Helios 47 Isabella Road

LB GRADE: N

AGENT: LNT Construction
Unit 2, Helios 47 Isabella Road

TPO: N

PROPOSAL: Demolition of the remaining part of the public house building and erection of a two storey
66no. bed care home for the elderly with associated works.

REASON FOR COMMITTEE CONSIDERATION

This is a major planning application on a key site of interest in Thetford, which would result in the loss of a
Public House but the creation of a care home.

KEY ISSUES

Principle of development
Access and car parking
Layout and Design
Amenity
Heritage assets
Ecology
Flood Risk and Drainage
Trees and hedgerows
Contamination
Planning Obligations

DESCRIPTION OF DEVELOPMENT

Demolition of the remaining part of the public house building and erection of a two storey 66no. bed care
home for the elderly with associated works.

SITE AND LOCATION

The site is located approximately 0.5 miles to the north east of Thetford town centre to the south of Norwich
Road and approximately 120 meters east of the site is the A1075/A1066/Norwich Road roundabout.

The application site is a former public house, The Ark, that was partially demolished in 2019. The public
house was positioned in the north eastern corner of the site fronting onto Norwich Road. The current access
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into the application site is located in the north western corner leading into the car park, there is also a
dropped kerb along the frontage of the public house.  There is a large area of open space to the rear of the
site with a former shelter situated in the far south eastern corner.

The immediate surrounding area is residential in nature with a variety of different established architectural
styles, roofscapes and materials.

EIA REQUIRED

No

RELEVANT SITE HISTORY

3PL/2007/1629/F Permission 06-11-07
Provision of new awning & porch extension to side of premises & internal alterations

POLICY CONSIDERATIONS

The following policies of the Breckland Local Plan, including the Proposals Maps, have been taken into
consideration in the determination of this application. The provisions of the National Planning Policy
Framework and National Planning Policy Guidance have also been taken into account, where appropriate

COM01 Design
COM02 Healthy Lifestyles
COM03 Protection of Amenity
COM04 Community Facilities
ENV01 Green Infrastructure
ENV02 Biodiversity protection and enhancement
ENV03 The Brecks Protected Habitats & Species
ENV04 Open Space, Sport & Recreation
ENV06 Trees, Hedgerows and Development
ENV07 Designated Heritage Assets
ENV08 Non-Designated Heritage Assets
ENV09 Flood Risk & Surface Water Drainage
GEN01 Sustainable Development in Breckland
GEN02 Promoting High Quality Design
GEN03 Settlement Hierarchy
GEN05 Settlement Boundaries
HOU01 Development Requirements (Minimum)
HOU02 Level and Location of Growth
HOU06 Principle of New Housing
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HOU07 Affordable Housing
HOU09 Specialist Housing
HOU10 Technical Design Standards for New Homes
INF02 Developer Contributions
LBC Planning(Listed Building & Conservation Areas) Act 1990
NPPF National Planning Policy Framework (Revised 2021)
NPPG National Planning Practice Guidance
TH1 National Planning Policy Framework - Presumption in Favour of Sustainable

Development
TH16 Water and Drainage
TH18 Archaeology
TH24 Surface Water Management
TH25 Walking and Cycling
TH26
TH35 Community Buildings
TH37 Regeneration Proposals in Existing Residential Areas
TH4 Transport - Achieving Modal Shift
TH5 The Impact of Change on Pedestrians, Cyclists & Buses
TH8 Healthy Lifestyles
TR01 Sustainable Transport Network
TR02 Transport Requirements

OBLIGATIONS/CIL

Not applicable

CONSULTATIONS

THETFORD T C
Agree in principle, however request planners and developers consider the following 'Widen the path to allow
more access to cyclists and pedestrians. Incorporate pillbox within the garden and have a heritage display
Incorporate a bus pull in and bus shelter'.
NORFOLK COUNTY COUNCIL HIGHWAYS
No objections subject to conditions.
HOUSING ENABLING OFFICER
As noted in the planning statement, policy HOU09 is the critical one for a C2 usage. This proposal appears to
meet the essential requirements for such a development. Provided the case officer is satisfied this application
meets use class C2, there would be no affordable housing required.
FLOOD & WATER MANAGEMENT TEAM
Object to this planning application in the absence of a sufficient Flood Risk Assessment (FRA) and Drainage
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HISTORIC ENGLAND
In our view, and on the basis of the information provided, you do not need to notify Historic
England of this application under the relevant statutory provisions.
CONTAMINATED LAND OFFICER
No objection, subject to condition(s).
AIR QUALITY OFFICER
I have looked at the application submitted and, based on the information provided to me at this time; there
are no objections or comments on the grounds of Air Quality, providing the development proceeds in line with
the application details.
CRIME REDUCTION & ARCHITECTURAL LIAISON OFFICER
The main entrance to the development should ideally have a brick pillar style entrance; this is proven to
create a symbolic barrier to give the impression that the area beyond is Private to the general community and
deter intrusion by non-residents. To support this a change in road surface reinforces the message and
creates a sense of place.

A principle of Crime Prevention Through Environmental Design is to restrict access to unobserved areas
putting all visitors to the on view street scene. Excessive permeability is a design feature that is consistently
linked to higher crime rates. It is important to limit access to residents and their legitimate visitors. I was
pleased to see that this is being carefully incorporated at the site. I would suggest that the courtyard area is a
private space for residents and that appropriate access control measures are introduced.

I appreciate that it is the intention to have staff available 24-7 and I would recommend that a clear signage is
used. This is a proven rule setting measure to reduce risk.

The care facility requires careful attention with the boundary treatments. When routes provide access to the
rear/sides of venues it is important to partner surveillance with the provision of robust boundary treatments;
with thought given to defensible planting to deter graffiti, access or inappropriate loitering. In some locations it
may be wise to use a defensive hedge, such as hawthorn, to protect a site perimeter or to further bolster the
security of an existing or proposed fence.

Care needs to be taken to avoid designing a stepping platform from a knee rail fence that
would enable the easy climbing of a secure boundary treatment.

The Reception area is correctly positioned and should control the establishments access to bone fide visitors
restricting access from unauthorised opportunists. Mirrored film/glazing is recommended on overlooking staff
rooms/receptions. This creates doubt in the mind of potential offenders regarding them being observed.

Reception desks should provide the receptionist with a clear view of the waiting area, the approach to the
entrance door and have restricted access from the public side. Reception desks should be high and deep
enough to afford protection for the receptionist, but consider the needs of a wheelchair user.

