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1 INTRODUCTION 

 This statement has been prepared by Walsingham Planning, on behalf of Mead Realisations 

Ltd. (the Applicant), to support a planning application for residential development on Land at 

Rectory Farm, Yatton. The application is for outline planning permission with all matters 

reserved for future determination, with the exception of access. 

 The proposals have been the subject of pre-application discussions with North Somerset 

Council (the LPA). Residents and key stakeholders, including the Town Council and Ward 

Councillors of whom have also been consulted. 

 The following sections provide an overview of the application site, a description of the 

proposed development, an outline of the relevant planning history and planning policy, and 

the justification for the proposals in the context of S38(6) of the Planning and Compulsory 

Purchase Act 2004. Further information is provided in other supporting documents submitted 

with this application.  

 The full list of the supporting information submitted with this application is as follows: 

• Cover Letter 

• Planning Application forms and certificates 

• Site Location Plan (ref. PL03) 

• Topographical Survey (ref. 14730-TS01) 

• Illustrative Masterplan (ref. PL01) 

• Proposed Access Plan (ref. 0201 P02) 

• Design and Access Statement 

• Planning Statement 

• Statement of Community Involvement 

• Affordable Housing Statement 

• Section 106 – Draft Heads of Terms 
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• Transport Assessment  

• Travel Plan 

• Flood Risk Assessment  

• Drainage Strategy 

• Landscape and Visual Appraisal 

• Historic Environment Assessment  

• Ecological Impact Assessment 

• Tree Survey 

• Tree Constraints Plan 

• Arboricultural Impact Assessment 

• Tree Removal/Retention Plan (Sheet 1 – 4) 

• Phase 1 Contaminated Land Desk Study 

• Energy Statement 

• Preliminary Lighting Assessment 

 Overall, this Statement, along with the other supporting documents that accompany the 

planning application, demonstrates that the proposals accord with relevant planning policy are 

appropriate for the area and address any potential technical issues which could arise as a result 

of development proceeding. 
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2 SITE AND SURROUNDING AREA 

The Site 

 The application site comprises approximately 4.25 hectares of undeveloped land, a residential 

dwelling, and agricultural buildings to the north and south of Chescombe Road, Yatton. The 

boundary of the site is shown edged red on the Site Location Plan submitted with the outline 

planning application and replicated at Appendix 1. 

 The land to the north of Chescombe Road comprises agricultural buildings, a residential 

dwelling and undeveloped land, and land to the south comprises undeveloped land. 

 The site is located to the south west of Yatton directly adjacent to the settlement boundary, 

and to the east of the Strawberry Line cycle path. Existing residential development lies to the 

east, with pasture and fields adjoining the remaining boundaries.  

 The site is bounded on all sides by mature hedgerows and trees, with a narrow woodland belt 

forming the western boundary with the Strawberry Line. The hedgerow boundaries are also 

defined by the local rhines network which lie adjacent to a number of the hedgerows. 

 The site currently includes three existing private vehicular accesses on Chescombe Road 

which bisects the site, with two of the accesses to the northern parcel and the third to the 

southern parcel. 

 The site is connected to the village via Chescombe Road, adjoining the High Street running 

through the centre of the village. The Strawberry Line is directly accessed from Chescombe 

Road via a public right of way adjacent to the western edge of the site. 

 The majority of the site is located within Flood Zone 1, with the western and southwestern 

boundaries partly within Flood Zone 2 and 3. 

 Whilst there are no statutory designations on the site, the Biddle Street Special Site of 

Scientific Interest (SSSI) lies adjacent to the west of the site. There are also areas designated 

as a local wildlife site and local nature reserve adjacent to the south and west of the site. 

 A Grade ll listed building known as Cadbury Farmhouse is located approximately 275m to the 

south east of the application site. 
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Surrounding Area 

 Yatton is a village in Somerset, situated 13.5 miles south west of Bristol, 10 miles north east 

of Weston-super-Mare and 25 miles east of Bath. The closest villages are Cleeve and 

Congresbury which lie to the south of Yatton.  

 Yatton is well connected to its surrounding cities and towns by the A370 which runs to the 

south of the town. The M5 runs to the north of Yatton which can be joined to the south-west 

of the town at Junction 13 which is 5 miles from the site. 

 The site is located within a residential area where there are an existing network of footways 

and footpath connections giving access to local facilities and services. High Street which offers 

education, retail and other local amenities is some 650m north of the site accessible by foot 

via Chescombe Road, which offers lit pedestrian footways on both sides of the carriageway. 

 The Bristol to Exeter train line connects Yatton to Weston-super-Mare, Bristol, Avonmouth, 

and through to Newport. Yatton Rail Station is some 900m north of the development 

accessible by either the existing pedestrian footways on Mendip Road (West) or by an off-

road route, which forms part of the National Cycle Route 26. 

 The site is conveniently located to access the local bus services. The closest bus stops to the 

site are those provided on the B3133 High Street some 650m north-east of the site known 

as ‘Chescombe Road’ which provides regular services to Bristol and Weston-super-Mare. 

 The site is provided with direct access to the National Cycle Route 26 to the west (the 

Strawberry Line Route), which offers a connection locally to Clevedon and Cheddar. To the 

east of the site the existing road network is suitable for cyclists with access to the Avon 

Cycleway some 6km north of Yatton. 

 There are a variety of shops, restaurants and medical facilities within the village, easily 

accessible by foot and cycle. This includes Yatton VC Infant School, Mendip Vale Medical 

Practice, St Mary’s Church, the Butcher’s Arms Public House, Yatton Post Office, Co-op Food 

supermarket and Yatton Village Hall. There is also a playground within walking distance on 

Rectory Way.  

 Further information on the accessibility of the site can be found in the Transport Assessment. 
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3 RELEVANT PLANNING HISTORY 

(A) PLANNING APPLICATIONS 

 The application site is located within the administrative area of North Somerset. According 

to the Council’s website no planning applications have been submitted on the site in recent 

years. 

(B) STRATEGIC HOUSING LAND AVAILABILITY ASSESSMENT (SHLAA) 

 The northern part of the site was assessed in North Somerset Council’s 2014 HELAA as ‘Land 

north of Biddle Street’ (Ref: HE14355). The 2014 HELAA was prepared by North Somerset 

Council to inform the adopted Core Strategy. The site was identified as having potential for 

residential development and the SHLAA schedule shows a yield of 60 dwellings at the site.  

