Rectory Farm North Suggested Conditions. - 23/P/1439/0UT

1. Approval of the details of the access (other than from Shiners EIms), layout,
scale and appearance of the buildings and the landscaping of the site
(hereinafter called 'the reserved matters') shall be obtained from the Local
Planning Authority, in writing before any development is commenced.

Reason: The application was submitted as an outline application and in
accordance with the provisions of Article 5 of the Town and Country Planning
(Development Management Procedure) (England) Order 2015 (as amended).

2. Application for approval of the reserved matters shall be made to the Local
Planning Authority before the expiry of three years from the date of this
permission.

Reason: In accordance with the provisions of Section 92 of the Town and
Country Planning Act 1990.

3. The development hereby permitted shall be begun before the expiry of five
years from the date of this permission.

Reason: In accordance with the provisions of Section 92 of the Town and
Country Planning Act 1990.

4. The development hereby permitted shall be carried out in accordance with the
following approved plans and documents:

Site Location Plan (showing Bat Mitigation area) edp7842_d008b
Land Use Parameter ddp7842_d0004c

Height and Scale Parameter edp7842_d006¢

Access and Movement Parameter edp7842_d007b

Character Areas Plan edp7842_d009c

Constraints and Opportunities Plan edp7842 d010a

Red Line Plan edp7842_d021

Proposed Site Access General Arrangement Design 23257-HYD-XX-XX-DR-
TP-0201 P02

Arboricultural Impact Assessment (AlA) Plan D35 39 P3.2
Design and Access Statement

Reason: For the avoidance of doubt and in the interests of proper planning.

5. The development hereby permitted shall be delivered in accordance with the
principles as set out in the Design and Access Statement,

Contaminated Land

6. No development shall take place until an assessment of the nature and extent
of contamination on site has been submitted to and approved in writing by the



Local Planning Authority. This assessment must be undertaken by a
competent person, and shall assess any contamination on the site, whether or
not it originates on the site. Moreover, it must include:

(i) a survey of the extent, scale and nature of contamination;
(i) an assessment of the potential risks to:

a) human health,

b) property (existing or proposed) including buildings, crops, livestock,
pets,

c) woodland and service lines and pipes,

d) adjoining land,

e) groundwaters and surface waters,

f) ecological systems, and

g) archaeological sites and ancient monuments

Reason: In order to ensure that land is suitable for the intended uses and in
accordance with section 11 of the National Planning Policy Framework and
policy CS3 of the North Somerset Core Strategy.

Unless the Local Planning Authority confirms in writing that a remediation
scheme is not required, no development shall take place until 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 has been submitted to
and approved in writing by the Local Planning Authority. The scheme shall
include all works to be undertaken, proposed remediation objectives and
remediation criteria, an appraisal of remediation options, proposal of the
preferred option(s), and a 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.

Reason: In order to ensure that land is suitable for the intended uses and in
accordance with section 11 of the National Planning Policy Framework and
policy CS3 of the North Somerset Core Strategy.

. The remediation scheme, if required, shall be implemented in accordance with

the approved timetable of works. Within 3 months of the completion of
measures identified in the approved remediation scheme, a validation report
(that demonstrates the effectiveness of the remediation carried out) shall be
submitted to and approved in writing by the Local Planning Authority.

Reason: In order to ensure that land is suitable for the intended uses and in
accordance with section 11 of the National Planning Policy Framework and
policy CS3 of the North Somerset Core Strategy.

CEMP



9. No development shall take place, including any vegetation clearance, ground
works or demolition, until a construction environmental management plan
(CEMP) has been submitted to and approved in writing by the Local Planning
Authority. The CEMP shall include the following:

i
ii.
iii.
iv.
V.
Vi.
Vii.

viii.

Xiii.

Xiv.

XV.

XVi.

XVii.

XViii.