The design has avoided blank windowless elevations to promote a development that increases Natural
Surveillance and deter inappropriate loitering. Often cycle storage areas get tucked away in a corner making
them vulnerable to crime. Which is the case in this application! Preference is to avoid canopies for cycle
storage areas unless they are completely secure buildings with appropriate access control measures
installed. Canopies have been used as gathering points or shelter areas for potential offenders.
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The landscaping plan needs to provide all specified shrubs and hedges that have a maximum growth height
of one metre, whilst all trees should be up pruned to a minimum height of two metres to maintain a clear field
of vision around the site. An environment that can be seen style will reduce crime.

To work in harmony with high levels of Natural Surveillance, a carefully designed Lighting plan to cover all
vulnerable areas should be in place.

The care facilitys rooms should be designed to incorporate Section 2: Physical security elements of the
Secured by Design Award. Although Closed Circuit Television is not a  universal solution to security
problems. It can help deter crime.  It is important to seek independent advice before approaching an installer
and to develop a comprehensive Operational Requirement for the system, which can be supplied to installers
during the tendering process.
TREE AND COUNTRYSIDE CONSULTANT
No objection, subject to a condition.
HISTORIC BUILDINGS CONSULTANT
Having assessed the existing building, I can advise, in my opinion, that the building does not meet the criteria
for inclusion on the statutory list of buildings of either special architectural or historical interest, an application
for inclusion on the statutory list would not therefore be successful.

I can confirm that the building was not selected for listing during the 1984-86 National Survey, nor was it
selected during our own review undertaken in 1995-1997.

With regards to the buildings potential status as a Non-Designated Heritage Asset, you will be aware that the
local planning authority does not administer a local list of Non-Designated Heritage Assets (NDHAs), so does
not therefore have adopted criteria for what might be included on such a local list.  Notwithstanding this,
Historic England state that a range of methods can be used to identify undesignated heritage assets, though
no single method will produce a definitive list. However, Historic Englands document, Good Practice Guide
for Local Heritage Listing (Historic England Advice Note 7), provides commonly applied selection criteria for
assessing suitability of assets for local heritage listing, which are adapted from those used for national
designations. Although not specified with the guidance, it would appear that where the guidance has been
used to formulate established criteria, a building or structure must meet two or more of these significance
measuring criteria to be identified as a non-designated heritage asset. For consistency, and in the absence
of Nationally set criteria to define a NDHA, these criteria are considered to be an appropriate means by which
to qualify classification of a building as a NDHA.  On this basis, the building meets one of the selection
criteria fully and positively on that basis, the building cannot in my opinion be classified as a Non-Designated
Heritage Asset.

With regards to the design of the proposed replacement building, it is considered that the building has been
designed so as to break down the scale and massing of the extent of the building so as to greater reflect the
adjacent form of residential buildings, the proposal is therefore an appropriate response to context and
responds positively to the requirements of the National Design Guidance.

However, it is considered that this could be improved further by relocating parking to the rear of the building,
so as to allow the building to be moved closer to the highway to better reflect the established pattern of
historic development, which is predominantly frontage.

Similarly, it is considered that the proposed use of render to the upper floor walling should be omitted in
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favour of a continuation of the proposed gault facing brick. This would apply also to the panel work between
certain ground and first floor fenestration. With regards to fenestration, it is suggested that this be
reconfigured with a vertical emphasis so as to better reflect historic Neo Classical proportions (although it is
accepted that overall floor to ceiling heights might well prevent this). This would also add elements of
verticality in an otherwise facade with a horizontal emphasis.
ENVIRONMENTAL HEALTH OFFICERS
I have looked at the application submitted and, based on the information provided to me at this time, I have
some concerns in respect of the outside amenity spaces. The noise report submitted with the application
appears to indicate that none of the outside amenity spaces meet the desirable noise levels within BS82333
of 50dB Laeq.

ECOLOGY No Comments Received
ECOLOGICAL AND BIODIVERSITY CONSULTANT No Comments Received
CHIEF FIRE OFFICER No Comments Received
ANGLIAN WATER SERVICE No Comments Received

REPRESENTATIONS

14 letters of representation have been received, their comments are summarised as follows:

- The site should be retained as a public house and was a well used community asset.
- This is the only facility on this side of Town with thousands more dwellings being built.
- Demolition works were done without permission and this should not be allowed.
- The building should be restored. Too many of our old buildings are being demolished.  Why cant the care
home be built round the restored building?
- There is a requirement for more community facilities of this type which have been proven to foster social
cohesion and improve mental health.
- Couldn't be in a worse place. Why stick a care home in the middle of Thetford!
- This, along with other housing growth in the area, will put significant pressure on Norwich Road in terms of
traffic.
- Residents have always used the Ark car park for residential use. This was an agreement we had with
previous owners Enterprise Inns, now this agreement will be removed, causing existing residential parking in
this area of Thetford.
- Having viewed the plans for a care home we do not object to some building in principal, and a care home
would be our preference, as long as there was no deviation after any permission as been passed on these
plans such staying two storeys that the public have no right of appeal.
- Whilst it is great that a care home should want to use the site, it should not be at the further expense of
dwindling social facilities for the people of Thetford.
- It states that there will be no hazardous substances on site. Cleaning substances are classified as
hazardous.
- Boundary treatments should be tall enough to obscure the view of the proposed development i.e. 6 ft tall.
- The proposed domestic worker provision appears to be rather inadequate for the size of the proposed
development.
- The only bus that stops outside in the 83 circular bus. The timetables they have looked at are wrong. There
is only one bus per hour. The 84 to Bury The 84 to Bury St. Edmunds no longer stops outside The Ark, much
to the annoyance of local residents. It would be nice to have this service reinstated. It takes 20 minutes to
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walk to the Bus Interchange to catch this bus, rather far for the proposed residents.
- The use of the name 'Deers Leap' is confusing, this is known locally as 'The Arc'.
- The submitted plans would substantially interfere with an existing registered easement to access and
parking.

West Norfolk CAMRA (Campaign for Real Ale) have also objected to the application on the following
grounds:

The part demolition was carried out without obtaining permission through the correct procedures and in some
cases  in other areas this has resulted in an order to rebuild the property and restore it to the original
condition. I do not understand why a similar order was not issued in this case. By giving permission for the
continued demolition and change of use it seems to give the message that planning regulations can be
ignored in the Breckland Area.

I would also suggest that a full viability test is carried out on the property. I believe that your Local Plan Policy
states that 'Policy COM 04 Community Facilities The creation, enhancement and expansion of community
facilities will be supported where this would enhance the existing offer, benefit the local economy and be of a
suitable scale and type for its location and in locations in close proximity to the area that they will serve.
Proposals, including change of use (outside permitted development rights), which result in the loss of local
community buildings (most recently used for this purpose where the use has ceased), will not be permitted
unless:

- It can be demonstrated that there is no local need for the facility or that its continuing function is no longer
viable following appropriate marketing; or
- An equivalent facility in terms of quality is provided to serve the same community in an accessible location;

All proposals relating to the provision, loss or redevelopment of Indoor Sports Facilities will have regard to
the key findings and recommendations of the Indoor Sport and Built Sports and Recreational Facilities Study
(2017).'

