
 

 

 

 

 

 

ITEM: RECOMMENDATION: APPROVAL
REF NO: 3PL/2022/0913/F CASE OFFICER Ed Small

LOCATION: THETFORD APPNTYPE: Full
Health Centre, Croxton Road POLICY: In Settlemnt Bndry

CONS AREA: N

APPLICANT: Norlife Capital Works Ltd
Health Centre Croxton Road

LB GRADE: N

AGENT: Chaplin Farrant Ltd
51 Yarmouth Road Thorpe St Andrew

TPO: N

PROPOSAL: Extension of existing car park. New external lift shaft.

REASON FOR COMMITTEE CONSIDERATION

The application was referred to Planning Committee as the application site is situated on Breckland Council
owned land.

KEY ISSUES

Principle of development
Access and car parking
Layout and design
Amenity
Ecology & Nutrient neutrality
Flood risk and drainage
Trees and hedgerows

DESCRIPTION OF DEVELOPMENT

The application involves the extension of a pre-existing car park, as well as a new external lift shaft, to be
used by the existing health centre who already operate both the current car park and additional areas within
the boundary of their land, such as the stairs into the centre, the ambulance parking area and the lighting
columns. The Red Line Boundary area demarks the extension of the car park, where it would be enlarged by
1427sqm, and there is a new area of hard standing to facilitate the siting of mobile diagnostic equipment
located to the far south-western corner of the existing car park.

SITE AND LOCATION

The site is part of the Thetford Healthy Living Centre operated by the NHS.  The facility can be accessed to
the east via Croxton Road.  The road that accesses the car park passes by the Keystone Innovation centre.
The junction to access the car park is located in close proximity to a major T junction where Croxton Road
meets the A1066.  To the west of the site is the Mundford Road Football Ground home of Thetford Town
Football Club.  To the north-east is the Breckland Leisure Centre & Waterworld, who have their own car park
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directly to the north of the site, which is separated by grassland.  To the south of the Health Centre is the
A1066 single carriageway.

EIA REQUIRED

No

RELEVANT SITE HISTORY

3PL/2005/0040/F Permission 08-04-05
Erection of health centre

3PL/2009/0816/F Permission 03-11-09
Proposed new car park & link road, existing use grass amenity space

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
COM04 Community Facilities
ENV01 Green Infrastructure
ENV09 Flood Risk & Surface Water Drainage
GEN02 Promoting High Quality Design
HOU01 Development Requirements (Minimum)
NPPF National Planning Policy Framework (Revised 2021)
NPPG National Planning Practice Guidance
TH16 Water and Drainage
TH4 Transport - Achieving Modal Shift
TH8 Healthy Lifestyles
TPPI

OBLIGATIONS/CIL

Not Applicable

CONSULTATIONS

THETFORD T C
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Thetford Town Council supports the application, but they would like to see more disabled spaces including
ones with an electric charging capability. There is also concern about the loss of green amenity space and so
would prefer this lost space be provided elsewhere.
NORFOLK COUNTY COUNCIL HIGHWAYS
Whilst I have no objections in principle to the car park being extended it would appear that the mobile
diagnostics unit will stymie access to the new parking area.

REPRESENTATIONS

Consultation was undertaken in the form of a site notice and letters to neighbours.  No formal representations
have been received to date.

ASSESSMENT NOTES

1.0  Principle of Development

1.1  Paragraph 92 of the National Planning Policy Framework states that "planning policies and decisions
should aim to achieve healthy, inclusive and safe places which enable and support healthy lifestyles,
especially where this would address identified local health and well-being needs". Significant weight should
be placed on the need of expanding the parking capacity of the Thetford Healthy Living Centre, as it would
allow for a greater number of users to access the facility. Therefore, the development provides greater local
access to use the services which promote the betterment of the local health and well-being of residents.

1.2  This view is reaffirmed through Policy TH8 of the Adopted Thetford Area Action Plan which outlines that
all net new development will be expected to facilitate enhanced health and well-being through the provision
of conditions supportive of good physical and mental health. Moreover, the policy is justified upon Thetford
being recognised within the Norfolk Joint Strategic Needs Assessment as being an area of relatively poor
health in relation to county and national norms. This development accordingly contributes to the betterment
of improved health outcomes for all by.