 Both the northern and southern part of the site were submitted in North Somerset Council’s 

most recent 2018 SHLAA as ‘Biddle Street, south of Rectory Farm, Yatton’ (Ref: HE1856) and 

‘Rectory Farm/land adjacent Strawberry Line, Yatton’ (Ref: HE183). Both sites were identified 

as having some potential for residential development. However, at the time of writing North 

Somerset Council are preparing a new SHLAA as part of the evidence base for the emerging 

new Local Plan. This will form part of the evidence base and will include a reassessment of the 

sites submitted to the 2018 SHLAA, new call for site submissions and will build on and refresh 

the previous North Somerset SHLAAs published in 2008 and 2014.  

 As part of the latest consultation on their emerging local plan North Somerset Council 

published a SHLAA Interim Report. The report covers Stage 1 of the SHLAA methodology 

which considers sites against key constraints. The site was not discounted at this stage and 

was included in Schedule 1 as part of a wider site called ‘Rectory Farm/land adjacent 

Strawberry Line, Yatton’ (Ref: HE203). 

(C) PRE-APPLICATION CONSULTATION 

 The landowner submitted a request for formal pre-application advice in 2017. The red line for 

the pre-application submission included both the northern and southern sites (but excluded a 

small field in the northern part). A formal advice report was received from the LPA in 2018 

and a meeting was attended with officers (LPA Ref: 17/P/1712 /PRE). A copy is attached at 

Appendix 2. 
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 The key issues considered in the response are as follows: 

• Policy Compliance 

• Landscape 

• Highways 

• Drainage 

• Ecology 

• Trees 

• Archaeology 

• Planning Contributions 

 The formal advice received provides guidance on the suitability of the site for residential 

development, key issues, and validation requirements.  

 Walsingham Planning also informed North Somerset Council of their appointment as planning 

agent via correspondence on the 5th March 2020.  

(D) PUBLIC CONSULTATION 

 A consultation leaflet outlining the proposals was delivered by post on the 10th December 

2020 to approximately 937 households and businesses in the local area. The leaflet was also 

sent to Yatton Parish Council and the local ward member for comment prior to distributing 

to the local community.  

 A number of meetings have also been attended with Yatton Parish Council including most 

recently their planning committee meeting in August 2020.  

 Local Consultation was also undertaken between June and August 2018 via an advert on 

Facebook reaching 3085 people in Yatton. 

 Further information on the public consultation undertaken by the Applicant is provided in the 

Statement of Community Involvement submitted with this application. 
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4 THE PROPOSALS 

 The proposals seek outline planning permission for residential development comprising up to 

100 dwellings and associated infrastructure. All matters are reserved for future consideration 

with the exception of access, details of which form part of the application. 

 The proposals comprise the following elements: 

• Up to 100 no. new homes (including market and affordable housing); 

• A range of dwelling sizes, types and tenures including 1 and 2 bed apartments & 2, 3 

& 4 bed houses with suitably sized gardens and associated parking; 

• New community green space, walking routes and Community Orchard; 

• Managed areas of public open space (POS); 

• Strategic Landscaping, SuDs and other associated infrastructure. 

 The application is supported by an Illustrative Masterplan (Appendix 3) which shows how a 

scheme of up to 100 dwellings as a mix of 2 storey, detached, semi-detached, terraced houses 

and flats ranging in size from 1 to 4 bedrooms, benefitting from off-street parking, could be 

accommodated. 

 In accordance with Policy CS16 of the adopted North Somerset Core Strategy the application 

also includes provision for 30% of the dwellings as affordable homes (i.e. 30 affordable homes). 

 The proposals include a main vehicular access to the site off Chescombe Road to the northern 

and southern parcel to be designed in accordance with relevant standards and traffic speeds. 

Further details of the access proposals are contained within the Transport Assessment 

submitted in support of the planning application. 

 While the internal road layout is reserved for future determination the Illustrative Masterplan 

demonstrates how internal access to individual plots could be achieved. Pedestrian/cycle 

access will also be provided from Chescombe Road. 

 The Illustrative Masterplan includes green space along the western boundary of both sides 

which includes a community orchard and pathway in the southern corner of the southern 
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parcel, proposed planting, enhanced boundaries, and a potential area for SuDs. The illustrative 

layout shows how it is possible to retain the majority of existing trees on the site. 

 It is proposed that surface water will drain via a combination of private and adoptable surface 

water networks towards three attenuation basin features. 

 Further information on the proposals is provided in the Design and Access Statement 

submitted with this application. 
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5 PLANNING POLICY CONTEXT 

(A) NATIONAL PLANNING POLICY GUIDANCE 

National Planning Policy Framework (NPPF) and National Planning Practice 
Guidance (PPG) 

 The National Planning Policy Framework (the Framework) was published in March 2012 and 

replaces the majority of Planning Policy Guidance Notes (PPGs) and Planning Policy 

Statements (PPSs).  

 A revision of the Framework was published on 24th July 2018 implementing around 85 reforms 

announced previously through the Housing White Paper, the planning for the right homes in 

the right places consultation and the draft revised National Planning Policy Framework 

consultation. 

 On 19th February 2019, the revised Framework was updated following consultation to update 

planning practice guidance on housing need assessment to be consistent with the 

Government’s ambitions for increasing housing supply. The consultation also proposed 

clarifications to national planning policy on, Housing Land Supply, the definition of 

“deliverable” and appropriate assessment for habitats sites. 

 The revised Framework was updated again on 19th June 2019 to remove Paragraph 209a 

following a legal judgement.  

 National Planning Policy Guidance (PPG) was published in March 2014 and supplements the 

Framework and replaces previous forms of guidance. 

 The Framework is a material consideration in planning decisions and places the key emphasis 

on achieving sustainable development. At paragraph 8 it identifies the three dimensions to this 

objective: 

‘‘a) an economic objective – to help build a strong, responsive and competitive economy, by 

ensuring that sufficient land of the right types 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; 

b) a social objective – to support 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 
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accessible services and open spaces that reflect current and future needs and support 

communities’ health, social and cultural well-being; and 

c) an environmental objective – to contribute 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.’’ 

 In respect of implementation paragraph 11 advises that plans and decisions should apply a 

presumption in favour of sustainable development. It advises that for decision-taking this 

means: 

‘‘c) approving development proposals that accord with an up-to-date development plan 

without delay; or 

d) where there are no relevant development plan policies, or the policies which are most 

important for determining the application are out-of-date, granting permission unless: 

i. the application of policies in this Framework that protect areas of assets of particular 

importance provides a clear reason for refusing the development proposed, or 

ii. any adverse impacts of doing so would significantly and demonstrably outweigh the benefits, 

when assessed against the policies in this Framework taken as a whole.’’ 

