
 

 

 

 

 

 

ITEM: RECOMMENDATION: APPROVAL
REF NO: 3PL/2019/0441/F CASE OFFICER Naomi Minto

LOCATION: GREAT ELLINGHAM APPNTYPE: Full
The Firs Swamp Lane POLICY: Out Settlemnt Bndry
Great Ellingham ALLOCATION: N

CONS AREA: N

APPLICANT: Mr Justin Wilkins
White House Farm 97 Long Street

LB GRADE: N

AGENT: N J Myhill Architecture
13  Damgate Street Wymondham

TPO: N

PROPOSAL: Erection of dwelling

REASON FOR COMMITTEE CONSIDERATION

The application is referred to Planning Committee as the proposal is a departure from Policy.

KEY ISSUES

- Principle of development
- Design and impact on character and appearance of the area
- Impact upon amenity
- Highway safety
- Impact upon trees
- Ecology
- Flooding
- Other matters

DESCRIPTION OF DEVELOPMENT

The application seeks consent for the construction of a three bedroom detached one and a half storey
dwelling with integral double garage and external amenity space on garden land to the rear of The Firs.
Access to the dwelling would be via a new access, off Swamp Lane.  Materials proposed to be used in the
construction of the dwelling include red facing brick, black stained timber cladding, terracotta Norfolk pantiles
and dark grey UPVC windows and doors.

SITE AND LOCATION

The site extends to approximately 0.33 hectares and is substantially covered by scrub / bush, with small
trees along the boundaries.  There are areas of concrete hard standing and several outbuildings / storage
barns, which have fallen into a state of disrepair.  The site is bordered by trees and hedging to the north, east
and south, with the host dwelling (The Firs) to the west.  There are a row of existing residential dwellings to
the north west with associated garden land to the north, agricultural land to the east, an abattoir and existing
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residential dwellings to the south, swamp lane to the west and agricultural land beyond.

EIA REQUIRED

No

RELEVANT SITE HISTORY

No relevant site history.

POLICY CONSIDERATIONS

The following policies of the adopted Breckland Core Strategy and Development Control Policies and the
adopted Site Specific Policies and Proposals Document, 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

CP.01 Housing
CP.04 Infrastructure
CP.09 Pollution and Waste
CP.10 Natural Environment
CP.11 Protection and Enhancement of the Landscape
CP.14 Sustainable Rural Communities
DC.01 Protection of Amenity
DC.02 Principles of New Housing
DC.12 Trees and Landscape
DC.13 Flood Risk
DC.16 Design
DC.19 Parking Provision
NPPF National Planning Policy Framework
NPPG National Planning Practice Guidance
SS1 Spatial Strategy

OBLIGATIONS/CIL

Not applicable

CONSULTATIONS

GREAT ELLINGHAM P C
No objection, subject to condition.
NORFOLK COUNTY COUNCIL HIGHWAYS
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No objection, subject to conditions.
ECOLOGICAL AND BIODIVERSITY CONSULTANT
No objection, subject to the following conditions.
FLOOD & WATER MANAGEMENT TEAM
No objection.
ENVIRONMENT AGENCY
No objection, subject to informative.
TREE AND COUNTRYSIDE CONSULTANT
No objection, subject to conditions.
CONTAMINATED LAND OFFICER
No objection, subject to conditions.
ENVIRONMENTAL HEALTH OFFICER
As the applicant has researched the level of noise and odour issues that could affect the site then this is
acceptable to remove the conditions requiring noise and odour assessments. I would agree that not putting
any additional windows and doors on the southern boundary plus a boundary treatment condition would be
sensible.

We have not received any recent noise or odour complaints about the operation of the knackers yard and the
current working practices appear to minimise issues form noise and smell and it would be down to the
operators to show that they are taking best practical means to control them should complaints be received in
the future.

This does not mean that there will not be occasional noise or odour issues during breakdowns or abnormal
operating conditions.

Given the above considerations I believe that it is down to you and the planning committee to decide whether
or not they believe that it is acceptable to place a dwelling next to an existing knackers yard.

AIR QUALITY OFFICER No Comments Received
ANGLIAN WATER SERVICE No Comments Received

REPRESENTATIONS

A site notice was erected on 6 June 2019 and six neighbours were consulted.  One representation was
received raising no objection to the proposal but advising that there is a 'knackers yard' next door, which has
been there over 60 years.