1.3  In addition, Policy COM04 of the Adopted Breckland Local Plan (2019) supports developments which
promote "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." The proposal is considered to
enable the enhancement and expansion of the Thetford Healthy Living Centre as a community facility and it
is suitable in scale and type for its location and in close proximity to neighbouring facilities.

1.4  Although Thetford Town Council supports the application, they raised concerns over the principle of
development in terms of the loss of green amenity space and would prefer this lost space to be provided
elsewhere. Upon visiting the site, much of the green amenity space which would be lost as a result of the
development is disused grassland.  On this basis, it is considered that the benefits of the development to the
community, as set out above, outweigh the needs of retaining disused grassland and on this basis, the
principle of development is considered to be established without the replacement land.

2.0  Access and car parking
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2.1  Policies TR01 and TR02 of the Adopted Breckland Local Plan (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.
Policy TR02 requires development to integrate into existing transport networks; mitigate highway 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 seeks to achieve a modal shift.

2.2  Access to the proposed site is demonstrated on the location plan provided, where the vehicle
movements coming onto and from the site would be dictated by an existing road that links the existing car
park to Croxton Road. In addition, the junction to access the site is located in close proximity to a major T
junction where Croxton Road meets the A1066, and by using these existing transport networks, it provides
suitable and convenient access for all users. The Highways Officer was consulted and provided no objection
in principle in terms of access and car parking capacity, however, they raised concern over the mobile
screening unit stymying access to the new parking area. Upon discussions with the applicant, they provided
clarification on the amended proposal, where it will be a temporary fixture, and thus, is not a material
consideration of this planning application.

2.3  Policy TH4 of the Thetford Area Action Plan seeks to achieve a modal shift and it is noted that the
extension to the car park would not encourage this and therefore the proposal is in conflict with Policy TH4 of
the Thetford Area Action Plan.  However, this proposal is to support existing users of the existing Thetford
Heathy Living Centre and provide a more accessible community function, so on this basis, it is not
considered that the conflict identified with Policy TH4 of the Thetford Area Action Plan does not outweigh the
overriding benefits to the community, as set out above.

2.4  On this basis, the proposal is considered to comply with Policies TR01 and TR02 of the Adopted
Breckland Local Plan (2019) and the non compliance with Policy TH4 of the Thetford Area Action Plan, is not
considered sufficient to refuse planning permission in this instance.

3.0  Layout and design

3.1  Section 12 of the NPPF and Policies HOU01, GEN02 and COM01 of the Adopted Breckland Local Plan
(2019) seek to promote high quality design and protect the character of an area. The layout and design of the
proposed expansion to the car park is considered to be proportionate and considerate to the current car park
and existing features to the Health Centre. Through the proposed design a total of 9 spaces will be lost and
two lighting columns would be relocated to make way for the entry point and exit point onto the new car park.
The car park would be navigated in a clockwise one-way orientation, as indicated in the proposal. In addition,
a new lift enclosure is proposed to match the existing enclosure which provides convenient access onto
different levels of the Health Centre from the car park.

3.2  Furthermore, 3 spaces would be lost to a new hardstanding area which can be used for the siting of
mobile diagnostic equipment that is intended to be used by the Health Centre. In addition, a further 5 spaces
could temporarily make way for a mobile screening unit which allows the Health Centre to operate further
additional functions to serve the community, this is considered in accordance with Policy TH8 of the Adopted
Thetford Area Action Plan and Policy COM04 of the Adopted Breckland Local Plan (2019). Thetford Town
Council raised concern over the loss of a disabled parking space, however, this is to make way for the new
lift.  Therefore, this change is considered acceptable based on the wider public benefits and accessible use
of the Health Centre.

3.2  It is important to note that both the mobile diagnostic equipment and the mobile screening units
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themselves are not material considerations for this planning application. A note has been added to the
proposed permission to remind the applicants that these structures are not permitted as part of this consent
and if they were to become permanent features then a further planning permission would be required.