 This is reiterated in the NPPG which states that:  

‘Where a proposal accords with an up-to-date development plan it should be approved 

without delay.’ 

(Paragraph: 006, Reference ID: 21b-006-20140306) 

 Section 5 of the Framework relates to delivering a sufficient supply of homes including in 

relation to rural areas. In particular, Paragraph 77 sets out that planning policies and decisions 

in rural areas should be responsive to local circumstances and support housing developments 

that reflect local needs. 

 Paragraph 78 relates to sustainable development in rural areas. It states: 

‘‘To promote sustainable development in rural areas, housing should be located where it will 

enhance or maintain the vitality of rural communities. Planning policies should identify 

opportunities for villages to grow and thrive, especially where this will support local services. 

Where there are groups of smaller settlements, development in one village may support 

services in a village nearby.’’ 
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 Section 6 of the Framework relates to building a strong, competitive economy. Paragraph 80 

states: 

‘‘Planning policies and decisions should help create the conditions in which businesses can 

invest, expand and adapt. Significant weight should be placed on the need to support 

economic growth and productivity, taking into account both local business needs and wider 

opportunities for development. The approach taken should allow each area to build on its 

strengths, counter any weaknesses and address the challenges of the future. This is 

particularly important where Britain can be a global leader in driving innovation40, and in 

areas with high levels of productivity, which should be able to capitalise on their performance 

and potential.’’ 

(B) DEVELOPMENT PLAN 

 Section 38(6) of the Town and Country Planning and Compulsory Purchase Act 2004 requires 

Local Planning Authorities to determine applications in accordance with the Development 

Plan unless material planning considerations indicate otherwise.  

 For the purposes of this application the Development Plan for the site comprises the North 

Somerset Core Strategy (adopted in April 2012), the Sites and Policies Part 1: Development 

Management Policies (adopted in July 2016), the Sites and Policies Plan part 2: Site Allocations 

Plan (adopted in April 2018), and the Yatton Neighbourhood Plan (made in July 2019).  

North Somerset Core Strategy (April 2012, readopted January 2017) 

 The North Somerset Core Strategy was formally adopted on 10th April 2012 and contains 

strategic policies to guide development in the area up to 2026. This document supersedes the 

North Somerset Replacement Local Plan (2007) and works alongside further documents to 

provide guidance for new developments. Following a high court challenge nine policies were 

remitted for re-examination. In September 2015 policy CS13 was re-adopted. In January 2017 

policies CS6, CS14, CS19, CS28, CS30, CS31, CS32 and CS33 were readopted. 

 The following strategies and policies are considered relevant to the application proposals:  

• CS1 Addressing climate change and carbon reduction 

• CS2 Delivering sustainable design and construction 

• CS3 Environmental impacts and flood risk management 

• CS4 Nature Conservation 
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• CS5 Landscape and the historic environment 

• CS9 Green infrastructure 

• CS10 Transport and movement 

• CS11 Parking 

• CS12 Achieving high quality design and place making 

• CS13 Scale of new housing 

• CS14 Distribution of new housing 

• CS15 Mixed and balanced communities 

• CS16 Affordable housing 

• CS32 Service Villages 

• CS34 Infrastructure delivery and Development Contributions 

 Policy CS13 of the adopted Core Strategy document has set a target to deliver a ‘minimum’ 

of 20,985 dwellings in the plan period (2006 to 2026).  

 Policy CS14 of the Core Strategy outlines how new housing should be distributed across 

North Somerset including a minimum of 2,100 dwellings at the Service Villages (which includes 

Yatton). In terms of Service Villages it states: 

“At service villages there will be opportunities for small scale development of an appropriate 

scale either within or abutting settlement boundaries or through site allocations. Elsewhere 

development will be more strictly controlled although appropriate development will be 

acceptable within the settlement boundaries of infill villages.  

Settlement boundaries define the area within which residential development is acceptable in 

principle, subject to compliance with other policies in the plan. Development outside the 

settlement boundaries will only be acceptable where a site is allocated in a Local Plan or 

where it comprises sustainable development which accords with the criteria set out in the 

relevant settlement policies (CS28, CS31, CS32 and CS33) 

Priority will be given to the re-use of previously developed land. In all cases, new housing 

development must not conflict with environmental protection, Green Belt, nature conservation 

or any other relevant policies of the Development Plan and should provide any necessary 

mitigating or compensatory measures to address any adverse implications.” 
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 Policy CS16 of the Core Strategy seeks the provision of at least 150 affordable housing 

dwellings per annum. The policy also states that there is a ‘benchmark’ of 30% affordable 

housing provision for developments to meet the local need. 

 Policy CS32 sets out the policy requirements for new residential development at the Service 

Villages: 

‘‘New development within or adjoining the settlement boundaries of the Service Villages 

of Backwell, Banwell, Churchill, Congresbury, Easton in Gordano/Pill, Long Ashton, 

Winscombe, Wrington and Yatton which enhances the overall sustainability of the 

settlement will be supported where:  

• It results in a form, design and scale of development which is high quality, respects and 

enhances the local character, contributes to place making and the reinforcement of local 

distinctiveness, and can be readily assimilated into the village;  

•  It has regard to the size, type, tenure and range of housing that is required;  

• It will not cause significant adverse impacts on services and infrastructure and the local 

infrastructure is sufficient to accommodate the demands of the development  

•  It results in high quality sustainable schemes which is appropriate to its context and 

makes a positive contribution to the local environment and landscape setting;  

• It does not result in significant adverse cumulative impacts (such as highway impacts) 

likely to arise from existing and proposed development within the wider area;  

• The location of development maximises opportunities to reduce the need to travel and 

encourages active travel modes and public transport; and  

• It demonstrates safe and attractive pedestrian routes to facilities within the settlement 

within reasonable walking distance. 

Sites outside the settlement boundaries in excess of about 25 dwellings must be brought 

forward as allocations through Local Plans or Neighbourhood Plans.” 