XiX.
XX.

the parking and turning of vehicles of site operatives and visitors;
* loading and unloading of plant and materials;

details of HGV movements throughout the day and vehicle routing
information;

storage of plant and materials used in constructing the development;
the erection and maintenance of security hoarding including
decorative displays and facilities for public viewing, where
appropriate;

details of measures to prevent mud and other such material
migrating onto the highway from construction vehicles;

measures to control the emission of dust and dirt during
construction;

a scheme for waste minimisation and recycling/disposing of waste
resulting from the construction works;

. design of construction access;
. hours of construction work;

Xi.
Xii.

measures to control overspill of light from security lighting;
communication to the local Parish and neighbouring properties of the
works being undertaken which shall include a nominated
Developer/Resident Liaison Representative with an address and
contact telephone number, with 24hour response phone line, to be
circulated to those residents consulted on the application by the
developer’s representatives. This person will act as first point of
contact for residents who have any problems or questions related to
the ongoing development;

Identification of risks with potentially damaging construction
activities;

Identification of biodiversity protection zones and buffer zones;
Practical measures to avoid or reduce impacts during construction to
identified protected species or habitats associated with the site (may
be provided as a set of method statements);

The location and timing of sensitive works to avoid harm to
biodiversity features;

The times during construction when specialist ecologists need to be
present on site to oversee works;

Responsible persons, lines of communication and written
notifications of operations to the Local Planning Authority;

Use of protective fences, exclusion barriers and warning signs; and
The role and responsibilities on site of an Ecological Clerk of Works .

The approved CEMP shall be adhered to throughout the construction period.



10.

11.

12.

Reason: In the interests of European and UK protected species under the
Conservation of Habitats and Species Regulations 2017 (as amended) and
the Wildlife and Countryside Act 1981 (as amended). UK priority species and
habitats listed on s41 of the Natural Environment and Rural Communities Act
2006 and in accordance with Policy C4 of the North Somerset Core Strategy
and Policy DM8 of the North Somerset Sites and Policies Plan (Part 1).

Ecology and Biodiversity
No lighting shall be installed until details, including:

i. the type and location of the proposed lighting;

il existing lux levels affecting the site; and

iii. the proposed lux levels including lighting contour plans demonstrating
that all proposed bat habitat will be subject to light spill below 0.5 lux,

have been submitted to and approved in writing by the Local Planning
Authority. Any external lighting shall be installed and operated in accordance
with the approved details.

Reason: To reduce the potential for light pollution in accordance with Policy
CS3 of the North Somerset Core Strategy and to protect bat habitat in
accordance with the Conservation of Habitats and Species Regulations 2010
(as amended), Wildlife and Countryside Act 1981 (as amended), policy CS4
of the North Somerset Core Strategy and policy DM8 of the North Somerset
Sites and Policies Plan (Part 1).

Prior to the occupation of the development hereby permitted, a report
certifying that the mitigation and compensation measures identified in the
Ecological Impact Assessment report dated March 2023 by Clarkson and
Woods have been complied with shall be submitted to and approved in writing
by the Local Planning Authority. The report shall be prepared by the
Ecological Clerk of Works, shall include the results of site supervision and
any remedial works undertaken and shall specify any further remedial works
required. The specified further remedial works shall be carried out under the
strict supervision of a professional ecologist in accordance with the timetable
specified in the report.

Reason: To ensure that ecological mitigation measures are delivered, and
that protected /priority species and habitats are safeguarded in accordance
with the Ecological Impact Assessment report dated March 2023 by Clarkson
and Woods and that Policy C4 of the North Somerset Core Strategy and
Policy DM8 of the North Somerset Sites and Policies Plan (Part 1).

Prior to the occupation of the development hereby permitted, a report setting
out attempts made (over a 6 month period) to secure grazing for the off-site
bat mitigation land shall be submitted to and approved in writing by the Local
Planning Authority, If grazing cannot be secured, details of a management
regime through a cutting regime shall be submitted and approved in writing by
the Local Planning Authority



13. The reserved matters to be submitted shall include details of a 5m stand off
from the proposed woodland area.

14. If the development, hereby approved does not commence (or, having
commenced, is suspended for more than 12 months) within 2 years from the
date of the planning consent, the approved ecological measures secured shall
be reviewed and, where necessary, amended and updated. The review shall
be informed by further ecological surveys commissioned to:

i. establish if there have been any changes in habitats or the presence
and/or abundance of protected species and

ii. identify any likely new ecological impacts that might arise from any
changes.

The development shall not commence (or resume) until a report of the review
has been submitted to and approved in writing by the Local Planning
Authority.

Where the survey results indicate changes that will result in ecological
impacts not previously addressed in the approved scheme, a new or
amended mitigation strategy shall be submitted to and approved in writing by
the Local Planning Authority prior to the commencement of development.
Development shall then be carried out in accordance with the new or
amended ecological mitigation strategy as so approved.

