BATH AND NORTH EAST SOMERSET COUNCIL
DEVELOPMENT MANAGEMENT COMMITTEE
26th Auqgust 2015

DECISIONS
Item No: 001
Application No:  14/05836/FUL
Site Location: Land Rear Of Yearten House, Water Street, East Harptree,
Bristol
Ward: Mendip Parish: East Harptree LB Grade: N/A
Application Type: Full Application
Proposal: Erection of 8 dwellings and access.
Constraints: Airport Safeguarding Zones, Agric Land Class 1,2,3a, Area of

Outstanding Natural Beauty, Housing Development Boundary,
SSSI - Impact Risk Zones, Water Source Areas,

Applicant: John Sainesbury & Co.
Expiry Date: 17th February 2015
Case Officer: Christine Moorfield

DECISION Delegate to PERMIT. Pending Legal agreement.

0A) Authorise the Head of Legal and Democratic Services to enter into a
Section 106 Agreement to secure the following :-

i) The provision and maintenance of the public footpath and the provision of a
pavement at the front of Yearten House.

ii) Provision and maintenance of the public open space and ecological corridors
iii) Provisin of a management company to ensure the maintenance and

protection of the landscaped areas in perpetuity..
iv) Provision of affordable housing

B) Subject to the completion of (A) authorise the Group Manager - Development
Management to PERMIT the development with the following conditions;-

1 The development hereby permitted shall be begun before the expiration of three
years from the date of this permission.

Reason: As required by Section 91 of the Town and Country Planning Act 1990 (as
amended) and to avoid the accumulation of unimplemented planning permissions.

2 The development/works hereby permitted shall only be implemented in
accordance with the plans as set out in the plans list below.




Reason: To define the terms and extent of the permission.

3 3-The areas allocated for parking on the submitted plan shall be kept clear of
obstruction and shall not be used other than for the parking of vehicles in connection
with the development hereby permitted.

REASON -To ensure that adequate parking provision is provided and retained within
the development.

4 Prior to the commencement of development details to include elevations and
sections through the means of pedestrain access to the site from Middle Lane shall
be submitted to and approved in writing by the Local Planning Authority. Thereafter
the access shall be constructed and retained in accordance with the approved plans.

Reason The applicants have chosen not to submit full details in respect of this
access which is an intergral part of the scheme and given its location within the
village its appearance and construction will require full consideration in the interest of
ensuring that the access is appropriate in terms of appearance and layout.

5 The proposed roads, including footpaths and turning spaces where applicable,
shall be constructed in such a manner as to ensure that each dwelling before it is
occupied shall be served by a properly bound and compacted footpath and
carriageway to at least base course level between the dwelling and existing highway.

Reason To ensure that the development is served by adequate parking spaces for
residents at all times.

6 No development shall commence 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 which has first been submitted to
and approved in writing by the Local

Planning Authority. The programme of archaeological work should provide a field
evaluation of the site to determine date, extent, and significance of any
archaeological deposits or features, and shall be carried out by a competent person
and completed in accordance with the approved written

scheme of investigation.

Reason: The site is within an area of potential archaeological interest and the
Council will wish to evaluate the significance and extent of any archaeological
remainsbefore work commences.

7 No development shall commence until the applicant, or their agents or successors
in title, has presented the results of the archaeological field evaluation to the Local
Planning Authority, and has secured the implementation of a subsequent programme
of archaeological work in accordance witha written scheme of investigation which
has first been agreed and approved in writing by the Local Planning Authority. The
agreed programme of archaeological work shall be carried out by a competent
person and completed in accordance with the approved written scheme of
investigation.



Reason: The site is within an area of potential archaeological interest and the
Council will wish record and protect any archaeological remains.

8 The development shall not be brought into use or occupied until the applicant, or
their agents or

successors in title, has secured the implementation of a programme of post-
excavation analysis in

accordance with a publication plan which has been submitted to and approved in
writing by the

Local Planning Authority. The programme of post-excavation analysis shall be
carried out by a

competent person(s) and completed in accordance with the approved publication
plan, or as

otherwise agreed in writing with the Local Planning Authority.

Reason: The site may produce significant archaeological findings and the Council
will wish to

publish or otherwise disseminate the results.

9 Notwithstanding the provisions of the Town and Country Planning (General
Permitted Development) Order 2015 (or any order revoking and re-enacting that
Order with or without modification) no windows, roof lights or openings, other than
those shown on the plans hereby approved, shall be formed on the dwellings shown
on plots 1, 3, 4, 5, 6 and 7 at any time unless a further planning permission has been
granted.

Reason: Given the proximity of the new dwellings to the existing dwellings the
creation of additional windows, roof lights and/or openings could impact on the
amenities of adjoining occupiers from overlooking and loss of privacy.

