
 

 

 

 

 

 

 

ITEM: RECOMMENDATION: APPROVAL
REF NO: 3PL/2022/0223/F CASE OFFICER Naomi Minto

LOCATION: THETFORD APPNTYPE: Full
36 King Street POLICY: In Settlemnt Bndry

CONS AREA: Y

APPLICANT: Chongie Entertainment Ltd
C/O Agent London

LB GRADE: N

AGENT: JMS Planning & Development Ltd
Build Studios 203 Westminster Bridge
Road

TPO: N

PROPOSAL: Change of use from Class E(b) (Former bank) to an adult gaming centre (sui generis) and
associated alterations to the shopfront

REASON FOR COMMITTEE CONSIDERATION

The application was referred from Chairman's panel following a Councillor call-in.

KEY ISSUES

- Principle of development
- Impact on character and appearance of the nearby Grade II and Grade II* Listed Buildings and designated
Conservation Area.
- Impact upon amenity
- Highway safety
- Other matters - Ecology / Nutrient Neutrality / Flood Risk

DESCRIPTION OF DEVELOPMENT

The application seeks full planning permission for a change of use from Class E(b) (former bank) to an adult
gaming centre (sui generis) and associated alterations to the shopfront.

SITE AND LOCATION

The application site is located at 36 King Street, Thetford.  It is within the designated settlement boundary, as
well as  being a town centre location, primary shopping area and within a designated Conservation Area.
There are several listed buildings nearby, including grade II and grade II*.  The site is located within Flood
Zone 1.

EIA REQUIRED

No
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RELEVANT SITE HISTORY

3PL/2011/0738/A Permission 01-09-11
Erection of 9 non illuminated signs and one internally illuminated hanging sign

3PL/2011/1289/A Permission 19-01-12
1 No. Internally Illuminated Fascia Sign

3PL/2014/0004/A Permission 18-02-14
Internally illuminated fascia & projecting sign

3PL/2017/0262/A Permission 18-04-17
1 Fascia sign. 1 Projecting sign and window vinyls

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
COM03 Protection of Amenity
EC05 Town Centre and Retail Strategy
ENV02 Biodiversity protection and enhancement
ENV07 Designated Heritage Assets
GEN01 Sustainable Development in Breckland
GEN02 Promoting High Quality Design
GEN03 Settlement Hierarchy
LBC Planning(Listed Building & Conservation Areas) Act 1990
NPPF National Planning Policy Framework (Revised 2021)
NPPG National Planning Practice Guidance
TH2 Approach to the Town Centre
TR01 Sustainable Transport Network
TR02 Transport Requirements

OBLIGATIONS/CIL

Not applicable

CONSULTATIONS
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THETFORD T C
TTC will not be submitting a comment.
NORFOLK COUNTY COUNCIL HIGHWAYS
No objection, subject to conditions.
HISTORIC BUILDINGS CONSULTANT
No objection.
ENVIRONMENTAL HEALTH OFFICERS
No objection, subject to conditions.

REPRESENTATIONS

A Site Notice was put up on 17 March 2022 and six neighbours directly consulted.  Thirty-seven letters of
objection have been received, raising the following main points of concern;

- It will stifle the variety of shops / facilities on the high street.
- No benefit to having it.  It will exacerbate existing social problems within the town, causing anti-social
behaviour / increasing crime rates.  It will encourage potentially young and vulnerable people to gamble;
- There is already provision of five gambling establishments in the town.  Another one is not necessary and
no justification / need for it.  It is not the right location for this type of venue.
- Retail outlets or facilities such as Doctor's surgeries, dentists etc should be encouraged over gambling
establishments.
- Rents should be lowered so that smaller businesses can afford a central location and fill up empty spaces.
- Adverse impact on amenity by virtue of noise and other forms of disturbance given 24 hour proposed use.
It will fail to add to the quality of life for residents and will commercially damage existing businesses and
lower property prices and potentially result in job losses to other establishments.
- not a local business.
- Large building which could be put to better use.
- The proposed new fascia sign to the shopfront is unsympathetic to the character and appearance of the
area and fails to provide an attractive, vibrant frontage.
- Proposed works not accepted having regard to Policies EC 05 and COM 02 of the Breckland Local Plan
(adopted 2019).
- Appeal decisions submitted in support of the application are irrelevant as they are not within Breckland, but
within large urban areas, which are not comparable to a rural location.
- Additional resources will be required to police the streets 24 hours per day and to keep them clean.
- A large proportion of customers will likely be non UK national males, not females.

In addition, a signed petition (signed by around 500 people) has been received objecting to the proposal.