Reason: In the interests of European and UK protected, and priority species
and habitats listed on s41 of the Natural Environment and Rural Communities
Act 2006 and in accordance with policy CS4 of the North Somerset Core
Strategy and policy DM8 of the North Somerset Sites and Policies Plan.

15. Prior to the occupation of the development hereby permitted a Landscape and
Ecological Management Plan (LEMP) shall be submitted to and approved in
writing by the Local Planning Authority. The LEMP shall include the following:

I. A description and evaluation of features to be managed;

ii. Ecological considerations that might influence management;

iii. Aims and objectives of management with appropriate management
options for achieving them;

iv. Preparation of a work schedule (including an annual work plan capable
of being rolled forward over a five-year period);

V. Details of the body or organization responsible for implementation of
the plan; and

Vi. On-going monitoring and remedial measures.

The LEMP shall also include details of the legal and funding mechanisms by
which the long-term implementation will be secured by the developer with the
management body(ies) responsible for its delivery. Should monitoring results
show that aims and objectives are not being met, the plan shall also set out
how contingencies and/or remedial action will be identified, agreed and
implemented so that the development delivers the biodiversity objectives of
the approved scheme. Development shall be carried out in accordance with



16.

17.

18.

the approved LEMP which shall thereafter be adhered to throughout the
lifetime of the development.

Reason: In the interests of the ‘Favourable Conservation Status’ of
populations of European and UK protected species, UK priority species and
habitats listed on s41 of the Natural Environment and Rural Communities Act
2006 and in accordance with Policy C4 of the North Somerset Core Strategy
and Policy DM8 of the North Somerset Sites and Policies Plan (Part 1).

Prior to the commencement of development, a scheme to enhance the
biodiversity value of the proposed development shall be submitted to and
approved in writing by the Local Planning Authority. The scheme shall include
provision for nesting birds, roosting bats, native species planting and brash
piles for reptiles and amphibians. Development shall be carried out in
accordance with the approved scheme and shall thereafter be permanently
retained as such.

Reason: In accordance with Government policy for the enhancement of
biodiversity within development as set out in paragraph 174(d) of the National
Planning Policy Framework, the Environment Act 2021 and Policy C4 of the
North Somerset Core Strategy and Policy DM8 of the North Somerset Sites
and Policies Plan (Part 1).

Landscaping and trees

Details to be submitted under condition 1 shall include a hard and soft
landscaping scheme. This shall include details of all public and private
landscaping areas; the location, equipment, and boundary fencing of any play
area;, all trees, hedgerows, and other planting to be retained; the proposed
finished ground levels; a planting specification to show numbers, size, species
and positions of all new trees and shrubs to be planted; and details of all hard
surfacing together with an implementation programme. New planting in
relation to the location of any retained or new below ground services such as
pipes, cables, manholes and any associated easements shall also be shown.
The hard and soft landscaping scheme shall be carried out in accordance with
the approved details, specifications and implementation programme..

Reason: To ensure a satisfactory landscaping scheme is implemented and
maintained in the interests of the character and biodiversity value of the
development area, and in accordance with policies CS4, CS5, CS9 and CS12
of the North Somerset Core Strategy, policies DM8, DM9, DM10 and DM32 of
the North Somerset Sites and Policies Plan (Part 1) and the North Somerset
Biodiversity and Trees SPD.

Trees, hedges, and plants shown in the landscaping scheme to be retained or
planted which, during the development works or a period of ten years
following full implementation of the landscaping scheme, are removed without
prior written consent from the Local Planning Authority or die, become
seriously diseased or are damaged, shall be replaced in the first available



19.

20.

planting season with others of such species and size as the Local Planning
Authority may reasonably specify.