I have tried to engage the council recently on their application of this policy and how they test for viability, but
found that they will not engage as my query was not linked to a particular application. It seems that this would
be a good opportunity to answer my previous query.

I feel that the Ark is in an area with a large local residential population which could support the pub and is
also on a main route into the city with the potential for passing trade. I know that it was used, for example as
a meeting place to pick up the coach for the local branch of the Arsenal Football Supporters club. Thetford is
also an area which can expect population growth over coming years, increasing the potential trade.

Another pub which I believe was under the same ownership, the Deer's Leap in Kings Lynn situated in a
similar type of suburban area is currently undergoing a major refurbishment and will reopen as the Orb and
Sceptre shortly.

In the last couple of years, it has become clearer than ever how pubs benefit the local community in many
ways, and with sympathetic management this could and should be a real asset to the local area. All over
Norfolk, community schemes are being set up to save and run pubs. The Swan at Gressenhall and the Blue
Bell at Stoke Ferry are just two expected to open under community ownership in the near future.

So, please, order the pub to be reinstated, use the CAMRA viability test and save the pub so that it can
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become a real community asset.

Cllr Robert Kybird has also commented on the application as follows:

- If planning goes ahead, the existing flint wall needs to be retained, better access required, 4 minor junctions
between Lime Kiln Lane and the Norwich Road Roundabout is a concern.
- Whilst I note on the floor plan allocated charging space for 4 No mobility scooters, there is no justification as
to adequacy of provision nor of the necessary manoeuvrability and turning spaces for these scooters. Nearby
pavements are barely adequate to allow users safe access to the town centre, perhaps NCC highways could
comment.

Further to my previous comment regarding mobility scooter storage and charging provision I have found
detailed guidance . From the Chief fire officers. Clearly the proposed charging area does not meet these
safety considerations.

ASSESSMENT NOTES

1.0 Principle of development

1.1 With regards to the principle of development in this location it is important to consider the demolition and
complete loss of a Public House (The Arc, Partially demolished in 2019) in this location and its replacement
with a Care Home.  Policy COM04 of the Breckland Local Plan (adopted 2019), seeks to protect community
facilities.  This policy requires:

Proposals, including change of use (outside permitted development rights), which result in the loss of local
community buildings (most recently used for this purpose where the use has ceased), will not be permitted
unless:

- It can be demonstrated that there is no local need for the facility or that its continuing function is no longer
viable following appropriate marketing; or
- An equivalent facility in terms of quality is provided to serve the same community in an accessible location.

1.2 The application site, previously the Arc Public House, is located on the eastern side of Thetford, outside
the designated Conservation Area and is not a Listed Building.  Comments with regards to works of partial
demolition of the building are noted and were undertaken without demolition consent.  On this basis this
partial demolition has not been taken into consideration in the determination of this application.  However, the
works undertaken were not to a Listed Building and therefore not illegal.  Comments with regards to the lack
of public house(s) to this eastern part of the town are also noted.  However, there are available alternative
facilities within the Town, including being accessible by walking and public transport.  The applicants have
noted that the Black Horse is 520m from the site, The Green Dragon 720m mfrom the site and The Red Lion
JD Weatherspoons 770m from the site.  On this basis, the loss of the Arc Public House is considered to
accord with Part 2 of Policy COM04 of the Breckland Local Plan (adopted 2019) and on this basis the
application is considered acceptable in principle.

1.3 It is noted CAMRA have requested that a viability assessment is undertaken.  Given, the proposal meets
Part 2 of Policy COM04 then this is not considered necessary.  In addition, the provision of a care facility
such as this is considered to be a local community asset also, although not listed as a community facility in
the text of the Local Plan accompanying Policy COM04.  In addition, there is an identified need for a care
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home (as supported by the Central Norfolk Housing Market Area (CNSHMA 2017) and the proposal would
provide economic benefits including 58 jobs.

1.4 The development of a care home in this location is supported by Policy HOU09 of the Breckland Local
Plan (adopted 2019), which encourages this type of use in higher order settlements, such as Thetford.  As
well Policy HOU09 requires:

- Ensuring the design and scale of schemes is appropriate to the setting and surroundings with no adverse
impact on local character and amenity; and
- Ensuring that proposals include a mix of on-site affordable and market dwellings in line with policies in this
Plan.

1.5 These matters are addressed in the relevant sections, below.  Also, Policy HOU09 of the Local Plan
states:

Applications which provide additional C2 bed spaces to meet the needs of Older People as defined within the
Central Norfolk Strategic Housing Market Assessment will be supported (subject to conformity with other
relevant policies within the development plan).

1.6 On this basis, the principle of development in this location is supported and a viability assessment or
demonstration of marketing has not been requested as the principle of development is established.  The
proposal is therefore considered to accord with Policies COM04 and HOU09 of the Breckland Local Plan
(adopted 2019).

1.7 In addition to the above, the applicants have stated the following, which supports, in the officers view,
their compliance with Policy COM04 of the Breckland Local Plan (adopted 2019):

'We find ourselves in an unfortunate position being the developer following the previous unauthorised partial
demolition of the public house.  As you are aware we were not involved with the demolition, or the site in any
way when the unauthorised works were carried out.  The site has been partially demolished since August
2019 with no interest to redevelop the building for use as a public house.

Policy COM04 supports the creation, enhancement and expansion of community facilities that would benefit
the local economy.  The policy identifies that the loss of a valued community facility or service can reduce the
community's ability to meet its day to day needs.  To establish if the loss of the public house has impacted on
meeting the day to day needs of the community an analysis of the nearby available public houses has been
carried out . . . identifying the existing alternative provision within the area and the distance from the site.

There are a number of public houses within Thetford . . . The closest is 520m from the application site.  Due
to the location and availability of other public houses within close proximity it is not considered that the loss of
The Ark would impact on the day to day needs of the community or have an adverse impact on the wellbeing
and social interaction of the community.

The public house was initially marketed by Roche with no interest in its current use.  After the partial
demolition the public house was again marketed with no interest for its previous use.  An offer was made by
LNT Care Developments subject to obtaining planning permission for a care home (subject of this
application).   There is no scope for retaining the public house and developing the remaining plot for a came
home due to the constraints within the site including the drainage crossing the site along the southern
portion, the change in levels and the requirement for external amenity space and ancillary facilities for the
home.
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The provisions made under the Localism Act 2011 for local communities to register a public house as an
asset of community value have not been utilised, the property is not listed as an AVC or an application made
to register this.