ASSESSMENT NOTES

1.0  Principle of development

1.1  The application seeks full planning permission for a change of use from Class E(b) (former bank) to an
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adult gaming centre (sui generis) (AGC) and associated alterations to the shopfront.  The existing building
comprises a basement, ground floor, first floor and second floor.  The application seeks a change of use of
the whole building, although the AGC itself, with customer gaming area, would only be on the ground floor
with a gaming area of 103 sqm.  The basement is proposed to be used for storage associated with the AGC
use, whilst the upper floors would be used as back of house office space and also as a regional staff training
centre for Chongie.

1.2  Paragraph 2 of the National Planning Policy Framework (NPPF, 2021) states that planning law requires
that applications for planning permission be determined in accordance with the development plan, unless
material considerations indicate otherwise.  Policy EC 05 of the Breckland Local Plan (adopted 2019) (BLP)
seeks to support the diversity of main town centre uses, in order to enhance their continued vitality and
viability.  Policy TH 2 (Approach to the Town Centres) of The Thetford Area Action Plan (TAAP) seeks to
maintain a vibrant high street.

1.3  The application site is located within the designated settlement boundary, as well as being a town centre
location and within the primary shopping area and a primary frontage as defined by the BLP.  The BLP
defines primary frontages as areas, which are likely to include a high proportion of retail uses, which may
include food, drinks, clothing and household goods.

1.4  Whilst it is acknowledged that a gaming centre is not defined as retail, it is accepted that these types of
establishments are more commonly found in central locations of towns and cities.  Furthermore, the NPPF
defines main town centre uses as including retail development (including warehouse clubs and factory outlet
centres); leisure, entertainment and more intensive sport and recreation uses (including cinemas,
restaurants, drive-through restaurants, bars and pubs, nightclubs, casinos, health and fitness centres, indoor
bowling centres and bingo halls); offices; and arts, culture and tourism development (including theatres,
museums, galleries and concert halls, hotels and conference facilities).  Given the primary purpose of an
AGC is for entertainment / recreational purposes, it is accepted that it would fall into the category of a main
town centre use.

1.5  Furthermore, whilst it is noted that there have been numerous objections to the proposal on principle
grounds, in this particular instance, the proposed town centre location, within a key market town, in the
District, is considered an acceptable location for this type of development (as set out in the NPPF).  In
addition, on the basis that it would bring back into use a building, which has been vacant since December
2020, thereby supporting the vitality and viability of the town centre, adding to the footfall within a central
location and increasing the opportunity for shared trips.  In addition, given the proposal is for 24 hour use, it
would add to the evening economy, whilst also increasing employment opportunities for local people.  The
proposal is therefore considered to be compliant with the objectives of the BLP and NPPF, which seek to
promote the vitality and viability of town centres, including the night time economy.

1.6  Whilst the Local Planning Authority acknowledges the appeal decisions submitted in support of the
application, these are in different Local Planning Authority areas with different policies in place.  The
application has therefore been assessed on its own merits and in accordance with the BLP, having due
regard to the NPPF (2021) and other relevant planning considerations.  In light of the above considerations,
the application is considered to be broadly compliant with the requirements of Policy EC 05 of the BLP,
Policy TH 2 of the TAAP and aims of the NPPF (2021).  The principle of the development is therefore
accepted in this instance, subject to conditions.

2.0  Impact on character and appearance of the nearby Grade II and Grade II* Listed Buildings and
designated Conservation Area
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2.1  Any decisions relating to listed buildings and their settings and conservation areas must address the
statutory considerations of the Planning (Listed Buildings and Conservation Areas) Act 1990, in particular
sections 66 and 72, as well as satisfying the relevant policies within the National Planning Policy Framework
(NPPF, 2021) and the Development Plan.  National policy states that when considering the impact of a
proposed development on the significance of a designated heritage asset, great weight should be given to
the asset's conservation.

2.2  Policies GEN 02 and COM 01 of the BLP require all new development to achieve the highest standard of
design.  As part of this, all design proposals must preserve or enhance the existing character of an area.
Policy ENV 07 seeks to ensure that new development conserves and enhances the character, appearance
and setting of conservation areas and listed buildings.

2.3  The proposal relates to the change of use of the building and associated alterations to the shopfront.
Floor Plans and Elevations have been submitted, although precise details of external materials to be used on
the shop front have not been provided.  Notwithstanding the lack of detail regarding proposed external
materials, it is still possible to assess the extent of the works proposed, which are considered acceptable in
planning terms and would not have an adverse impact on the existing character and appearance of the area,
subject to the inclusion of a materials condition.  Given the location of the site within an existing Conservation
Area and near to existing listed buildings, the Historic Buildings Officer was consulted on the application.
However, no objection has been raised in respect of the proposed works.

2.4  In light of the above considerations, the proposal will not have an adverse impact on the character and
appearance of the Thetford Conservation Area or the significance and setting of the nearby Listed buildings,
having regard to the requirements of Sections 66 and 72 of the Planning (Listed Buildings & Conservation
Areas) Act 1990, as well as Policy ENV 07 of the BLP, and the requirements of the NPPF, subject to
conditions.