ASSESSMENT NOTES

1.0  Principle of development

1.1  This application seeks consent for the construction of a three bedroom detached dwelling with integral
double garage and external amenity space on garden land to the east of The Firs (the host dwelling), Swamp
Lane, Great Ellingham.  The plans submitted with the application show that the proposed dwelling would
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appear as a single storey dwelling to the front but with accommodation over two floors to the rear elevation.
The site sits outside of any defined settlement boundary.  Therefore, the proposal is contrary to Policies SS1,
DC2, CP1 and CP14 of the adopted Core Strategy and Development Control Policies Development Plan
Document, (2009), which seek to focus new housing within defined Settlement Boundaries.

1.2  However, footnote 7 and paragraph 11 of the National Planning Policy Framework (NPPF, 2019) state
that where an authority does not have an up-to-date Development Plan or five year housing land supply, the
policies that are most important for determining the application should not be considered up-to-date and that
housing applications should be considered in the context of the presumption in favour of sustainable
development.

1.3  The Statement of Five Year Housing Land Supply was published on 30 July 2018.  This outlined that the
District does not benefit from having a five year supply of housing land (it can only demonstrate 4.77 years
housing land supply).  In such circumstances, the NPPF makes provision, in principle, for Local Planning
Authorities to positively consider sites that are not within defined Settlement Boundaries.  This must be
balanced against other policy requirements and aims including securing sustainable development, protecting
the countryside, and good design.

1.4  The NPPF constitutes guidance for local planning authorities and decision-takers and is a material
consideration in the determination of planning applications to achieve sustainable development.  The
Government outlines three overarching objectives to sustainable development: economic, social and
environmental (paragraph 8).  These are interdependent and need to be pursued in mutually supportive
ways:

- an economic objective - contributing to building a strong, responsive and competitive economy, by ensuring
that sufficient land of the right type is available in the right places and at the right time to support growth,
innovation and improved productivity; and by identifying and coordinating the provision of infrastructure;

- a social objective - supporting strong, vibrant and healthy communities, by ensuring that a sufficient number
and range of homes can be provided to meet the needs of present and future generations; and by fostering a
well-designed and safe built environment, with accessible services and open spaces that reflect current and
future needs and support communities' health, social and cultural well-being; and

- an environmental objective - contributing to protecting and enhancing our natural, built and historic
environment; including making effective use of land, helping to improve biodiversity, using natural resources
prudently, minimising waste and pollution, and mitigating and adapting to climate change, including moving
to a low carbon economy.

1.5  Paragraph 9 of the NPPF (2019) states that these objectives should be delivered through the preparation
and implementation of plans and the application of the policies in the NPPF.  Planning policies and decisions
should play an active role in guiding development towards sustainable solutions, but in doing so should take
local circumstances into account, to reflect the character, needs and opportunities of each area.

1.6  In terms of the economic and social criteria, the proposal would provide one new dwelling and would
therefore make a positive, albeit small, contribution to the housing supply.  The proposal would provide
limited short-term economic benefits through labour and supply chain demand required during construction.
However, given the small scale nature of the development these benefits are not considered to be significant
and not definitive in this instance.

1.7  The social role of sustainable development seeks to ensure, amongst other matters, the creation of a
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high quality built environment with accessible local services.  The application site is located away from
services and facilities required to meet day-to-day needs.  The nearest bus stop is approximately 0.5 miles
walk from the site and serves two different bus routes, with services connecting the site to the wider area,
including Norwich, Thetford and Watton.  The nearest settlement is Great Ellingham (approximately 1 mile to
the north west of the site), which provides some services and facilities to meet daily requirements.  Several
public rights of way (Great Ellingham FP4, FP6, FP7 and FP10) are located in close proximity of the site,
providing alternative pedestrian / cycle routes into Great Ellingham.

1.8  The next nearest settlement is the Market Town of Attleborough (approximately 1.5 miles away).
Attleborough provides additional facilities, including education, employment, leisure and healthcare services.
There are several public rights of way (Great Ellingham FP5 and FP6 and Attleborough BR1) located close to
the site that provide an alternative pedestrian / cycle route into Attleborough.  However, given the distances
to the villages and town, along predominantly unpaved and unlit highway with varying speed limits, the
development will give rise to the need to travel by private vehicle, which is a negative of the scheme.