It is considered in this instance that the community facility has already been lost and has remained vacant
since 2019 with no interest to reinstate the use as a public house or for the local community to pursue its
protection.  The existing provisions within close proximity ensures there is minimal detriment to the
community regarding public house provision.

Although not categorised as a community facility, as listed within Policy COM04, we consider a care home to
be very much a community facility providing employment for the community and specialist housing that is
needed within this locality.  The home will have links to the community through its staff and residents and will
involve the community in as many ways as possible, as such it is considered the home will support the local
community in many ways'.

 2.0 Access and car parking

2.1 Policies TR01 and TR02 of the Breckland Local Plan (adopted 2019) seek to promote sustainable
transport.  Policy TR01 requires development to minimise the need to travel; promote opportunities for
sustainable transport modes; not adversely impact on the operation or safety of the strategic road network;
improve accessibility to services; and support the transition to a low carbon future.  Policy TR02 requires
development to integrate into existing transport networks; mitigate highways impacts; protect and enhance
access to public rights of way; provide safe, suitable and convenient access for all users, including
appropriate parking; and avoid inappropriate traffic generation and do not compromise highway safety.
Policy TH4 of the Thetford Area Action Plan (AAP) seeks to encourage modal shift from single occupancy car
journeys to other forms of movement and Policy TH25 of the Thetford Area Action Plan seeks to encourage
walking and cycling.

2.2 Access to the site is to the front of the building off Norwich Road.  The car parking for the proposal lies to
the front (north) and eastern side of the proposed building.  The car parking has been reduced on the eastern
side of the building so as to reduce any amenity impact on the neighbouring property to the east, from cars
manoeuvring close to that property.

2.3 The Highways Authority have been consulted on the application and raise no objections subject to
conditions with regards to visibility, access, turning and car parking.  These will be added to any subsequent
permission.

2.4 Concerns have been raised about the flint wall retention and the location of the electric charging points.
The agent has responded and states with regards to the flint wall:

'The amendments to widen the footpath to 2m requested by highways and shown on the amended site plan
Rev C means the flint wall will need to be removed to incorporate the wider footpath along the site frontage.
The access has been considered acceptable by highways with the inclusion of the condition restricting the
height of anything within the visibility splay to 0.6m'.

2.5 It is agreed that the loss of the flint wall is regrettable.  However, this is not Conservation Area and
boundary treatments will be conditioned as part of this application.  Therefore, a rebuilt wall may be able to
encompassed elsewhere on the site.  At the frontage of the site, a knee rail with planting to the rear is shown
along the front boundary with Norwich Road to maintain the open aspect of this section of Norwich Road.
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The Town Council have also requested the public footpath be widened so this in inline with their desires.
The loss of the wall on balance with improved accessibility, as required by the Highways Authority, is
considered acceptable in this instance and is supported by Policy TH25  of the Thetford Area Action Plan,
which seeks to encourage walking and cycling.  The Historic Buildings officer has not objected to the loss of
this wall.

2.6 With regards to electric mobility scooters the applicant states:

There is provision shown for 4no. scooters, which from experience of the existing homes we operate is a
significant over provision, there are currently no residents within any of our homes that have a mobility
scooter.  We have included charging points within the home at a request of other local authorities, it is not
something that gets used across our homes. Due to the age and medical needs of our residents
unaccompanied trips into town are unlikely to happen. The majority of residents in a care home have a
medical need, it is very rarely a choice to reside in a care home it is generally a need due to the inability to
remain in your own home independently or the level of care needed in their own home has reached a point
that is no longer feasible and a care home is their remaining option.

There is adequate space to manoeuvre the scooters within the corridor and out of the door at the end of the
corridor should any residents have a scooter. I have looked at the Fire safety guidance and the section I have
found that is potentially relevant, although the guidance seems to be aimed at residential flats rather than
care homes, is shown below (Option 7). The home is fire risk assessed as part of the completion and
Building Regulations inspections. The homes includes a comprehensive fire detection and alarm system,
adequate smoke ventilation and fire doors that create compartments within the corridors. All rooms that are
utilised that lead onto this corridor have alternative access routes out of the building should a fire occur.
Although I must note that the guidance does state that statistically, the number of fires involving mobility
scooters is low.

Option 7: Internal storage in other areas: If mobility scooters are stored in any other areas not mentioned in
the above options must be thoroughly fire risk assessed in conjunction with the local Fire and Rescue
Service and the housing provider. Compensatory factors that might be considered could, for example,
include some or all of the following: the provision of an automatic sprinkler or watermist system, a
comprehensive fire detection and alarm system (which is automatically linked to an alarm receiving centre),
adequate smoke ventilation (to keep flats smoke free), alternative means of escape available from all flats
that open directly onto the escape route in question, or the use of scooters with limited flammability. The
appropriate combination of measures should be determined by the fire risk assessment for the premises.

2.7 On the basis of the above, Building Control have been consulted and have confirmed they 'agree that the
fire elements and storage of mobility scooters would be assessed at plan checking stage. Obviously where
they are stored may be a risk area but as they are electrically powered this is so much less than something
that is powered by liquid fuel - petrol for example'.  On the grounds this is a matter to be assessed at Building
Regulations stage, then it is not a matter to be considered as part of this application, especially given the
likely low usage of the scooters, as set out by the agent.

2.8 The removal of spaces to the east of the building has reduced the number of car parking spaces to 30.
The care home states that this remains in excess of the amount of spaces they would normally provide and
the site is within a sustainable location which can accommodate the slightly reduced number of spaces.
Policy TR02 and accompanying appendix requires 1 space per 3 beds, which is 22 spaces and 1 space per
2 staff, with 24 staff per shift, this would result in a further 12 spaces required, totalling 34 spaces.  The
applicants had 34 spaces previously, which 4 have been removed to protect the amenity of the neighbouring
property.  Given the sustainable location of the site, the information provided by the applicant and the
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potential impact on amenity from providing the additional 4 spaces, on balance, this number of car parking
spaces is considered acceptable.  There are also 3 no. Electric Vehicle Charging Points shown on the site
plan, spaces 9, 10 and 11.  These measures will also contribute to achieving a modal shift in accordance with
Policy TH4 of the Thetford Area Action Plan.

2.9 The Town Council and local residents have requested a bus shelter.  However, given the scale of the
development and the lack of mobility of the residents, as well as no request for this from the Highways
Authority, then it is not considered reasonable to request this at this time.