3.3  The expansion of the car park would comprise of 51 new ambulant spaces and 3 disabled parking.
Originally the proposal comprised of 9 spaces which would be 'dedicated' electric car charging points with an
additional 11 spaces designated as 'future' electric car charging points (served by cable ducting for future
installation). Upon discussions with the agent, the applicant indicated in the amended plans that due to
current costs of installing the charging points, they wish to reduce the amount of 'dedicated' electric car
charging points to 2 spaces, and that 18 spaces would be designated as 'future' electric car charging points.
So in total 20 out of the 54 total spaces that the development would eventually become electric car charging
points. This aspect of the proposal exploits an opportunity to incorporate green infrastructure and enhance
existing connectivity through the provision of up to 20 electric charging points which is considered in
accordance with Policy ENV10 of the Adopted Breckland Local Plan (2019).  An electric charging scheme will
be required by condition in order to deliver these.

3.3  On the basis of the information set out above the layout and design of the proposals are considered
acceptable and in accordance with Section 12 of the NPPF, HOU01, GEN02, ENV10 and COM01 of the
Adopted Breckland Local Plan (2019) and Policy TH8 of Adopted Thetford Area Action Plan. A planning
condition will be required to be discharged prior to the first use of the new car parking area, where a scheme
showing the phased delivery of the electric charging points would need to be submitted to and approved by
the Local Planning Authority, and the work would be required to be completed in accordance with the
approved scheme.

 4.0  Amenity

4.1  Policy COM03 of the Adopted Breckland Local Plan (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. The site is significantly distanced from neighbouring residential properties so as
not to result in unacceptable levels of noise and disturbance or lights from vehicles.  It is considered to be
well laid and spaced out to provide for adequate amenity levels for the users in the area, and it is in-keeping
with the surrounding area. No formal representations have been received from the neighbouring Sports
Centre, Thetford Town Football Club and Thetford Town Cricket Club. Therefore, it is considered that the
proposed development accords with COM03 of the Adopted Breckland Local Plan (2019).

 5.0  Ecology - Nutrient Neutrality

5.1 Section 15 of the NPPF and policy ENV02 of the Breckland Local Plan (adopted 2019) require the
protection and enhancement of biodiversity.  The site is considered to have low ecological value, as a
mowed and trodden grassed area surrounded by hardstanding and other development.  A condition is
proposed to ensure ecological net gain, on this basis the proposal is considered to accord with Section 15 of
the NPPF and Policy ENV02 of the Breckland Local Plan (adopted 2019).

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. This site is located outside of the catchment
area of the sites identified by Natural England. The development proposed does not involve the creation of
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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).

 6.0  Flood risk and drainage

6.1  Section 14 of the NPPF and ENV09 of the Adopted Breckland Local Plan (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.  Policy TH16 of the Thetford Area Action Plan states:

'All new development, including that on brownfield land, must be served by separate surface water and
wastewater drainage. No new development will be permitted to discharge surface water run off to foul
drainage connections. New development should also seek opportunities to reduce the causes and impacts of
flooding (both strategic and local flood risk)'.

6.2 The site lies in flood zone 1, at the lowest risk of flooding. According to the design and access statement,
the new car park extension and additional hard surfacing will be constructed using asphalt with concrete
kerbs, and this may impact local drainage. In addition, the statement reads: the "surface water drainage will
be via infiltration (subject to test results) or attenuated within a tank, sited beneath the new car park, and
discharged into the existing below ground system" and any maximum run-off rates "are to be advised by
Anglian Water and controlled as necessary on site via the use of a suitable vortex flow chamber." Further
details are required in this regard in terms of permeable surfacing, any drainage channels for the car park
and surface water drainage scheme.  Given the limited site area and surrounding land, it is considered that
this information can be suitably secured and dealt with by planning condition and a condition has accordingly
been recommended. Therefore, the proposal is considered compliant with Section 14 of the NPPF and
ENV09 of the Adopted Breckland Local Plan (2019).

 7.0  Trees and hedgerows

7.1  The retention of significant trees and hedgerows is supported by Policy ENV06 of the Breckland Local
Plan (adopted 2019). The applicant indicated in the planning application that there were no trees on the
proposed development site nor adjacent to it that could influence the development or be part of the local
landscape character. There were concerns raised upon a site visit that there are trees in close proximity to
the proposed new area of hard standing but through discussions with our tree officer a planning condition is
proposed to prevent any tree removal, without first submitting to the Local Planning Authority.  However, the
Tree Office did note that the proposal would unlikely have any impact on the trees identified on the site visit.

7.2  The proposal is therefore considered to be in accordance with Policy ENV06 of the Adopted Breckland
Local Plan (2019).