Sites and Policies Part 1: Development management Policies (July 2016) 

 The Sites and Policies Part 1 was formally adopted on the 19th July 2016 and supplements 

policies in the Core Strategy. The following strategies and policies are considered relevant to 

the application proposals:  

• DM 1 Flooding and drainage 

• DM 2 Renewable and low carbon energy 
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• DM 6 Archaeology 

• DM 8 Nature Conservation 

• DM 9 Trees and Woodlands 

• DM10 Landscape 

• DM19 Green infrastructure 

• DM24 Safety, traffic and provision of infrastructure etc. associated with development 

• DM25 Public rights of way, pedestrian and cycle access 

• DM27 Bus accessibility criteria 

• DM28 Parking standards 

• DM32 High quality design and place making 

• DM34 Housing type and mix 

• DM36 Residential densities 

• DM70 Development infrastructure 

• DM71 Development contributions, Community Infrastructure Levy and viability 

Sites and Policies Part 2: Site Allocations Plan 

 The Sites and Policies Part 2 was adopted on 10th April 2018 and works alongside the Core 

Strategy and Sites and Policies Part 1. Policy SA2 establishes the Settlement Boundaries for 

the various settlements within the District. 

The Yatton Neighbourhood Development Plan 

 The Yatton Neighbourhood Development Plan was made on the 23rd of July 2019 following a 

successful referendum result on the 11th of April 2019. The Neighbourhood Plan covers the 

period 2017-2026. 

 The Plan includes one allocation on a brownfield site under Policy HP2 which the Basic 

Condition Statement for the Neighbourhood Plan states ‘contributes to the provision of housing 

in Yatton through site allocation over and above that identified in the Local Plan (Site Allocations Plan 

April 2018)’. However, the Plan does not contain policies and allocations to meet its identified 

housing requirement. 

 The Plan sets out a number of objectives relating to the environment, housing and transport 

including the following relevant policies: 

• Policy EP1 – Improved access from residential areas to public footpaths. 

• Policy EP3 – Incorporating indigenous planting into proposed amenity areas. 
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• Policy EP4 – External Lighting Standards 

• Policy TP1 – Transport 

(C) EMERGING PLANNING POLICY  

North Somerset Local Plan 2038 

 The West of England Joint Spatial Plan (JSP) was being prepared by North Somerset, Bristol, 

Bath and North East Somerset and South Gloucestershire Councils. North Somerset were in 

the process of preparing a new Local Plan to compliment the JSP. However, on 11th September 

2019 the Examining Inspectors issued a letter to the respective councils which detailed their 

concerns about the soundness of the JSP. On 7th January 2020 North Somerset Council 

formally withdrew from the JSP process and are now preparing a new Local Plan which will 

include strategic and non-strategic policies.  

 A Pre-commencement consultation for the new Local Plan took place between 10th March 

2020 until 22nd April 2020. The Council then carried out a further consultation from 22nd July 

until the 2nd September 2020 to identify the challenges facing the area in the future and identify 

what issues need to be addressed in the Local Plan. The Council also carried out a Choices 

for the Future consultation between 2nd November 2020 and 14th December 2020 to identify 

a preferred strategy for the Local Plan. According to the Council’s latest timetable the 

document is anticipated to be adopted in January 2023. 

(D) OTHER RELEVANT PLANNING DOCUMENTS  

Supplementary Planning Documents 

 The following additional documents and sections are considered relevant to the application 

proposals: 

• Travel Plans SPD (adopted November 2010) 

• Residential Design Guide Section 1: Protecting Living Conditions of Neighbours SPD 

(adopted January 2013) 

• Affordable Housing SPD (adopted November 2013) 

• Parking Standards SPD (adopted November 2013) 

• Biodiversity and Trees SPD (adopted December 2005) 

• Creating Sustainable Buildings and Places SPD (adopted March 2015) 

• Highways Development Design Guide (adopted December 2015) 
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• Development Contributions SPD (adopted January 2016) 

• North Somerset and Mendip Bats Special Area of Conservation (SAC) Guidance on 

Development: Supplementary Planning Document (adopted January 2018) 

• Accessible and Adaptable Housing Needs Assessment SPD (adopted May 2018) 

• National Planning Design Guide (published October 2019) 

Community Infrastructure Levy (CIL) 

 North Somerset Council introduced CIL on the 18th January 2018. The latest CIL Schedule 

sets out the chargeable rates for planning permissions granted in 2020. The rate for residential 

development on sites not designated as Strategic Development Areas and within zone C is 

£93.43 per square metre of new floor space for applications approved in 2020.  

(E) FIVE YEAR HOUSING LAND SUPPLY  

 Paragraph 73 of the NPPF requires local planning authorities to ‘identify and update annually 

a supply of specific deliverable sites sufficient to provide a minimum of five years’ worth of 

housing against their housing requirement.’ The most recently published Five Year Supply 

Position Statement published in April 2020, concluded that the Council could not demonstrate 

a five-year housing supply of deliverable sites, in accordance with national guidance. It 

concluded that the Council could demonstrate a deliverable supply of 4.2 years supply against 

the adopted requirement.  
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6 JUSTIFICATION FOR PROPOSALS 

(A) INTRODUCTION  

 Section 38(6) of the Town and Country Planning and Compulsory Purchase Act 2004 requires 

local planning authorities to determine planning applications in accordance with the 

Development Plan unless material planning considerations indicate otherwise.  

 This section considers the following points: 

• Housing Land Supply. 

• The principle of residential development. 

• How the site accords with other Development Plan policies. 

• How the proposals represent Sustainable Development and address the three roles 

set out by the NPPF. 

• Other material considerations which justify the granting of planning permission. 

(B) HOUSING LAND SUPPLY 

 The Government White Paper Fixing our broken housing market (February 2017) states that: 

“The housing market in this country is broken, and the cause is very simple: for too long, we 

haven’t built enough homes. Since the 1970s, there have been on average 160,000 new 

homes each year in England. 1 The consensus is that we need from 225,000 to 275,000 or 

more homes per year to keep up with population growth and start to tackle years of under-

supply” 

 The implications of this housing shortfall should not be underestimated. It is widely 

acknowledged that the Country is facing a severe housing crisis. In short, the Government’s 

objective of “boost significantly the supply of housing” is an unequivocal message which was 

underpinned by the Lyons Housing Review 2014 which confirmed at page 6 that: 

‘‘For decades we have failed to build enough homes to meet demand. We need to build at 

least 243,000 homes a year to keep up with the number of new households being formed, 

but last year we only built 109,000 homes. Indeed, we have only managed an average of 

137,000 homes a year over the last ten years. Without a change of course, it is predicted 

that the country will be short of up to two million homes by 2020.  
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The consequences of this are widely felt. House prices and rents are going up faster than 

earnings because demand massively outstrips supply. The average home now costs 8 times 

the average wage. The 2011 Census shows that there were one million more children living 

in the private rented sector than ten years previously. Millions of working people are unable 

to afford the homes they want, and their children and grandchildren face the fear of never 

being able to afford the homes they need. 