2.10 On the basis of the above, taking into consideration all other relevant material planning considerations,
the proposal is considered to accord with Policies TR01 and TR02 of the Breckland Local Plan (adopted
2019) and Polices TH4 and TH25 of the Thetford AAP.

3.0 Layout and Design

3.1 Section 12 of the NPPF and Policies GEN02 and COM01 of the of the Breckland Local Plan (adopted
2019) seek to promote high quality design.  The application is for the development of a two storey 66 no. bed
residential care home for the elderly.  Car parking is provided (30 spaces) to the front and eastern side of the
building.  Landscaped garden areas will provide the main external amenity space laid out to the south, east
and west of the building to serve the residents only.

3.2 The layout and design of the proposals have been amended to reflect officer comments and the
comments of the Historic Buildings officer.  In this regard the elevations of the building have been amended
to give more vertical emphasis.  The car parking has been reduced to the east of the building to reduce any
impact on the neighbouring property.

3.3 The Historic Building officer had requested that the car parking be moved from the front elevation of the
building so as the building could be moved close to the highway to better reflect the established pattern of
historic development, which is predominantly frontage.  It is agreed that this could be a benefit in street scene
terms.  However, it is also considered that this would affect the amenity of future residents through the loss of
private amenity space to the rear for car parking, a particular concern given their likely lack of mobility.  In
addition, it is considered that the relocation of the building could impact the amenity of existing residents
through being overbearing, due to the set back of neighbouring dwellings either side of the site.  On this
basis, it is considered that on balance, the location of the building and car parking responds to the constraints
of the site.  The car parking can be softened by landscaping, which can be secured via condition.  On this
basis, given the redesigned front elevations then the proposal responds well to the character of the area and
is considered acceptable on this basis.

3.4 It was requested that the cycle store was relocated, the applicant states:

'We have looked at the relocation of the cycle store, unfortunately there is limited scope to move the store
closer to the entrance due to the change in levels along the front of the site.   It was positioned in this location
as it has some degree of surveillance from the main entrance.  The only positions that would benefit from full
surveillance from the entrance would be along the boundary with Norwich Road which has the potential to
obstruct the visibility splay and impact on the visual amenity of the street scene.   As the site remains open
along the Norwich Road frontage there is a good chance anyone attempting to remove a bike from the store
would be seen, all bikes would be secured which would hopefully act as a deterrent, along with the large
number of windows with views out onto Norwich Road'.

3.5 On the basis of the above, it is considered on balance that the position of the cycle store is acceptable.
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3.6 The Town Council requested that the pillbox on site be retained.  The applicant has stated 'The pillbox
can hopefully be retained, at this stage it is the intention to retain it and incorporate within the garden and a
heritage display can be included if this is something the town council would like to work with us on'.  This can
be the subject of a suitably worded planning condition.

3.7 The Police have provided some comments to the application and the applicants have responded, as
follows:

'There is no barrier/wall/piers proposed at the site entrance, as mentioned a knee rail with planting behind is
proposed which will be less than 1m for highway safety/visibility.  The flint wall can't be retained if the
footpath is widened.   Due to the location fronting onto Norwich Road I think the knee rail and planting
provides the required symbolic barrier giving the impression that the area beyond is private.  As this
proposed boundary treatment extends along the full length of the care home and there is no throughfare to
anything beyond the care home I don't see any reason why anyone would enter the site without being an
actual visitor to the home.

There is no boundary treatment to enclose the courtyard areas although these areas are enclosed with
railing and a secure access gate to ensure residents are safe within the garden and courtyard areas, these
are shown on the site plan.   The railings enclose the building and the rear of the home from the mid-point of
the northern wings of the building, the secure gate will have a digipad entry system with the access code only
known by staff.  This allows the staff to control the areas around the home that are used by residents.  All
other areas at the front of the home are on view from the street scene.

The courtyard area is a private space for residents and access control measures are included to ensure the
residents are safe and unknown visitors cannot gain access.  There are no routes to the rear of sides of the
building that would allow access to the rear, the railings will be seen from Norwich Road which will hopefully
deter any unwanted visitors from attempting to gain access to the rear.

There will be signage along the road frontage including the home name and other relevant information, this
could include information relating to the home being staffed 24/7 if necessary.  This would need to be
discussed with the managers of the home at the correct stage.

All boundary treatments are designed at a height of 1.8m to ensure that residents are safe, they are included
at this height as a deterrent but also to ensure the residents with dementia are unable to scale the
boundaries.  Some dementia suffers are known to try and return to their home environments which can
include attempting to climb fences.  The only potential for a stepping platform would be along the site
frontage which wouldn't lead anywhere.

The reception/entrance area has a secure foyer, automatic doors lead into a lobby area which then has a
secure access, entry can only be gained via a member of staff.   The reception desk faces directly at the
entrance door.

3.8 On basis of the information provided and the assessment made above then the proposal is considered
acceptable in terms of its impact on the character of the area and street scene.  The proposal is therefore
considered to comply with Section 12 of the NPPF and Policies GEN02 and COM01 of the of the Breckland
Local Plan (adopted 2019).

4.0 Amenity
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4.1 Policy COM03 of the Breckland Local Plan (adopted 2019) seeks to avoid unacceptable effects on the
residential amenity of neighbouring occupants, or development which does not provide for adequate levels of
amenity for future occupants.

4.2 The proposal has been cleverly designed at two stories to match the heights of buildings within the
immediate street scene, it has been positioned on the site with set back and away from the boundaries of the
site so as not to unduly overbear the neighbouring properties to the east and west of the site, which have
significant set back from the road and are single storey.  Furthermore the H shape building provides relief
especially for the property to the south-west in its middle section.

4.3 The plans have also been amended to reduce the car parking on the eastern side of the building so as to
reduce any amenity impact on the neighbouring property to the east, from cars manoeuvring close to that
property.

4.4 An external lighting scheme has been prepared, to protect neighbouring amenity.  There are no
objections from our Environmental Health Team on this basis and this will be the subject of a suitably worded
planning condition. Environmental Health has no objections to the proposals subject to conditions with
regards to a acoustic fence and construction management plan, which will be added to any subsequent
approval of planning permission.

4.5 Concerns were raised by officers with regards to the fully glazed elevations on the east and west sides of
the building facing the single storey properties to the north and south of the application site with regards to
overlooking and the perception of overlooking.  The applicants have chosen to retain the initially proposed
scheme, as submitted and have submitted more information to demonstrate that the building sits 11.8m from
the boundary with the property to the south at its closest point and 42.7m from the glazed set back.  To the
north 18.4m building to building.  Given these distances and the positioning of the proposed building, in line
with the neighbouring properties, then it is unlikely these will experience significantly detrimental overlooking
at these distances.  It is considered that there will be some perception of overlooking from the glazed panels.
The applicant states 'the set back of the glazing within the central courtyard area and the distance to the rear
garden area is significant enough to remove the perception of overlooking.  The separation distance and the
filtering effect of the existing trees provides a reasonable basis for the minimisation of the neighbouring
residents fear of overlooking.  No comments/objections have been received from the residents of No.36A'.
Given this information, the distances involved and the boundary tree coverage, the proposal is considered
acceptable in terms of overlooking and the perception of overlooking.