 8.0 Conclusion

The principle of development for the extension of the existing car park, as well as additional works to be
carried out for the Health Centre such as an erection of a new external lift shaft and a hard standing area for
mobile diagnostic equipment is considered to be acceptable in planning judgement terms. The proposal
complies with Policies GEN02, HOU01, TR01, TR02, ENV02, ENV06, ENV09, ENV10, COM01, COM03, and
COM04 of the Adopted Breckland Local Plan (2019), Policy TH8 of the Adopted Thetford Area Action Plan,
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and the National Planning Policy Framework. Despite conflict with Policy TH4 of the Thetford Area Action
Plan, it is considered that the benefits of this scheme outweigh any harm, as set out above. Therefore, the
proposal is recommended for approval, subject to conditions.

RECOMMENDATION

The application is accordingly recommended for approval, subject to the conditions listed below.

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 Non-standard condition
Prior to the commencement of the development of the lift shaft hereby permitted, full details
of the external appearance and materials of the lift shaft including elevation drawings at
scale 1:100, shall be submitted to and approve din writing by the Local Planning Authority.
The development shall thereafter be carried out in accordance with the approved details.

Reason for condition:- To ensure the satisfactory development of the site and development,
in accordance with Policies GEN02 and COM01 of the Breckland Local Plan (adopted
2019).

4 Surface water from parking areas
Notwithstanding the details submitted, prior to the commencement of the development of the
car park extension, full details of the proposed surface water drainage scheme shall be
submitted to and approved in writing by the Local Planning Authority. This shall include:
- The results of infiltration testing undertaken in accordance with BRE Digest 365: Soakaway
Design (2016);
- The rate of runoff from a development should be restricted in accordance with the SuDS
Non-Statutory Technical Standards (2015 or replacement thereof). The strategy should
show how they will limit post development runoff to the greenfield 1 in 1 year (100% AEP)
rainfall event. All events above the 1 in 1 year (100% AEP) event should be limited to
equivalent greenfield rainfall events or 2l/s/ha depending on how runoff volumes will be
managed. The Drainage Strategy should incorporate any updated EA climate change
allowances for peak river flow and rainfall intensity. Where it is not possible to use or
dispose of the additional volume of runoff on the site (i.e. through infiltration or water re-use),
we would expect that the final runoff rates from the development be restricted further to
ensure compliance with Standard S6 of the SuDS Non-Statutory Technical Standards

BRECKLAND COUNCIL - PLANNING COMMITTEE - 1st November 2022

COMREPORT (ODB-Ocella One Click Agenda/Officer report)



(2015).
- detailed scaled drawings of the Drainage System(s);
- details of the ongoing management and maintenance of these system(s).
- Surface water from vehicle parking areas shall be passed through a petrol/oil interceptor
before being discharged to any watercourse, surface water sewer or soakaway to a
specification which shall first be submitted to and approved in writing by the Local Planning
Authority prior to first use of the car park hereby approved.
- The surface water interceptor shall be permanently maintained in accordance with the
approved specification.
The approved scheme shall be completed in accordance with the approved details prior to
the first use of the car park extension hereby permitted.

Reason for condition:- To minimise the possibilities of contamination, in accordance with
Section 15 of the National Planning Policy Framework and ENV09 of the Breckland Local
Plan (adopted 2019).
This condition will require to be discharged

5 Provision of parking and servicing areas
Prior to the first use of the development hereby permitted the proposed access/on-site car
parking area shall be laid out, demarcated, levelled, surfaced and drained in accordance
with the approved plan and maintained 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).
This condition will require to be discharged

6 Retention of trees and hedges
No trees or hedges shall be cut down, uprooted destroyed, lopped or topped, other than in
accordance with the approved plans and particulars, without the prior written approval of the
Local Planning Authority.

Any trees or hedges removed without consent shall be replaced during the next planting
season November/March with trees of such size and species as agreed in writing with the
Local Planning Authority.

Reason for condition:- To ensure that the trees and hedges are retained in the interests of
the visual amenities of the area and the satisfactory appearance of the development in
accordance with policy ENV06 of the Breckland Local Plan (adopted 2019).

7 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 ENV02
of the Breckland Local Plan (adopted 2019).
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10 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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