Our failure to build enough homes also causes volatility in the national economy and damages 

the prospects for growth by reducing labour mobility and undermining the ability of our towns 

and cities to attract new businesses.’’ 

 It has been clear for some time that housing supply is not keeping up with demand. Reasons 

for rising demand include improved life expectancy rates and a growing number of one-person 

households. The need to increase the supply of housing and tackle affordability issues is a key 

housing policy issue for central Government. 

 The September 2012 Housing for Growth Ministerial Statement made it clear that the need 

for new homes is acute, and supply remains constrained. 

 The Taylor Review (2008) sought to set out a vision for “flourishing, vibrant communities – that 

will be genuinely sustainable…… the planning process has to become an engine for regeneration or 

we face a future of decline” (paragraph 2). 

 The Review begins with analysis that the current planning approach, as detailed in PPSs and 

RSSs, represented a “restrictive nature” which had played a part in making rural housing 

unaffordable, ageing population, and sterile communities (paragraphs 20-21). 

 Particular reference is drawn to: 

“how a tick box approach has held back sensitive and appropriate development and how an 

inflexible range of sustainability criteria has condemned many villages to a downward cycle 

of decline with services lost as those who work in them cannot afford to live in them” 

(paragraph 21-25). 

 The White Paper: Planning for the Future consultation document (August 2020) set out radical 

reforms to the planning system with the principle focus on ensuring the delivery of 300,000 

homes annually. 
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North Somerset’s Housing Land Supply 

 Set against the national and local background highlighted above it is important to understand 

the housing land supply situation in North Somerset. 

 As set out in Section 5 the Council are currently unable to demonstrate a five year housing 

land supply. This was initially confirmed by the Bleadon Hill appeal decision issued on 2nd 

March 2017 (PINS Ref: 3142927). The Laneys Drove appeal decision issued on 18th June 2018 

(PINS Ref: 3184845) subsequently confirmed the Council’s supply as 4.4 years. The Council’s 

current position is set out in the Five Year Housing Land Supply Position Statement (April 

2020) which confirms the supply is 4.2 years.  

 According to the Council’s Five-Year Land Supply Position Statement (April 2020) there is a 

residual requirement to deliver 9,678 dwellings over the remaining six years of the plan period 

to fulfil the adopted housing requirement (an average of 1,613 dwellings per annum). This is a 

substantial residual requirement especially when considering that only 11,307 dwellings were 

delivered in the first fourteen years of the plan period. 

 Due to the persistent under delivery of new housing in North Somerset the provision of new 

market and affordable housing carries substantial weight. The Council’s five-year housing land 

supply position is therefore an important material consideration in the determination of this 

application. 

 Given the absence of a five-year supply of housing and with reference to Paragraph 11d and 

footnote 7 of the Framework, policies for determining the application should be considered 

out-of-date. This means that the presumption in favour of sustainable development applies 

and permission should be granted unless: 

“i. the application of policies in this Framework that protect areas or assets of particular 

importance provides a clear reason for refusing the development proposed; or 

ii. any adverse impacts of doing so would significantly and demonstrably outweigh the benefits, 

when assessed against the policies in this Framework taken as a whole.” 

(C) PRINCIPLE OF DEVELOPMENT 

 In broad terms the proposals will contribute towards the minimum of 20,985 dwellings that 

need to be delivered in North Somerset between 2006 and 2026 under Policy CS13. They 

will also contribute to the ‘minimum’ of 2,100 dwellings required at Service Villages (which 
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includes Yatton) outlined in Policy CS14. Furthermore, part of the site is previously developed 

land, the re-use of which is given priority under Policy CS14. 

 Policy CS32 sets an ‘about 25-dwelling’ threshold for new development within or adjacent to 

the settlement boundaries of Service Villages subject to meeting a number of criteria.  

 Whilst the scheme proposed is above the ‘about 25-dwelling’ threshold set out in Policy CS32, 

the application accords with the locational requirement of the policy as the site is directly 

adjacent to the settlement boundary for Yatton. The proposals also accord with the other 

detailed criteria in Policy CS32 therefore any harm as a result of the development will be 

limited (see Table 6.1 below).  

 In view of the fact that the Council cannot demonstrate a five year housing land supply, 

Paragraph 11d is engaged and policies most important for determining the application including 

CS14 and CS32, are out-of-date. As there are no policies in the Framework which provide a 

clear reason for refusing the proposed development, planning permission should be granted 

unless any adverse impacts significantly and demonstrably outweigh the benefits (this is 

considered in section D further below).  

 Importantly, as demonstrated by the supporting documents submitted there is no conflict with 

other relevant policies in the Development Plan (including the Yatton Neighbourhood Plan). 

 A summary of how the scheme responds to each of the other criteria within Policy CS32 is 

set out in Table 6.1 below: 

Table 6.1: Compliance with Policy CS32 of the Core Strategy 

Policy Criteria Proposal’s Compliance 

It results in a form, design and scale of 
development which is high quality, respects 
and enhances the local character, 
contributes to place making and the 
reinforcement of local distinctiveness, and 
can be readily assimilated into the village. 
 

As the application is submitted  in outline the 
appearance, layout, scale and landscaping will 
not be considered until the Reserved 
Matters stage. Nevertheless, an Illustrative 
Masterplan (Appendix 3) has been prepared 
to show how a scheme of up to 100 
dwellings could be delivered. 
 
The Design and Access Statement (DAS) 
submitted in support of the application 
details how the Illustrative Masterplan has 
taken into consideration its surroundings 
and its contextual location within Yatton. 
The dwellings have been arranged to 
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provide views between plots to make the 
most of surrounding architectural and 
natural views. The proposed density reflects 
the surrounding area with a denser grain 
fronting onto Chescombe road and a looser 
grained rural edge towards the western and 
southern edges of the development. 
 
Importantly the proposals represent a 
logical extension for new housing on land 
directly adjacent to the settlement boundary 
of Yatton consistent with the overall scale of 
the village. 
 

It has regard to the size, type, tenure and 
range of housing that is required. 

The proposals comprise up to 100 dwellings, 
of which 30% will be provided as affordable 
(a mix of rented and shared ownership). As 
the application is being made in outline the 
size, type, tenure and range of the housing 
will not be fixed until the Reserved Matters 
stage. However, this will be done in 
consultation with the LPA in order to 
ensure that the offer reflects local 
requirements. 
 