1.9  Paragraph 78 of the revised NPPF encourages housing in rural areas where it will enhance or maintain
the vitality of rural communities, for example, development in one village may support the services of a
nearby village.  As discussed above, Great Ellingham and Attleborough have a wider range of services and
facilities and would require relatively short car/bus trips to access.  Furthermore, the NPPF aims to avoid
isolated homes in the countryside and recognises that opportunities to maximise sustainable transport
solutions will vary from urban to rural areas.  Whilst it is acknowledged that future residents would likely rely
on the use of private vehicles to meet their daily needs, it is considered that the proposal would not result in
an isolated new home.  In addition, the proposal would represent infill, using garden land and would provide
potential for future occupants to support services and facilities in nearby villages and towns, therefore
enabling rural communities to prosper.

1.10  In terms of the environmental objective, the site is located outside of any defined settlement boundary
on garden land with existing built form on either side.  It is considered that the site represents an infill plot and
if developed sensitively would not appear out of character with the immediate area, having regard to Policy
CP11 of the adopted Core Strategy.

1.11  In light of the above considerations, whilst it is accepted that the proposed new dwelling is not
compliant with Policies DC2, CP1 and CP14 of the adopted Core Strategy, the moderate harm caused by the
site's location, away from services and facilities for a single dwelling would not significantly and demonstrably
outweigh the benefits, having regard to the infill nature of the proposal on garden land and the contribution it
would make to the Council's lack of a five year housing land supply.

2.0  Design and impact on character and appearance of the area

2.1  The environmental role of sustainable development seeks to, in part contribute to protecting and
enhancing the natural built and historic environment.  Consideration of a development's impact on the
character and appearance of the area within which it is situated is therefore, integral to the environmental
dimension of sustainable development.  Policy DC16 of the adopted Core Strategy requires 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.  Consideration will also be given to the density of buildings in a
particular area and the landscape / townscape effect of any increased density.

2.2  As already stated, the application proposes the erection of a detached three bedroom dwelling with
integral double garage on garden land to the east of The Firs (set back from the private lane).  A new access
to serve the dwelling is proposed to the south of the existing access (which will continue to serve The Firs).
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The dwelling is proposed to be single storey in nature on the western elevation with a two storey element on
the eastern elevation.  The Design and Access Statement submitted in support of the application advises that
the dwelling has been designed to ensure that no livinig accommodation faces the rear of the present
dwellings on adjacent land.  Materials proposed to be used in the construction of the dwelling include red
facing bricks with black stained timber cladding, terracotta Norfolk pantiles and dark grey UPVC windows and
doors.  The materials proposed are considered to be in keeping with other dwellings on Swamp Lane.
Furthermore, it is considered that the scale and form of the proposed dwelling is sympathetic to the area.

2.3  It is also noted that whilst the Parish Council raised no objection to the proposal, they have advised, in
view of Great Ellingham's dark sky status, that they would like a condition included with any forthcoming
planning permission.  The recommended condition would require any proposed outdoor lighting to be; fully
shielded (enclosed in full cut-off flat glass fitments); directed downwards (mounted horizontally to the ground
and not tilted upwards); switched on only when needed (no dusk to dawn lamps); and use of white light low-
energy lamps (LED, metal halide or fluorescent) and not orange or pink sodium sources.  This is considered
acceptable.

2.4  In light of the above considerations, the proposal has due regard to Policy DC16 of the adopted Core
Strategy and paragraph 127 of the NPPF.

3.0  Impact upon amenity

3.1  Policy DC1 of the adopted Core Strategy seeks to protect residential amenity and states that all new
development must have regard to amenity considerations.  Development will not be permitted where there
are unacceptable effects on the amenity of neighbouring residents and future occupants.

3.2  It is noted that the Environmental Health Officer raised concerns in respect of noise and odour, advising
that the proposed dwelling is next to a knackers yard, which is said to have regular movements of small and
larger heavy goods vehicles, operation of plant and machinery and strong odours from the movement and
storage of animal carcasses.  The Environmental Health Officer originally recommended refusal of the
application, until such time that details of how the effects of noise will be minimised and an assessment of
odour provided to demonstrate that the amenity of future occupants will not be adversely affected.