4.6 There are first floor windows to the extremes of the rear elevation, which have the potential to overlook
gardens of the neighbouring properties.  However, these windows do not serve habitable rooms and the
bedroom windows start further enough along the elevations to be acceptable in terms of overlooking.  There
are landing windows proposed in the first floor side elevations, which could overlook properties to the north
and south, in the southern block, so a condition will be applied to ensure these are obscured glazed.

4.7 On this basis the proposal is considered to accord with Policy COM03 of the Breckland Local Plan
(adopted 2019).

5.0 Heritage assets

5.1 Section 16 of the NPPF and Policies ENV07 and ENV08 of the Breckland Local Plan (adopted 2019),
seeks to protect the special interest and significance of heritage assets and non designated heritage assets.

5.2 The site is not a Listed Building and lies outside of the Thetford designated Conservation Area.  The
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Historic Building Officer has assessed the building and does not believe it to be a non-designated heritage.
Subject to their comments, which have been addressed above, they do not object to the proposals.

5.3 Historic England have also been consulted and stated that 'on the basis of the information provided, you
do not need to notify Historic England of this application under the relevant statutory provisions'.

5.4 On this basis the site and building is not considered to be a heritage asset and nor would the proposals
impact the character and appearance or setting of a heritage asset. Therefore, the proposals are considered
to accord with Section 16 of the NPPF and Policies ENV07 and ENV08 of the Breckland Local Plan (adopted
2019).

6.0 Ecology

6.1 Section 15 of the NPPF and Policy ENV02 of the Breckland Local Plan (adopted 2019) require the
protection and enhancement of biodiversity.  Policy TH9 of the Thetford Area Action Plan (TAAP) seeks to
manage and mitigate against biodiversity impacts.

6.2 An ecology survey has been provided with the application.  Our ecologist have objected to the application
and seek further information, which the applicant intends to provide.  Therefore, subject to receiving this
additional information and further comments from our ecologist, delegation is sought on this matter.

7.1 Flood Risk and Drainage

7.2 Section 14 of the NPPF and Policy ENV09 of the Breckland Local Plan (adopted 2019) seek to minimise
the risks of flooding by direct new development away from areas at highest risk of flooding and for new
development not to increase flood risk elsewhere.  Policies TH16 and TH24 of the Thetford Area Action Plan
seeks to manage surface and waste water drainage as well as promote water efficiency.  The site lies in
flood zone 1, at the lowest risk of flooding.  There are some small patches of surface water drainage issues
to the north of the site.

7.3 The LLFA have objected to the application, and as a result further information including further soakaway
testing undertaken on site has been provided by the applicants, and the updated comments of the LLFA are
awaited.  These will be reported to the Planning Committee.  However, based on the additional information it
is considered that an acceptable resolution to flood risk can be achieved to accord with Section 14 of the
NPPF, Policy ENV09 of the Breckland Local Plan (adopted 2019) and Policies TH16 and TH24 of the
Thetford Area Action Plan.

8.0 Trees and hedgerows

8.1 The retention of significant trees and hedgerows is supported by Policy ENV06 of the Breckland Local
Plan (adopted 2019).

8.2 The proposed development requires the removal of a total of one B category tree (T3), two C category
groups (G2 and G4), part of the C category group G5, and eight individual C category trees (T9, T10 and
T14-T19), in order to directly facilitate the proposed development.  There are trees to the boundaries of the
site, which will be retained and protected by condition, as requested by the Tree Officer who has no objection
to the application.  The application also states 'The soft landscaping would comprise trees, shrubs,
flowerbeds and lawn and hard landscaping would also include surfaced pathways surrounding the building
for residents' use' and indicative tree and hedge planting is shown to provide approximately 35 new trees or
shrubs and 170 metres of new hedges.  There is considered to be sufficient capacity onsite to mitigate the
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proposed loss of trees and vegetation, which can be secured via a planning condition.  On this basis the
proposal is considered to accord with Policy ENV06 of the Breckland Local Plan (adopted 2019).

9.0 Contamination

9.1 Section 15 of the NPPF and Policy COM03(8) of the Breckland Local Plan (adopted 2019) states that
planning decisions should take account of ground conditions, pollution and contamination risk.  No objections
have been raised by the contaminated land officer in this regard, subject to the imposition of contamination
land conditions, which are proposed.  For these reasons the proposal is considered in accordance with
Section 15 of the NPPF and Policy COM03(8) of the Local Plan (adopted).

10.0 Planning Obligations

10.1 Nursing homes, where the residents will be those in need of daily nursing care and therefore unable to
undertake outdoor recreation are a restricted development with regards to GIRAMs and therefore no
planning obligation is required on this basis.  On this basis, a condition will be added to ensure the
development is restricted to C2 use.

10.2 Policy HOU09(d) of the Breckland Local Plan (adopted) requires that specialist housing provide a mix of
on site affordable and market dwellings in line with policies in the Local Plan. Policy HOU07 of the Breckland
Local Plan (adopted 2019) requires 25% affordable housing on residential development proposals capable of
delivering 10 or more units, or the site has an area of 0.5 hectares or more will be expected to deliver a
proportion of the development as affordable housing on-site to help meet existing and future affordable
housing needs of the District.  However, in this regard one must take into consideration the Rectory Homes
Ltd v Secretary of State for Housing Communities And Local Government  case, where the Judgment
focuses on whether a proposal for extra care housing (which the applicant asserted was within Use Class
C2) does or does not fall within the scope of the policy requiring schemes to provide affordable housing,
which was dismissed by the High Court on 31 July 2020.  In this case, Rectory Homes Limited, argued that a
dwelling or dwelling-house must fall within a Use Class C3 and thus a Use Class C2 unit cannot constitute a
dwelling.  Mr Justice Holgate deals with the scope of Use Class C2 as part of the assessment of the
affordable housing policy application. He notes:

- With respect to the Use Class Order ("UCO"), the term "residential accommodation" in C2 includes
properties with the physical characteristics of dwellings. C2 Use can include accommodation in the form of
dwellings including flats and bungalows for an independent existence. Their use only falls within Use Class
C2 if "care"  is provided for an occupant in each dwelling in need of such care.
- The distinction for C2 is not simply provision of care, as this can also be provided within Use Class C3. The
distinguishing feature of C2 accommodation is occupants being in "need of care".
- There is no reason why a C2 development cannot provide accommodation in the form of dwellings provided
its use did not fall within Use Class C3. The UCO does not preclude extra care development from
representing dwellings.