Reason: To ensure as far as possible that the landscaping scheme is fully
effective and in accordance with policies CS4, CS5 and CS9 of the North
Somerset Core Strategy, policies DM8, DM9, DM10 and DM32 of the North
Somerset Sites and Policies Plan (Part 1) and the North Somerset
Biodiversity and Trees SPD

No development, including site preparation or site clearance, shall commence
until an Arboricultural Method Statement Report with Tree Survey and Tree
Protection Plan showing the location and design of tree and hedge protection
fencing has been submitted to and approved in writing by the Local Planning
Authority and the agreed tree and hedge protection has been erected as
approved. Unless otherwise specified, the fencing shall be as shown in Figure
2 of BS5837:2012 ‘Trees in relation to design, demolition and construction —
Recommendations’ and shall be erected to achieve root protection areas in
accordance with BS5837:2012 root protection area calculations and the
location of the fencing shall be informed by the recommendations of
BS5837:2012. This fencing shall remain in place during site works. Nothing
shall be stored or placed in any area fenced in accordance with this condition
and the ground levels within those areas shall not be altered, nor shall any
excavation be made, without the written consent of the Local Planning
Authority. No fires shall be lit within 10 metres of the nearest point of the
canopy of any retained tree or hedge. No equipment, machinery or structure
shall be attached to or supported by a retained tree or hedge. No mixing of
cement or use of other contaminating materials or substances shall take place
within, or close enough to, a root protection area that seepage or
displacement could cause them to enter a root protection area. The Local
Planning Authority shall be advised prior to development commencing of the
fact that the tree and hedge protection measures as required are in place and
available for inspection.

Reason: These details need to be agreed before development commences to
ensure that trees to be retained are not adversely affected by the
development, in the interests of the character and biodiversity value of the
area, and in accordance with policies CS4, CS5 and CS9 of the North
Somerset Core Strategy, policies DM8, DM9, DM10 and DM32 of the North
Somerset Sites and Policies Plan (Part 1) and the North Somerset
Biodiversity and Trees SPD. The details are required prior to commencement
of development because the development/construction works have the
potential to harm retained trees. Therefore, these details need to be agreed
before work commences

Archaeology

No development shall commence, except archaeological investigation work,
until the applicant, or their agents or successors in title, has secured the
implementation of a programme of archaeological work in accordance with a
Written Scheme of Investigation (WSI) which has been submitted to and



22.

23.

approved in writing by the Local Planning Authority. The programme of
archaeological work shall provide a controlled excavation of all significant
deposits and features which are to be disturbed by the proposed
development, and shall be carried out and completed in accordance with the
approved WSI. Thereafter the building work shall incorporate any building
techniques and measures necessary to mitigate the loss or destruction of any
further archaeological remains.

Reason: To comply with Policy DM6 of the North Somerset Sites and Policies
Plan and Paragraph 205 of the NPPF, which requires the developer to record
and advance understanding of the significance of heritage assets, and to
ensure that the information gathered becomes publicly accessible.

Highways

Reason: In the interests of road safety and in accordance with policy CS10 of
the North Somerset Core Strategy and policy DM24 of the North Somerset
Sites and Policies Plan (Part 1)

No building shall be occupied until the access serving the building has been
completed and the relevant number of vehicular parking spaces, including
electric charging point, for that dwelling has been provided in accordance with
the plans approved pursuant to condition 1.

Reason: In the interests of highway safety and in accordance with policy
DM24 of the Sites and Policies Plan Part 1 and to ensure that each dwelling
has the necessary on-site parking provision and in accordance with the North
Somerset Parking Standards SPD.

No part of the development shall be occupied prior to implementation of those
parts of the approved Travel Plan reference 23257-HYD-XX-XX-RP-TP-6001
dated 19/05/2023 as are capable of being implemented prior to occupation.
Those parts of the approved Full Travel Plan that are identified therein as
being capable of implementation after occupation shall be implemented in
accordance with the timetable contained therein including the arrangements

for monitoring and review., and-shall-continue-to-be-implemented-aslongas
any part of the development is occupied.

Reason: In order to secure sustainable modes of travel and in accordance
with policies CS1 and CS10 of the North Somerset Core Strategy, policy
DM26 of the North Somerset Sites and Policies Plan (Part 1) and the North
Somerset Travel Plans SPD.


Prentis, David
The proposed access would be an extension of Shiners Elms. What visibility splays would be needed? 


24.

25.

26.

27.

28.

The details to be submitted under condition 1 shall include two
pedestrian/cycle routes connecting Yatton to the Strawberry Line across the
site. The pedestrian/cycle routes shall be completed in accordance with the
approved details prior to the first occupation of any dwelling and shall
thereafter be retained as such.

Reason: In order to encourage the use of more sustainable transport choices
and in accordance with policies CS1 and CS11 of the North Somerset Core
Strategy and policy DM 28 of the North Somerset Sites and Policies Plan.