The illustrative layout demonstrates how a 
range of housing can be accommodated 
including 1-4 bedroom dwellings in a mix of 
detached, semi-detached, terraced and 
apartments. 
 

It will not cause significant adverse impacts 
on services and infrastructure and the local 
infrastructure is sufficient to accommodate 
the demands of the development. 
 

The proposed development will contribute 
to the improvement and enhancement of 
local infrastructure through the payment of 
the Community Infrastructure Levy (CIL) 
and site-specific Section 106 contributions. 
  

It results in high quality sustainable schemes 
which is appropriate to its context and 
makes a positive contribution to the local 
environment and landscape setting. 
 

The site is located in a sustainable location 
with good access to local services/facilities 
and public transport routes. 
 
The DAS provides further information on 
how a highly sustainable scheme appropriate 
to its context could be accommodated. 
 
The Landscape and Visual Appraisal (LVA) 
submitted provides further information on 
the landscape characteristics of the site and 
how any effects can be mitigated. 
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In terms of the landscape character of the 
site and its setting the LVA states at 
paragraph 3.6.18: 
 
‘‘The northern field is dominated by 
development, consisting of the dense complex of 
farm buildings and the housing off-site to the 
east, giving it an urban character.   The southern 
field is influenced by the poorly resolved edge of 
Yatton which, combined with the farm buildings, 
the Strawberry Line and the intermittent belt of 
trees along the southern boundary, tend to 
separate it from the wider countryside giving it 
an enclosed, semi-rural character.’’ 
 
In terms of a visual analysis of the site 
paragraph 4.3.1 of the LVA states: 
 
‘‘The site survey showed that the only publicly 
available views where the site is clearly visible 
comprise local views, which are views from up 
to 0.5km away from the site boundary. There 
was one medium distance view (0.5km to 2km 
away) and no long distance views (more than 
2km away) of the site. The site has limited 
visibility from the wider landscape, largely as a 
result of the development, hedges and trees on 
or adjacent to the site and in the wider 
landscape.’’ 
 
Overall, in terms of impact on landscape 
character the LVA concludes that effects of 
the proposed development on the wider 
landscape will be ‘slight’. It also confirms that 
any adverse effects would largely be 
confined to the site and its immediate setting 
and these could be mitigated: 
 
‘‘They would be minimised by the 
implementation of the landscape proposals, 
underpinned by a long-term Landscape 
Management Plan, which would ensure the 
retention and enhancement of the boundary 
trees and hedgerows, and the sustainability of 
the new landscape proposals.’’ 
 
The illustrative layout shows how a high 
quality sustainable scheme could be 
accommodated taking into consideration 
the site’s surroundings and its contextual 
location within Yatton. A strong and 
cohesive community element has been 
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integrated into the plan by providing 
communal green space and an orchard in 
between the proposed housing and the 
Strawberry Line/SSSI to the west. Existing 
landscape features, such as hedgerows and 
trees are retained where possible and 
enhanced to provide screening. The layout 
has maximised ecological opportunities and 
responded to the rural edge character of the 
site.  
 
The application is also supported by 
Landscape Masterplan to help show how the 
landscape proposals could be 
accommodated to make a positive 
contribution to the landscape setting. 
 

It does not result in significant adverse 
cumulative impacts (such as highway 
impacts) likely to arise from existing and 
proposed development within the wider 
area. 
 

The application is accompanied by a suite of 
technical assessments which demonstrate 
that the development would not result in 
any significant adverse cumulative impacts. 
 
In particular, the planning application is 
supported by a Transport Assessment which 
demonstrates that the development will not 
have a ‘severe’ impact upon the local 
highway network. 
 

The location of development maximises 
opportunities to reduce the need to travel 
and encourages active travel modes and 
public transport. 
 

There are bus stops, local shops and welfare 
facilities located within comfortable 
walking/cycling distance of the development 
site. Linked trips on foot, by cycle, by bus 
and rail are equally reasonable transport 
options to the wider area. 

The site is well connected to surrounding 
facilities and services via the existing 
network of footways and cycle routes. The 
facilities and services in Yatton are mainly 
located on High Street approximately 650m 
north east of the site via the footways on 
Chescombe Road. The site is also well 
positioned to connect to existing dedicated 
cycle routes including National Cycle 
Network (NCN) Route 26 directly adjacent 
to the site. 

Due to the site being located in close 
proximity to good existing sustainable 
transport infrastructure and regular bus 
services, residents would benefit from the 
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diverse range of sustainable travel options 
that are already available. 

Further information is set out in the 
submitted Transport Assessment. The 
application is also supported by a Travel Plan 
which identifies measures and initiatives to 
encourage travel to and from the site by 
sustainable modes of travel 

It demonstrates safe and attractive 
pedestrian routes to facilities within the 
settlement within reasonable walking 
distance. 

As set out above the site is within safe and 
reasonable walking distance to services and 
facilities in the village. 

 

 From the above it can be determined that whilst the quantum of dwellings proposed is above 

the ‘about 25-dwelling’ threshold for residential development set out in Policy CS32, the 

proposals are fully compliant with all the other criteria and therefore any harm as a result of 

the development will be limited.  

Summary 

 It is acknowledged that the proposed development exceeds the ‘about 25-dwelling’ threshold 

set by Policy CS32 and the application site is not allocated for residential development. 

However, in view of the fact that the Council cannot demonstrate a five year housing land 

supply, policies most important for determining the application including CS14 and CS32, are 

out-of-date. There are no policies in the Framework which provide a clear reason for refusing 

the proposed development. Therefore, planning permission should be granted unless any 

adverse impacts of doing so would significantly and demonstrably outweigh the benefits which 

is considered below. 

(D) COMPLIANCE WITH OTHER POLICIES IN THE DEVELOPMENT PLAN 

 In order to demonstrate that the proposed development does not result in any adverse 

impacts that would outweigh the benefits of the development the application is accompanied 

by a number of supporting documents.  

 The supporting documents prepared have taken full account of the pre-application discussions 

which have taken place with North Somerset. The feedback received from the local residents 

and Yatton Parish Council has also helped shape the final proposals. 
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 The Illustrative Masterplan submitted shows how a scheme of up to 100 dwellings could be 

accommodated on site which has been informed by the findings of the technical assessments. 

 The supporting documents and the conclusions are summarised below. 