10.3 Given the proposal is for a conventional residential home, the type and nature of accommodation and
the institutional setting and operation of  the proposals, and having regard to the above case, this is
considered to be a C2 Residential Institution form of development and not individual dwellings, and on this
basis, affordable provision would not be appropriate with regard to policy HOU09.  The Housing Enabling
Officer makes no objection to the application on this basis.

11.0 Nutrient Neutrality
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11.1 This application has been assessed against the conservation objectives for the protected habitats of the
River Wensum Special Area of Conservation and the Broads Special Area of Conservation and Ramsar site
concerning nutrient pollution in accordance with the Conservation of Species and Habitats Regulations 2017
(as amended) (Habitats Regulations). The Habitat Regulations require Local Planning Authorities to ensure
that new development does not cause adverse impacts to the integrity of protected habitats such as the River
Wensum or the Broads prior to granting planning permission. This site is located outside of the catchment
area of the sites identified by Natural England. The applicant has provided information to demonstrate that
the proposed sites foul drainage does not drain into the SAC Catchment(s) and is such it is unlikely to lead to
a significant effect. This application has been screened, using a precautionary approach, as unlikely to have
a significant effect on the conservation objectives either alone or in combination with other projects and there
is no requirement for additional information to be submitted to further assess the effects. The application can,
with regards nutrient neutrality, be safely determined with regards the Conservation of Species Habitats
Regulations 2017 (as amended).

12.0 Conclusion

12.1 The proposals are considered to accord with the relevant policies within the Development Plan and
NPPF, taking into consideration any relevant material planning considerations, as set out above and on this
basis the proposal is recommended for approval, subject to the conditions listed at the end of this report and
no objections from our Ecologist or the LLFA.

RECOMMENDATION

The application is recommended for Approval, subject to conditions and no objections from our Ecologist or
the LLFA.

CONDITIONS

1 Full permission 3 year time limit
The development hereby permitted shall be begun before the expiration of THREE YEARS
from the date of this permission.
Reason for condition:-
To comply with section 91 of the Town & Country Planning Act 1990 (as amended).

2 In accordance with submitted plans NEW 2017
The development shall be carried out in strict accordance with the application form, and
approved documents and drawings as set out in the table at the end of this notice.
Reason for condition:-
To ensure the satisfactory development of the site, in accordance with Policy COM01 of the
Breckland Local Plan (adopted 2019).

3 Acoustic fenced
A 2 metre high acoustic fence constructed from close boarded fence panels with a minimum
weight of 15kg/m2 and a panel overlap of at least 25mm be placed around the rear section
of the garden as denoted on the plan supplied by Loven Acoustics and dated 7.4.2022
Reason for condition:-
In the interest of the amenities of future occupants in accordance with Policy COM03 of the
Breckland Local Plan (adopted 2019).

4 No other use within Use Classes Order
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The premises shall be used solely for a C2 Residential Care Home as set out in the of the
Town & Country Planning (Use Classes) Order 2005 (as amended) and shall not be used for
any other purpose, without the prior written consent of the Local Planning Authority.
Reason for condition:-
To ensure compliance with Policies HOU07 and ENV02 of the Breckland Local Plan
(adopted 2019) in terms of affordable housing and ecology.

5 Obscure glazing
The first floor side window(s) in the north and south elevation(s) of the rear (southern) block,
hereby approved shall be obscure glazed to a specification of not less than the equivalent of
classification 5 of Pilkington Glass and shall be permanently maintained in that form in
accordance with the approved drawings unless otherwise first agreed in writing by the Local
Planning Authority.
Reason for condition:-
To prevent overlooking and to protect the amenity and living conditions of adjacent
residential property, as required by Policy COM3 of the Breckland Local Plan (adopted
2019).

6 Net Gain in Biodiversity
Prior to first occupation of the building hereby approved, a scheme demonstrating how net
gains for biodiversity are being secured as part of the development, shall be submitted to
and approved in writing by the Local Planning Authority.  This could include bird/bat boxes,
swift bricks and hedgehog holes for example.  The development shall be carried out in
accordance with the approved details, prior to first occupation.
Reason for condition:-
To ensure a net gain in biodiversity in accordance with Policy ENV02 of the Breckland Local
Plan (adopted 2019).

7 Construction Method Statement
Prior to the commencement of development, including any works of demolition, a
Construction and Demolition Method Statement shall be submitted to and approved in
writing by the Local Planning Authority, the Method Statement should include but is not
limited to
- Measures to mitigate impacts on the amenities of existing residential properties due to
noise, dust and vibration both from construction and demolition.
- Details of the Site Waste Management Plan including where appropriate asbestos removal
- Lighting

The Method Statement should comply with Breckland Councils acceptable working hours
policy 07:30 18:00 Monday - Friday 08:00 - 1300 Saturday No works on Sundays or at any
time on Bank Holidays without permission from Breckland Council Environmental Protection
Team.

The approved details (or any approved revision thereof) shall be implemented and
maintained throughout the construction and demolition  period.
Reason for condition:-
The details are required prior to the commencement of the development in the interests of
the amenity of the area and to ensure a safe development from the outset of the
development in accordance with Policy COM03 of the Breckland Local Plan (adopted 2019).
This condition will require to be discharged
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8 Landscaping scheme to be submitted - hard and
soft
Prior to the commencement of development full details of both hard and soft landscape
works shall be submitted to and approved in writing by the Local Planning Authority.  The
development shall be carried out in accordance with the approved details.  These details
shall include:
-hard surfacing materials;
-means of enclosure and boundary treatments (to consider including replacement flint wall);
-proposed finished levels or contours;
-minor artefacts and structures (e.g. pillbox, signs, lighting etc,)
Soft landscaping shall include:
-Planting plans, including new planting to boundaries and car parking areas;
-Written specifications (including cultivation and other operations associated with plant and
grass establishment);
-Schedules of planting, noting species, plant sizes and proposed numbers/densities where
appropriate;
-Implementation programme

The development shall be carried out in accordance with the approved details.
Reason for condition:-
Details are required prior to commencement in the interests of the satisfactory appearance
of the development and to protect the amenity of neighbouring properties in accordance with
policies GEN02, COM01 and COM03 of the Breckland Local Plan (adopted 2019).
This condition will require to be discharged

9 Prior to the first occupation/use of the
development hereby
Prior to the first use of the development hereby permitted a 2.4 metre wide parallel visibility
splay (as measured back from the near edge of the adjacent highway carriageway) shall be
provided across the whole of the site's roadside frontage.  The splay shall thereafter be
maintained at all times free from any obstruction exceeding 0.6 metres above the level of the
adjacent highway carriageway.
Reason for condition:-
In the interests of highway safety in accordance with Policies TR01 and TR02 of the
Breckland Local Plan (adopted 2019).