3.3  In response to the Environmental Health Officer's comments, the applicant has advised that the
knackers yard has improved its operations in recent years by increasing the number of times vehicles visit
the site to take dead stock away.  During the exceptionally hot spell in July, a trailer took fallen stock away
every day of the week so there was minimal risk of any adverse odour.  Furthermore, all fallen stock and the
disposal trailer are stored inside the main building.  The loading of the fallen stock is carried out inside the
main building with doors closed.  The Council is informed that these alterations have, in turn, reduced the
impact of the business on the surrounding area, particularly in terms of odour as the carcasses are not laying
around decomposing.

3.4  Two site visits were carried out at different times and on different dates in June (the height of Summer)
and at no point was any adverse noise or odour present.  Further discussions with the Environmental Health
Officer established that whilst the Council has had complaints about odours in the past, they have not had
any formal complaints in respect of odour in the last 12 months.  This would suggest that the improvements
made have been successful in terms of reducing adverse odours.

3.5  In addition, the Environmental Health Officer conducted a site visit in July and confirmed there were no
noise / odour issues at that time.  The Environmental Health Officer has therefore advised that there is
potential that the proposed dwelling on the adjacent site could be affected by noise and smell on occasions
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so any future occupants should be made aware of this.  That said, it is recommended that the dwelling is
designed so that noise sensitive rooms, such as bedrooms and living rooms are positioned on the side away
from the knackers yard.  The Environmental Health Officer also recommended the inclusion of conditions
with any forthcoming planning permission.

3.6  The plans submitted in support of the application show fenestration predominantly on the east and west
elevations.  One ground floor window and pedestrian access door are proposed on the southern elevation,
serving the integral garage.  This is considered acceptable on the basis that the garage is not a noise
sensitive room.  Furthermore, it is considered that a suitably worded condition could be included to remove
permitted development rights in order to further protect the amenity of future occupants of the dwelling.

3.7  In terms of noise concerns, although the site is next to a knackers yard, it is located further down the
lane and set back, behind an existing residential dwelling.  The applicant advises that existing hedging and
trees run along the southern boundary of the site create a natural screen between the site and the knackers
yard.  The proposed Site Plan indicates that the existing mixed hedge along the current southern and
northern boundaries will be retained and underplanted.  This will also help to muffle potential noise from
vehicles manoeuvring on the adjacent site.

3.8  With regard to the relationship of the proposed dwelling to neighbouring dwellings and private open
space, it is accepted that the dwelling has been designed to ensure that visual dominance, loss of light,
overlooking and overshadowing impacts all fall within acceptable parameters.  Therefore, in light of the above
considerations, it is concluded that the proposal will maintain an acceptable level of residential amenity for
existing residents and future occupants, consistent with Policy DC1, subject to conditions.

4.0  Highway safety

4.1  The NPPF requires all new developments to provide safe and suitable access to the site for all people.
Policy CP4 of the Core Strategy seeks to ensure that all access and safety concerns are resolved in new
developments.  Policy DC19 requires sufficient parking for all new development.

4.2  The Proposed Site Plan submitted with the application (Drg. No: 201) indicates sufficient parking
provision and vehicle manoeuvring on site for one dwelling.  In addition, the Local Highway Authority raised
no objection to the proposal, subject to the inclusion of a condition relating to visibility splays.

4.3  In light of the above considerations, the application is compliant with Policies CP4 and DC19 of the
adopted Core Strategy.  It also has due regard of paragraphs 108 and 109 of the NPPF.

5.0  Impact upon trees

5.1  Policy DC12 of the adopted Core Strategy seeks to preserve the District's trees, hedgerows and other
natural features and secure appropriate landscaping schemes to mitigate the impact of, and compliment,
new development.  The Tree and Countryside Officer has raised no objection to the proposal, subject to
operations on site taking place in complete accordance with the approved Arboricultural Impact Assessment,
Tree Protection Plan and Arboricultural Method Statement, which were prepared by A T Coombes (dated 8
May 2019) and submitted in support of the application.  In light of the above, the application accords with
Policy DC12.