Design and Access Statement 

 The Design and Access Statement that accompanies the planning application describes the site 

in its wider context, key constraints and the design principles that have informed the 

illustrative design solution. It also provides an illustration of how a deliverable scheme could 

be achieved. As the planning application is being made in outline with all matters reserved for 

future determination (except for access) the design of the proposed scheme will not be 

finalised until the Reserved Matters stage. Nevertheless, the Design and Access Statement 

includes an Illustrative Masterplan which shows that a scheme of up to 100 dwellings can be 

delivered in accordance with the identified constraints and opportunities. It also seeks to 

provide clarity as to the quality of the final scheme which will be considered at the reserved 

matters stage should outline permission be granted. 

 In conclusion, the principles set out in the Design and Access Statement will ensure that the 

proposed development is of a high design quality. The proposed development will therefore 

accord with the NPPF, as well as Policy CS12 (Design) and CS32 (Service Villages) of the 

adopted Core Strategy, and Policy DM32 (High quality design and place making) of the Sites 

and Policies Part 1. 

Landscape and Visual Appraisal 

 The Landscape and Visual Appraisal (LVA) that accompanies the planning application presents 

the methodology, context and results of the landscape and visual appraisal process.  

 The LVA confirms that identified landscape and visual receptors are deemed able to 

accommodate up to 100 dwellings on the site. It sets out how the application accords with all 

Development Plan policies relating to landscape including Policy DM10 as follows: 

• The site has a framework of boundaries comprising hedges, some with mature trees, 

with the potential for enhancement and further strengthening with new hedge and 

tree planting using native species characteristic of the area. 

• Additional enhancements include the planting of a community orchard. The 

development would result in a benefit to vegetation on the site. 
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• Views of the development would be limited to mainly local views, close to the site, 

owing to existing development, the framework of substantial mature tree cover and 

the landform. 

• Although the development would change the character of the site from open, grassed 

fields to houses and gardens with open space areas, there are no features of particular 

value within the site. The effect on the wider landscape would be slight.  

• Adverse landscape effects would largely be confined to the site and its immediate 

setting and they would be minimised by the implementation of the landscape 

proposals, underpinned by a long-term Landscape Management Plan, which would 

ensure the retention and enhancement of the boundary trees and hedgerows, and the 

sustainability of the new landscape proposal. 

 The planning application is also supported by a Landscape Masterplan and Indicative Species 

List to help demonstrate that an acceptable landscape scheme can be delivered at Reserved 

Matters stage including appropriate amenity areas and tree planting. 

 On this basis the LVA and Landscape Masterplan demonstrate that the proposed development 

will not adversely affect the landscape and accords with relevant sections contained within the 

NPPF, Policy CS4-CS5, CS12 and CS28 of the Core Strategy, Policy DM9-DM10, DM19 and 

DM32 of the Site and Policies Plan (Part One), and Policy EP3 of the Yatton Neighbourhood 

Plan.  

Transport Assessment 

 The Transport Assessment (TA) submitted in support of this application provides the 

necessary information for the LPA to consider the merits of the development in terms of 

accessibility, sustainability, highway safety, and the impact of development on the local 

network and concludes the following: 

• The site is well connected to surrounding facilities and services via the existing 

network of footways and cycle routes. The facilities and services in Yatton 

are mainly located on High Street approximately 650m north east of the site 

via the footways on Chescombe Road.  
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• The site is also well positioned to connect to existing dedicated cycle routes 

including National Cycle Network (NCN) Route 26 which is also known as 

the Strawberry Line. 

• Due to the site being located in close proximity to good existing sustainable 

transport infrastructure and regular bus services, residents would benefit 

from the diverse range of sustainable travel options that are already available. 

• A review of Personal Injury Accident data covering the latest available five-

year period has been undertaken which has not identified an over-riding 

highway safety issue which would be exacerbated by the proposed 

development. 

• The existing three junctions onto Chescombe Road have been reduced to 

two, provided in a cross-road arrangement. Priority is maintained along 

Chescombe Road to continue to provide a direct route to the Strawberry 

Line for cyclists and the removal of an access point will reduce vehicle 

movements in this section of the lane. Footways are provided to tie into the 

existing pedestrian network. 

• The vehicle flows from the proposed development on key routes from the 

site has been quantified. The magnitude of change resulting from the proposals 

is not significant and, in any case, will be further reduced by the long-term 

effects of COVID-19. 

• Consequently, the development will not have a ‘severe’ impact upon the local 

highway network and there are no material highways or transportation 

matters that would preclude the local planning authority from approving this 

planning application. 

 In conclusion, the Transport Assessment demonstrates that there are no highway or 

transportation reasons which should prevent the proposed development of the site. It also 

shows that the proposed development accords with relevant sections contained within the 

NPPF, Policy CS10 and CS11 of the Core Strategy, Policy DM24 – DM28 of the North 

Somerset Sites and Policies Plan (Part One), and Policy EP1 and TP1 of the Yatton 

Neighbourhood Plan. 
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Flood Risk Assessment and Drainage Strategy 

 The Flood Risk Assessment (FRA) that accompanies the planning application assesses the level 

of flood risk associated with the proposed development. In summary the FRA confirms the 

following: 

• The ‘more vulnerable’ elements of the development lie outside the 1% (100yr) 

AEP +40% (HC) extent (from fluvial/tidal-only model ‘003’) corresponding to 

the Flood Zone 3 extent over the lifetime of the development, and they are 

therefore considered to lie within either Flood Zone 1 (Low Risk) or Flood 

Zone 2 (Medium Risk). ‘More vulnerable’ development is considered 

acceptable within Flood Zone 1 (Low Risk) or Flood Zone 2 (Medium Risk) 

and on this basis the proposals are considered to be in accordance with the 

principles of the Sequential Test. 

• It is recommended that all new building FFLs are set (as a minimum) at the 

higher of either a) 150mm above immediately surrounding ground levels, or 

b) 300mm above the nearest 1% (100yr) AEP+40% CC result location level 

from the fluvial tidal model with rainfall run-off (004). In addition, flood 

resilience measures should be included at all properties up to the level of the 

1% (100yr) AEP+85% CC level at the same nearest result location from the 

fluvial tidal model with rainfall runoff (004). 

• Dry access is shown to be available at all times along Chescombe Road 

northeast in the direction of Yatton from the site in fluvial/tidal-only modelled 

events. 

• The proposals include no new development in any fluvial Flood Zone 3 (High 

Risk) areas that could influence fluvial flood risk off-site. On this basis, the 

proposed development is not considered to cause an increase in flood risk 

within the catchment. 