10 Prior to the first occupation/use of the
development hereby
Prior to the first use of the development hereby permitted the proposed access/on-site car
and cycle parking/servicing/loading/unloading/turning/waiting area shall be laid out,
demarcated, levelled, surfaced and drained in accordance with the approved plan and
retained thereafter available for that specific use.
Reason for condition:-
To ensure the permanent availability of the parking/manoeuvring areas, in the interests of
satisfactory development and highway safety in accordance with Policies TR01 and TR02 of
the Breckland Local Plan (adopted 2019).

11 Development shall not commence until a
scheme detailing
Notwithstanding the details indicated on the submitted drawings no works above slab level
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shall commence on site, unless otherwise first agreed in writing by the Local Planning
Authority, unless or until detailed drawings for the off-site highway improvement works as
indicated on Drawing No.IP24 2JB-A-03 have been submitted to and approved in writing by
the Local Planning Authority.

Prior to the first use of the development hereby permitted the approved off-site highway
improvement works shall be completed to the written satisfaction of the Local Planning
Authority.
Reason for condition:-
To ensure adequate off-street parking during construction in the interests of highway safety
in accordance with Policies TR01 and TR02 of the Breckland Local Plan (adopted 2019).
This needs to be a pre-commencement condition as it deals with the construction period of
the development.

12 Prior to the first occupation/use of the
development hereby
Development shall not commence until a scheme detailing provision for on-site parking for
construction workers, material loading and unloading arrangements and wheel cleaning
facilities for the duration of the construction period has been submitted to and approved in
writing by the Local Planning Authority. The approved scheme shall be implemented
throughout the construction period.
Reason for condition:-
To ensure that the highway network is adequate to cater for the development proposed in
accordance with Policies TR01 and TR02 of the Breckland Local Plan (adopted 2019).

13 Desk study/ site investigation
Unless otherwise first agreed in writing, the following details shall be submitted to and
approved in writing by the Local Planning Authority prior to the commencement of the
development hereby approved:
A.  Desk Study
A desk study and risk assessment to determine the risk of any contamination on the site,
whether or not it originates on the site.  The desk study and risk assessment must be
undertaken by competent persons and a written report of the findings must be produced.
The report of the findings must include an assessment of the potential risks to human health,
property (existing or proposed) including buildings, crops, livestock, pets, woodland and
service lines and pipes, adjoining land, groundwaters and surface waters, ecological
systems, archaeological sites and ancient monuments.
B.  Site Investigation
A site investigation and risk assessment to determine the nature and extent of any
contamination on the site, whether or not it originates on the site.  The investigation and risk
assessment must be undertaken by competent persons and a written report of the findings
must be produced. The report of the findings must include (i) the same details as in part A
above (ii) a survey of the extent, scale and nature of contamination and (iii) an appraisal of
remedial options, and proposal of the preferred option(s).
C.  Remediation Scheme
A detailed remediation scheme to bring the site to a condition suitable for the intended use
by removing unacceptable risks to human health, buildings and other property and the
natural and historical environment.  The scheme must include all works to be undertaken,
proposed remediation objectives and remediation criteria, timetable of works and site
management procedures. The scheme must ensure that the site will not qualify as
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contaminated land under Part 2A of the Environmental Protection Act 1990 in relation to the
intended use of the land after remediation.
D Implementation of Approved Remediation Scheme

The approved remediation scheme must be carried out in accordance with its terms prior to
the commencement of development, unless otherwise agreed in writing by the Local
Planning Authority. The Local Planning Authority must be given two weeks written
notification of commencement of the remediation scheme works.

Following completion of measures identified in the approved remediation scheme, a
verification report (referred to in PPS23 as a validation report) that demonstrates the
effectiveness of the remediation carried out must be submitted to and approved in writing by
the Local Planning Authority.

The above must be undertaken in accordance with Defra and the Environment Agency's
'Model Procedures for the Management of Land Contamination, CLR 11'.
Reason for condition:-
Details are required prior to commencement to ensure that risks from land contamination to
the future users of the land and neighbouring land are minimised, together with those to
controlled waters, property and ecological systems, and to ensure that the development can
be carried out safely without unacceptable risks to workers, neighbours and other offsite
receptors.  This condition is imposed in accordance with Section 15 of the National Planning
Policy Framework.

Informative: Land contamination risk assessment is a step-by-step process. During the
course of the risk assessment process set out in the above condition, it may become clear
that no further work is necessary to address land contamination risks. Where this is the case
the condition may be discharged by the Council without all the steps specified being
completed. In all cases written confirmation should be obtained from the Council confirming
that the requirements of the condition have been met.
This condition will require to be discharged

14 Unexpected Contamination
In the event that contamination is found at any time when carrying out the approved
development that was not previously identified it must be reported in writing immediately to
the Local Planning Authority. An investigation and risk assessment must be undertaken in
accordance with details to be agreed in writing with the Local Planning Authority.  Where
remediation is necessary, a remediation scheme must be submitted to and approved in
writing by the Local Planning Authority.  Following completion of measures identified in the
approved remediation scheme a verification report shall be submitted to and approved in
writing by the Local Planning Authority.
Reason for condition:-
To ensure that risks from land contamination to the future users of the land and
neighbouring land are minimised, together with those to controlled waters, property and
ecological systems, and to ensure that the development can be carried out safely without
unacceptable risks to workers, neighbours and other offsite receptors.  This condition is
imposed in accordance with Section 15 of the National Planning Policy Framework.

15 Asbestos
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The removal of asbestos materials shall be carried out in accordance with appropriate
guidance and legislation including compliance with waste management requirements.
Accordingly any works should be managed to avoid damage to any asbestos containing
material such as to prevent the release or spreading of asbestos within the site or on to any
neighbouring land.
Reason for the condition:-
To ensure the risks from contamination to future users of the land are minimised in
accordance with Section 15 of the National Planning Policy Framework.
This condition will require to be discharged

18 NOTE NCC Inf 4
Please be aware it is the applicants responsibility to clarify the boundary with the public
highway. Private structures such as fences or walls will not be permitted on highway land.
The highway boundary may not match the applicants title plan. Please contact the highway
research team at highway.boundaries@norfolk.gov.uk for further details.
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