10 Notwithstanding the provisions of the Town and Country Planning (General
Permitted Development) Order 2015 (or any order revoking and re-enacting that
Order with or without modification) no extension, external alteration or enlargement
of the dwellings shown on plots 4, 5. 6 7 and 8 hereby approved shall be carried out
unless a further planning permission has been granted by the Local Planning
Authority.

Reason: Due to the AONB location of this site and the relationship of the approved
dwellings to adjacent existing dwellings any further extensions require detailed
consideration by the Local Planning Authority to safeguard the amenities of the
surrounding property and the visual amenity of the area.

11 The proposed first floor windows in the west elevation of the proposed dwellings
on plot 1 and the proposed first floor windows in the east elevation of the proposed
dwellings on plot 3 shall be glazed with obscure glass prior to the first occupation of
this dwelling and permanently retained as such.

Reason: To safeguard the amenities of adjoining occupiers from overlooking and
loss of privacy.



12 No part of the development shall be occupied or brought into use until a Scheme
for the identification of landscaped and protected areas including the establishment
of an exclusion zone around the sett(s) from which all building, engineering and
other operations and personnel working on the site shall be excluded, shall be
submitted to and approved in writing by the Local Planning Authority. The
development shall be carried out in accordance with the approved Scheme or any
amendment to the Scheme as approved in writing by the Local Planning Authority.

Reason: To protect badgers and badger activity from any construction works within
the site.

13 No development shall be commenced until a hard and soft landscape scheme
has been first submitted to and approved in writing by the Local Planning Authority,
such a scheme shall include details of all walls, fences, trees, hedgerows and other
planting which are to be retained; details of all new walls, fences and other boundary
treatment and finished ground levels; a planting specification to include numbers,
density, size, species and positions of all new trees and shrubs; details of the
surface treatment of the open parts of the site; and a programme of implementation.

Reason: To ensure the provision of an appropriate landscape setting to the
development.

14 No site works or clearance shall be commenced until protective fences which
conform to British Standard 5837:2005 have been erected around any existing trees
and other existing or proposed landscape areas in positions which have previously
been approved in writing by the Local Planning Authority. Until the development has
been completed these fences shall not be removed and the protected areas are to
be kept clear of any building, plant, material, debris and trenching, with the existing
ground levels maintained, and there shall be no entry to those areas except for
approved arboricultural or landscape works.

Reason: To safeguard the areas to be landscaped and the existing trees and
planting to be retained within the site.

15 Prior to the commencement of development, a detailed drainage strategy must be
submitted to and approved by the Local Planning Authority. The drainage strategy
should include the following items:

Agreement of points of connection and 'in principal' adoption of proposed surface
water sewer with the Water Company (Wessex Water). This should be provided in
writing.

Runoff volume estimates for the 1in100 year 6 hour event for both greenfield and
post development conditions. The difference in these volumes to be held in long
term storage and released at a rate that is the greater of QBAR or 2l/s/ha.
Simulations demonstrating that there will be no flooding of any part of site for the
critical 1in30 rainfall event. These simulations should be submitted as an electronic
Micro Drainage file (.mdx file).

Simulations demonstrating that there will be no flooding of any building or utility plant
for the 1in100+climate change rainfall event. These simulations can be submitted as
an electronic Micro Drainage file (.mdx file).

an indication of exceedance routes for any flood flows above the critical event



a detailed design drawing of the drainage network including flow control and
attenuation structures

a drawing showing the proposed outfall structure

details of the long-term ownership of the drainage system together with any long-
term maintenance requirements.

This strategy must indicate who will be responsible for the on-going maintenance of
the permeable paving for the main access road. A maintenance regime for the
permeable paving and any other important flow control (Hydrobrake chamber) or
attenuation structures should be provided.

Reason: The information does not provide adequate details in relation to the above
matters and therefore these will require full consideration prior to the development
commencing to ensure there will not be any drainage problems within the locality as
a result of this proposal.

16 Prior to the commencement of development, details of a Scheme to mitigate and
compensate for impacts on badgers and on the badger sett at the site, and to
prevent harm to badgers during works, shall be submitted to and approved in writing
by the Local Planning Authority. This shall include:

i. findings of the most recent update survey and assessment, carried out during the
active season

ii. provision of all necessary mitigation measures, to include, as applicable, mapped
habitat areas, orchard planting and badger runs; provision of an artificial sett, if
applicable; all measures to be in accordance with the recommendations of the
approved ecological reports and findings of further survey.

iii. All measures to be incorporated into the scheme and shown on all relevant plans
and drawings including the layout plan and landscape design iv. Full method
statement and proposed timing of works for sett closure as applicable and copy of
licence application as applicable;

v. full details of all necessary measures, exclusion zones and protective fencing as
applicable to prevent harm to badgers during site clearance and construction

vi. proposed long term management objectives, prescriptions and provision for all
retained / new mitigation features The development shall be carried out in
accordance with the approved Scheme or any amendment to the Scheme as
approved in writing by the Local Planning Authority.