No dwelling shall be occupied until secure parking facilities for bicycles have

been provided for it in accordance with the plans approved pursuant to
dition 1. The approved facilities shall thereafter be permanently retained
kept available for the parking of bicycles at all times.

Reason: To ensure that secure cycle parking facilities are provided in order to
encourage the use of more sustainable transport choices and in accordance
with policies CS1 and CS11 of the North Somerset Core Strategy, policy DM
28 of the North Somerset Sites and Policies Plan (Part 1) and the North
Somerset Parking Standards SPD.

Energy

The dwellings hereby approved shall, not be occupied until measures to
generate 15% of the ongoing energy requirements of the development
through micro renewable or low carbon technologies have been installed and
are fully operational. Thereafter, the approved technologies shall be
permanently retained as such.,.

Reason: To proactively support the wider transition towards a low carbon

future through the use of renewable and low carbon energy in accordance
with policy CS1 and CS2 of the North Somerset Core Strategy and policy

DM2 of the North Somerset Site and Policies Plan Part 1.

Design Standards/Accessibility

All dwellings shall comply with the DCLG ‘Technical housing standards 2015
(as amended) - nationally described space standards’,.

Reason: To ensure dwellings provide acceptable standards of
accommodation in accordance with policy DM42 of the adopted Development
Management Sites and Policies Plan part 1.

A minimum of 17% of the dwellings shall be constructed to comply with
‘accessible and adaptable housing standards' contained in The Building
Regulations 2010 Volume 1 M4(2) Category Two: Accessible and adaptable
dwellings. No above ground work shall take place until the location of these
dwellings together with details of how they will comply with the said standards
has been submitted to and approved in writing by the Local Planning


Prentis, David
The proposal is for a baseline survey in year 1 and monitoring surveys after years 3 and 5. I don’t think these words add anything and suggest that they come out.

Ventham, Kathryn
Deleted

Prentis, David
This reinforces my comment on condition 1 that access (other than the one from Shiners Elms) should be a reserved matter.


29.

30.

31.

Authority. The approved details shall be fully implemented before these
dwellings are occupied.

Reason: To ensure that sufficient accessible housing is provided in
accordance with Policy DM42 of the North Somerset Sites and Policies Plan
(Part 1 - Development Management Policies and the North Somerset
Accessible Housing Needs Supplementary Planning Document April 2018

Drainage

No above ground work shall take place until surface water drainage works
have been implemented in accordance with details that have first been
submitted to and approved in writing by the Local Planning Authority. The
submitted details shall provide information about the design storm period and
intensity, the method employed to delay and control the surface water
discharged from the site to greenfield run off rates and volumes, taking into
account long-term storage and urban creep, and the measures taken to
prevent pollution of the receiving groundwater and/or surface waters in
accordance with the drainage strategy prepated by Hydrock now Stantec
dated ****. The details shall include a timetable for implementation.

Reason: To reduce the risk of flooding to the development from surface
water/watercourses, and in accordance with policy CS3 of the North Somerset
Core Strategy policy and policy DM1 of the North Somerset Sites and Policies
Plan Part 1 (Development Management Policies).

The details to be submitted under condition 1 shall include the current and
proposed finished ground levels (in accordance with the drainage strategy
prepared by Hydrock now Stantec dated ****) across the site together with the
slab, floor and ridge levels (in accordance with the approved height and
scale parameter plan) of the proposed dwellings in relation to the ridge height
of at least two adjoining buildings and/or fixed datum points. The development
shall be carried out in accordance with the approved details.

Reason: To ensure that the finished height of the development is clear and is
contextualised in accordance with policy CS12 of the North Somerset Core
Strategy and DM32 of the North Somerset Sites and Policies Plan Part 1.

Refuse and Recycling

The details to be submitted under condition 1 shall include facilities for the
separate storage and collection of waste and recycling materials. No dwelling
shall be occupied until the facilities relating to that dwelling have been
provided as approved. Thereafter, the facilities shall be permanently retained
as such and kept available for the storage and collection of waste and
recycling materials .

Reason: The Local Planning Authority wishes to encourage sustainable
recycling initiatives in the interests of local amenity and sustainable waste
management and in accordance with policies CS1, CS3 and CS7 of the North


Prentis, David
Has this assessment not already been carried out? SUDS is in the description of development. Are these words necessary?


Somerset Core Strategy and policy DM32 of the North Somerset Sites and
Policies Plan (Part 1).
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