3.0  Impact upon amenity

3.1  Policy COM 03 of the BLP seeks to protect residential amenity and requires all new development to have
regard to amenity considerations.  Development will not be permitted where there are unacceptable effects
on the amenities of the area.

3.2  The Planning Statement submitted in support of the application states that the proposed AGC use will
operate for 24 hours a day, seven days a week.  It is important therefore, that the proposal does not lead to
unacceptable amenity impacts on any nearby residential occupants, particularly in respect of noise or other
forms of disturbance, during night time hours.

3.3  The Crime Reduction Officer has been consulted on the application.  However, a response has not been
received at the point of writing the Officer report.  With regards to crime the contents of the appeal decisions
submitted with the application are noted, in particular APP/T5150/W/17/3189944 whereby Brent Police
Licensing Unit made comments stating 'that children and vulnerable persons must be protected against the
harmful impact of betting and gambling, which is a licensing objective.  The inspector in response stated 'It
would not be appropriate to reject a planning application for a legitimate form of use on the basis of an
assumption that the premises would not be run in accord with the relevant statutory regulations' and 'Risks to
problem gamblers, young people and other vulnerable persons, would be more directly relevant to licensing
and management functions'.  The Inspector concluded 'I see no reason why the proposed adult gaming
centre should not contribute to the mix of retail and non-retail uses offered within the town centre'.

3.4  Environmental Health have also been consulted and advised that they do have some concerns in
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respect of the potential for disturbance to residents in King Street from customers visiting the premises at anti
social hours.  Although King Street is a main thoroughfare, once shops, bars and clubs close the area is very
quiet and a premises open 24 hours a day and 7 days a week could cause disturbance to the residents of
King Street by virtue of its customers frequenting the area.

3.5  Notwithstanding their comments noted above, Environmental Health accept that these concerns could
be satisfactorily addressed through the provision of conditions.  They therefore recommended approval of the
application, providing the development proceeds in line with the application details and subject to conditions
to alleviate environmental concerns.

3.6  The application site is within the town centre.  The Planning Statement submitted in support of the
application quotes Inspector's comments in respect of similar applications, in different local authority areas.
In respect of amenity, it states that such premises are not usually visited by groups.  It also states that there
is no evidence to suggest that AGCs give rise to crime, attract anti-social behaviour or are noisy
establishments.  No alcohol is served at any venue and a "Think 25" entrance policy is operated.
Furthermore, the Local Planning Authority is advised that the management of the operation will follow
procedures to ensure that patrons of the proposed venue behave in an orderly manner, including entering
and leaving quietly.

3.7  It is noted that various comments have been received raising anti-social behaviour / crime concerns, as
well as concerns that the proposed use will contribute to gambling addiction in the local area.  The applicant
has responded to those concerns advising that these considerations will be dealt with at the licencing stage.
It is also accepted that in appeal decisions, relating to similar proposals in different local authority areas, the
Planning Inspector has advised on this point that "those are matters that are addressed by other legislation
and are therefore not for consideration in determining this appeal" (ref: APP/U5930/W/18/3193121, dated 29
August 2018).  In addition, in appeal reference APP/P1045/W/19/3228235, the inspector noted:

'I appreciate that the appeal site is flanked by residential properties but beyond this, and opposite the site,
are further commercial uses which reflect its busy town centre location. Union Street is a busy route into the
town centre and the site is situated close to the junction with Buxton Road, the main road through the town.
Given the central location of the appeal proposal it is not unreasonable for adjacent residents to expect a
certain degree of noise and disturbance from traffic and neighbouring commercial uses, including the
comings and goings of customers visiting business premises akin to the proposed use'.

3.8  Finally, with regards to apply conditions, limiting opening hours the inspector for appeal reference
APP/F4410/W/20/3250246, said 'I have not imposed the condition limiting opening hours as this is a town
centre site in a sub-regional centre where late night activities could be expected'.

3.9  The nearest residential properties to the application site are no. 26A King Street (to the East of the site,
within a detached building and on the first floor, above a retail outlet) and no. 38A King Street (immediately to
the West of the site on upper levels above an existing retail unit).  Whilst no. 38A abuts no.36, the upper
floors of no. 36 are proposed to be used as office / employee training space.  Non gaming use of the upper
floors will assist in preserving the amenity currently enjoyed by the existing neighbouring dwelling.
Furthermore, it is also noted that no objections have been received from either properties.

3.10  On balance, it is not considered that the proposed 24 hour operation, seven days a week, would
generate noise during the night to an extent that would result in harm to residential amenity above that which
may reasonably be expected in a Town Centre of a Key Settlement.  Therefore, subject to conditions, the
application will be considered to have due regard to Policy COM 03 of the BLP.
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4.0  Highway safety

4.1  Policies COM 01(m) and TR 02 of the BLP seek to ensure that all access and safety concerns are
resolved in new developments.  Paragraphs 110 and 111 of the NPPF (2021) are also relevant planning
considerations when assessing an application in terms of highway safety.