17 No new lighting shall be installed without full details to demonstrate that these
corridors shall not be lit, and full details of proposed lighting design being first
submitted and approved in writing by the LPA; details to include:

i. a plan showing mapped proposed dark corridors, and mapped details to
demonstrate predicted light levels of 0 lux within the dark corridors and 1 lux
adjacent to the dark corridors

ii. lamp specifications, positions, numbers and heights;

iii. details of all measures that shall be used to limit use of lights when not required
and to prevent light spill onto dark corridors, vegetation and adjacent land

Reason: to avoid harm to bats and other wildlife



18 No development shall take place until full details of a Wildlife Protection,
Management and Enhancement Scheme have been submitted to and approved in
writing by the local planning authority. These details shall include:

(i) Final reptile mitigation strategy

(i) Full details of protection of retained habitats to include specifications and scale
plans showing fenced exclusion zones

(iii) Full details of all other wildlife mitigation and enhancement measures, with
specifications, numbers and positions to be shown on plans and drawings as
applicable for example on details of soft landscape design

All works within the scheme shall be carried out in accordance with the approved
details, unless otherwise approved in writing by the local planning authority. The
works shall be carried out prior to the occupation of any part of the development.

Reason: to avoid harm to wildlife and to mitigation for impacts on wildlife

19 No development shall be commenced until a hard and soft landscape scheme
has been first submitted to and approved in writing by the Local Planning Authority,
such a scheme shall include details of all walls, fences, trees,

hedgerows and other planting which are to be retained; details of all new walls,
fences and other boundary treatment and finished ground levels; a planting
specification to include numbers, density, size, species and positions of all new trees
and shrubs, to include mapped areas of, orchard planting, and habitat creation with
exclusively native species planting, incorporating necessary mitigation for reptiles
and badger, and details of long term conservation management prescriptions; details
of the surface treatment of the open parts of the site; and a programme of
implementation.

Reason: To ensure the provision of an appropriate landscape setting and wildlife
mitigation to the development.

20 Prior to the commencement of the development, a construction management plan
shall be submitted to and approved in writing by the Local Planning Authority which
shall include a strategy for the means of removal of soil from the site and methods
and timing of wheel washing and road cleaning as necessary during the duration of
the construction period.

The development shall thereafter be carried out in accordance with the approved
method statement/operational statement.

Reason: To ensure the safe operation of the highway and in the interests of limiting
the disturbance and inconvenience caused to adjacent residents during the
construction period.

21 The development hereby permitted shall be implemented in accordance with the
plans and in particular the finished floor levels as indicated on the approved plans in
relation to the existing ground levels shall be strictly adhered to.



Reason: To ensure that the dwellings are constructed in accordance with the plans
and with slab levels that ensure that the development will not have a detrimental
impact on the visual and residential amenity of the locality.

PLANS LIST:

CA/14048/P1 Existing Site Layout

CA/14048/P2A Proposed House Type A Plans and Elevations
CA/14048/P3A Proposed House Type B and C Plans and Elevations
CA/14048/P4A Proposed Details

CA/14048/P5 Site Location Plan

CA/14048/P6C Site Layout (and sections xx and yy)

CA/14048/P7 Proposed House Type D Plans and Elevations (note: this

one, dated March 15, is incorrectly labelled P6 on the actual drawing, but the plan
title is correct and should be referred to as P7)

14013/01 Topographical Survey

SP01A Swept Path Analysis for a large refuse vehicle

The applicant is advised of the need to submit plans, sections and specifications of
the proposed structural works for the steps to Middle Street for the approval of the
Highway Authority. The applicant should be aware that this process can take in the
region of 6 weeks to conclude and will incur an additional fee.

The applicant is advised of the need to consult the Area Highways Manager on
01225 394337 before access works commence.

The applicant is advised that the proposed estate roads, footways, footpaths, verges,
street lighting, sewers, drains, retaining walls, service routes, surface water outfall,
vehicle overhang margins, embankments, visibility splays, accesses, carriageway
gradients, drive gradients, car parking and street furniture will be required for
adoption under S38 Highways Act. For this purpose, plans and sections, indicating
as appropriate, the design, layout, levels, gradients, materials and method of
construction shall be submitted to the Local Planning Authority in writing for approval
before their construction begins. Advance Payment Code will apply as appropriate

The applicant is advised that Bath and North East Somerset Council will not adopt
any drainage features.

In determining this application the Local Planning Authority considers it has complied
with the aims of paragraphs 186 and 187 of the National Planning Framework. For
the reasons given, and expanded upon in a related case officer's report, a positive
view of the submitted proposals was taken and consent was granted.