6.0  Ecology

6.1  Policy CP10 of the adopted Core Strategy seeks the enhancement of biodiversity and geodiversity in the

BRECKLAND COUNCIL - PLANNING COMMITTEE - 2nd September 2019

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



 

 

District.  There is an expectation the development will incorporate biodiversity or geological features where
opportunities exist.

6.2  The application was accompanied by an Ecological Assessment (prepared by Wild Frontier Ecology;
May 2019).  The Natural Environment Team raised no objection to the proposal, subject to the inclusion of a
condition requiring the development to proceed in line with the mitigation measures outlined in Section 7 of
the report and enhancement measures outlined in Section 8.  In light of the above, the application is
considered to be in accordance with Policy CP10.

7.0  Flooding

7.1  The application site is located in Flood Zone 1 and is therefore in an area at low risk of flooding from
various sources, including rivers, tidal, canals, reservoirs and groundwater.  It is noted that the site is
adjacent to Flood Zones 2 and 3, and accordingly a condition has been included to require approval of
surface water drainage scheme. The Lead Local Flood Authority (LLFA) as well as the Environment Agency
have been consulted.  The LLFA have made no comments and referred to the standing advice and guidance
and no objection was raised by the Environment Agency, subject to the inclusion of an informative note
relating to groundwater and contaminated land.  In light of the above, the application accords with Policy
DC13 of the adopted Core Strategy.

8.0  Other matters

8.1  Policy CP9 of the adopted Core Strategy seeks to ensure that development minimises any unavoidable
polluting effects and the development's design should actively seek to minimise or mitigate against all forms
of pollution.  The Contaminated Land Officer raised no objection to the proposal, subject to the inclusion of
conditions and informative notes.  The proposal is therefore considered to be in accordance with Policy CP9.

6.0  Conclusion

6.1  When considering the overall planning balance of the scheme, whilst it is acknowledged that the
application does not accord with the adopted development plan as the site falls outside of any defined
settlement boundary and is not in a sustainable location, the proposal would contribute to the District's
shortfall in housing land supply and represent an infill plot on garden land, with existing built form either side
of the site, including residential dwellings.  Furthermore, the impact on the character and appearance of the
area is considered acceptable in this instance and amenity concerns can be satisfactorily addressed through
the inclusion of conditions.  Accordingly, the application is recommended for approval, subject to conditions.

RECOMMENDATION

That Planning permission be GRANTED Subject to conditions:

CONDITIONS

2 Full Permission Time Limit (2 years)
The development must be begun not later than the expiration of TWO YEARS beginning
with the date of this permission.
Reason for condition:-
As required by section 91 of the Town & Country Planning Act 1990 (as amended) and to
ensure the deliverability of the scheme to contribute to the five year housing land supply.
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3 In accordance with submitted plans NEW 2017
The development must 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.

4 External materials as approved
The development hereby permitted shall be constructed using the materials specified on the
planning application form and / or submitted drawings.
Reason for condition:-
To enable the Local Planning Authority to ensure the satisfactory appearance of the
development, as required by policies DC 1 & DC 16 of the Adopted Core Strategy and
Development Control Policies Development Plan Document 2009.

5 One dwelling only
This permission shall relate to the construction of one dwelling only.
Reason for condition:-
To ensure that the development of the site is compatible with the character of the
surrounding area in accordance with Policy DC16 of the Breckland Core Strategy.

6 Contaminated Land - 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 in accordance with
Policy 15 of the NPPF.  This condition is imposed in accordance with CP9 of the Breckland
Adopted Core Strategy.
This condition will require to be discharged

7 Contaminated Land - Site
Investigation/Remediation
Unless otherwise 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.  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) a survey of the extent, scale
and nature of contamination; (ii) an assessment of the potential risks to: human health,
property (existing or proposed) including buildings, crops, livestock, pets, woodland and
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service lines and pipes, adjoining land, groundwaters and surface waters, ecological
systems, archaeological sites and ancient monuments; (iii) an appraisal of remedial options,
and proposal of the preferred option(s).
B.  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
contaminated land under Part 2A of the Environmental Protection Act 1990 in relation to the
intended use of the land after remediation.
C. 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 conducted in accordance with DEFRA and the Environment Agency's
'Model Procedures for the Management of Land Contamination, CLR 11'.
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.
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