4.2  It is accepted that the application site is centrally located within the Key Settlement of Thetford and is
therefore easily accessible by road, rail, bike and foot.  In addition, the Local Highway Authority have raised
no objection to the proposal, subject to the inclusion of a condition with any forthcoming planning permission.
The application is therefore considered to have due regard to Policies COM 01(m), (n) and TR 02 of the BLP.

5.0  Other matters - Ecology / Nutrient Neutrality / Flood Risk

5.1  Policy ENV 02 of the BLP states that all new development should demonstrate how net gains for
biodiversity are being secured as part of the development, proportionate to the scale of development and
potential impacts (if any).  This is further reiterated in paragraph 174 of the NPPF (2021).  No ecological
information has been submitted for consideration.  However, given the location and characteristics of the site,
as well as the nature of the application, it is accepted that this could be conditioned as part of any
forthcoming planning permission.

5.2  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.

5.3  The application site is located outside of the catchment area of the sites identified by Natural England.
The development proposed does not involve the creation of additional overnight accommodation and is such
it is unlikely to lead to a significant effect as it would not involve a net increase in population in the catchment.
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).

5.4  Chapter 14 of the NPPF (2021) and Policy ENV 09 of the BLP seek to minimise the risks of flooding by
directing new development away from areas at highest risk of flooding and for new development not to
increase flood risk elsewhere.  Having checked the Government's flood risk maps, it is accepted that the site
is in Flood Zone 1.  In addition, the application is for a change of use of the building with minimal external
works proposed (to the shopfront).  Given the nature of the application and the location of the site within
Flood Zone 1, it is considered that the proposal will unlikely lead to any adverse impact, in terms of flood risk
considerations, having due regard to Policy ENV 09 of the BLP, as well as the NPPF (2021).

6.0  Conclusion

6.1  In consideration of the overall planning balance of the scheme, the proposal is considered to be an
acceptable form of development, given the Town Centre location and having regard to existing national and
local adopted planning policy, as set out in the report.  Accordingly, the application is recommended for
approval, subject to conditions.
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RECOMMENDATION

The application is recommended for approval, subject to conditions.

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 COM 01 of the Breckland Local Plan (adopted 2019).

3 Non-standard condition
Use for gaming purposes shall be restricted to the ground floor, with the remaining floors
permitted to be used for storage / office and training centre use ancillary to the development
hereby permitted.

Reason for condition:- In the interests of the amenity of nearby residents, in accordance with
Policy COM 03 of the Breckland Local Plan (adopted 2019).

4 External wall and roof materials to be agreed
No development shall commence above slab level, unless or until precise details, of the
materials used in the construction of the external shopfront of the development hereby
permitted have been submitted to and approved in writing by the Local Planning Authority.
This condition shall apply notwithstanding any indication as to these matters that have been
given in the current application.  The materials to be used in the development shall be in
accordance with the approved details.

Reason for condition:- To enable the Local Planning Authority to control the colour, tone,
texture and appearance of the materials used to ensure the satisfactory appearance of the
development, as required by Policies COM 03, GEN 02 and COM 01 of the of the Breckland
Local Plan (adopted 2019).
This condition will require to be discharged

5 non standard condition
Windows and doors shall remain closed at all times when the premises is open to the public
except for access and egress.

Reason for condition:-  In the interests of the amenities of nearby residents, in accordance
with Policy COM 03 of the Breckland Local Plan (adopted 2019).

6 Non-standard condition
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No Loudspeaker, public address or tannoy system shall be installed or used inside the
building without written approval of the Local Planning Authority.

Reason for condition:-  In the interest of the amenities of nearby residents, in accordance
with Policy COM 03 of the Breckland Local Plan (adopted 2019).

7 No part of the proposed structure (to include
fascia board
No part of the proposed structure (to include fascia board / rainwater guttering) shall
overhang or encroach upon highway land and no gate / door / ground floor window shall
open outwards over the highway.

Reason for condition:- In the interests of highway safety in accordance with Policies TR 01
and TR 02 of the Breckland Local Plan (adopted 2019).

8 Net Gain in Biodiversity
Prior to first use 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 ENV 02
of the Breckland Local Plan (adopted 2019).

11 Variation of approved plans
Any variation from the approved plans following commencement of the development,
irrespective of the degree of variation, will constitute unauthorised development and may be
liable to enforcement action.
You or your agent or any person responsible for implementing this permission should inform
the Development Control Section immediately of any proposed variation from the approved
plans and ask to be advised to the best method to resolve the matter.  Most proposals for
variation to the approved plans will require the submission of a new application.
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