8 Provision of visibility splays - condition/approved
plan
Prior to the first occupation of the development hereby permitted a visibility splay measuring
2.4metres x 120 metres shall be provided to the east side of Swamp Lane where it meets
the B1077.  The splay shall thereafter be maintained at all times free from any obstruction
exceeding 1.05 metres above the level of the adjacent highway carriageway. Reason for
condition:-
In the interests of highway safety in accordance with the paragraph 108 of the NPPF and
Policy CP4 of the adopted Breckland Core Strategy.
This condition will require to be discharged

9 Non-standard condition
Operations on site shall take place in complete accordance with the approved Arboricultural
Impact Assessment (AIA), Tree Protection Plan (TPP) and Arboricultural Method Statement
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(AMS) prepared by A T Coombes dated 8th May 2019. No other operations shall commence
on site in connection with the development until the tree protection works and any pre-
emptive tree works required by the approved AIA or AMS have been carried out and all tree
protection barriers are in place as indicated on the TPP. Works shall not commence until
written confirmation has been obtained from the appointed arboriculturalist to confirm that
tree protection is in place as specified. The protective fencing shall be retained in a good
and effective condition for the duration of the construction of the development and shall not
be moved or removed, temporarily or otherwise, until all site works have been completed
and all equipment, machinery and surplus materials removed from site, unless the prior
written approval of the local planning authority has been sought and obtained.
Reason for condition:-
In accordance with Policy DC12 of the adopted Core Strategy and the requirements of the
NPPF.

10 Non-standard condition
No external lighting shall be erected unless full details have first been submitted to and
agreed in writing with the Local Planning Authority. Any lighting proposed shall be/ include
the following measures:
1) Fully shielded (enclosed in full cut-off flat glass fitments);
2) Directed downwards (mounted horizontally to the ground and not tilted upwards);
3) Switched on only when needed (no dusk to dawn lamps); and,
4) White light low-energy lamps (LED, metal halide or fluorescent) and not orange or pink
sodium sources.
Reason for condition:-
To ensure the development is in keeping with paragraph 180(c) of the National Planning
Policy
Framework (February 2019) and Great Ellingham's Dark Sky Status.

11 Non-standard condition
The development hereby approved shall be carried out in strict accordance with the
mitigation measures outlined in section 7 of the Ecological Assessment (Wild Frontier
Ecology; May 2019) and the enhancement measures outlined in section 8 of the report shall
be incorporated into the site's design to provide 'net gains for biodiversity' in accordance with
a scheme to be submitted to and approved in writing by the Local Planning Authority, prior to
first occupation of the development hereby approved.
Reason for condition:-
In accordance with Policy CP10 of the adopted Breckland Core Strategy and paragraph 170
of the NPPF.

12 Precise details of surface water disposal
Prior to the commencement of any works above slab level precise details of the means of
surface water disposal shall be submitted to and approved in writing by the Local Planning
Authority.  Only such agreed system or works shall be used in connection with this approval.
Reason for condition:-
The details are required to be submitted prior to the commencement of development to
minimise the possibilities of flooding from the outset of the development.
This condition is imposed in accordance with Policies DC 1 and DC 13 of the Adopted Core
Strategy and Development Control Policies Development Plan Document 2009
This condition will require to be discharged

13 Implementation of submitted boundary treatment
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The boundary treatment shown on the Proposed Site Plan (Drg. No: 201, dated April 2019)
hereby approved shall be constructed in the manner shown and completed before the
building is first occupied.
Reason for condition:-
In the interests of amenity and the satisfactory appearance of the development in
accordance with Policies DC1 and DC16 of the Adopted Core Strategy and Development
Control Policies Development Plan Document 2009.
This condition will require to be discharged

16 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.

20 No PD for classes A B C D & E
Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development) (England) Order 2015 (or any Order revoking and re-enacting that Order)
(with or without modification), no extensions, roof alterations, porches or ancillary buildings
as defined within Classes A, B, C, D and E of Part 1 of Schedule 2 of that Order shall be
erected or brought onto the land unless an appropriate planning application is first submitted
to and approved by the Local Planning Authority.
Reason for condition:-
In the interests of the satisfactory appearance of the development and/or the amenities of
adjoining residents in accordance with Policy DC1 of the Adopted Core Strategy and
Development Control Policies Development Plan Document 2009.
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