• A SUDS surface water drainage strategy to manage rainfall run-off from the 

site and mitigate any increase in run-off is provided separately. 

 The application is also accompanied by a Drainage Strategy which sets out the proposed 

strategy for surface water and foul drainage. It is proposed that surface water will drain via a 

combination of private and adoptable surface water networks towards three attenuation basin 
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features. Discharge from the three basins is proposed to be into the existing rhyne network 

to the west of the development. 

 In terms of foul drainage it is likely that a foul pumping station will be required to pump flows 

via an adoptable rising main towards the existing network. 

 On this basis, the Flood Risk Assessment and Drainage Strategy ensures that the proposed 

development accords with the NPPF, as well as Policy CS3 of the Core Strategy and Policy 

DM1 of the Sites and Policies Plan (Part 1). 

Ecological Impact Assessment 

 The Ecological Impact Assessment that accompanies the planning application comprised both 

a database search and a field survey. The application is also supported by a full suite of phase 

2 ecology surveys including relating to bats, dormouse, reptiles and badgers. A lux contour 

plan has also been submitted to help demonstrate that a sensitive artificial lighting scheme can 

be achieved to ensure that the mitigation habitats proposed remain unlit. In summary the 

Ecological Impact Assessment report confirms the following: 

• The existing habitats present on the Site were of low ecological value including a 

farmyard, a series of caravans, a bungalow, species poor improved grassland and 

boundary hedgerows of varying quality. 

• Habitat mitigation proposed includes the retention and enhancement of all of the 

hedgerows with the exception of small lengths which will require removal either side 

of the access road. Approximately 510m of new species rich hedgerow will be planted 

as mitigation for a range of species. 

• Approximately 1.15 ha of improved grassland will be enhanced to a semi improved 

sward through sensitive management 1.04ha of which will be accessible and suitable 

for foraging greater and lesser horseshoe bats (confirmed through production of a lux 

contour plan). 

• Overall the mitigation habitat proposals result in a significant increase in the value of 

habitats present within the red line boundary which is illustrated by use of the Defra 

Biodiversity Metric 2.0. 

• Specific mitigation measures for horseshoe bats associated with the North Somerset 

and Mendip Bat SAC are proposed. Aside from the provision of habitat within the red 
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line boundary an additional 0.95ha of improved pasture outside of the development 

site will be enhanced through sensitive grassland management and planting of 

scattered broadleaf orchard trees. This will fully mitigate for foraging impacts on 

horseshoe bats associated with the Special Area of Conservation. 

• Avoidance and mitigation measures have been proposed to ensure that any adverse 

impacts are reduced as far as possible. These include protection of the offsite 

statutory and non-statutory designated sites by the implementation of pollution 

prevention controls.  

• Assuming the successful implementation of the measures described above the 

proposed development can be considered in line with planning policies CS4 and CS9 

contained in the North Somerset Local Plan Core Strategy. These policies seek to 

ensure that new development is designed to maximise benefits to biodiversity, 

incorporating, safeguarding and enhancing natural habitats and features and adding to 

them where possible. In addition, they require the protection and enhancement of 

biodiversity, planting of trees and provision of strategically important green spaces. 

• The scheme also contributes to the promotion of the Congresbury Yeo, as a local 

corridor for biodiversity and landscape enhancement. The scheme also aids in the 

local development of a network of green spaces, water bodies, paths cycleways and 

bridleways in and surrounding urban areas, recognising the value of sustainable 

drainage systems for green infrastructure.  

 On this basis, the Ecological Impact Assessment demonstrates that the proposed development 

is acceptable in terms of ecological impact and accords with the NPPF, as well as Policy CS4 

and CS9 of the Core Strategy, Policy DM8 and DM19 of the Sites and Policies Plan (Part 1), 

and Policy EP4 of the Yatton Neighbourhood Plan. 

Arboricultural Impact Assessment 

 The Arboricultural Impact Assessment which accompanies the planning application has been 

informed by a tree survey and sets out the arboricultural constraints that have informed the 

Illustrative Masterplan, and which need to be considered at the Reserved Matters stage. In 

summary the Arboricultural Impact Assessment confirms the following:  

• The overall arboricultural impact will be low. 
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• The proposal involves the removal of three low quality trees, two moderate trees 

and one short section of low-quality hedgerow for access into the northern part of 

the site. There will also be a low impact from removal of one low quality ash which 

has Ash Dieback disease. 

• There will be a moderate impact from construction of two houses in proximity to 

two retained birch trees. 

• The impact from construction of two parking spaces and a footpath in the RPAs of 

two birch trees will be mitigated to a moderate to low level with the use of No Dig 

cellular confinement system surface. 

• Boundary trees will be protected during construction works with tree protection 

fencing to created Construction Exclusion Zones. 

• The scheme includes extensive new tree planting. This will provide a substantial 

enhancement to the site and reduce any negative impacts arising from the previous 

loss of trees over the long-term. 

 On this basis the Arboricultural Impact Assessment ensures that the proposed development 

accords with the NPPF, as well as Policy CS9 of the Core Strategy and Policy DM9 of the Sites 

and Policies Plan (Part 1). 

Historic Environmental Assessment 

 The Historic Environment Assessment was carried out to establish the known or potential 

cultural heritage resource in a local, regional, national or international context. The main 

findings are summarised below: 

• There are no designated heritage assets within the application area. 

• The proposed development would have no effect on the setting of Church of St Mary 

and a low effect on the setting of Cadbury Farmhouse. There would be no effect on 

the significance of either asset. There would be no effect on the settings or significance 

of any of the other designated heritage assets within the study area. 

• The examination of historic mapping showed that the application area has not been 

development during the later post-medieval period. The geophysical survey identified 
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a number of features of an agricultural nature and appears to confirm that the 

application site has been largely agricultural during recent centuries.  

• The geophysical survey did not identify any significant features considered to be 

associated with a Romano-British settlement.  

• Overall, it is considered that there is a low potential for the presence of previously 

unrecorded heritage assets of significance within the application area.  

• Any pre-18th century activity on the northern part of the site may have been at least 

partly truncated by the later establishment of Rectory Farm and other agricultural 

activity and drainage activity. 

• There has been no recent development on the site, the means by which archaeological 

discoveries are often made. 

 On this basis, the Historic Environment Statement ensures that the proposed development 

accords with the NPPF, as well as Policy CS5 of the Core Strategy and Policy DM9 of the Sites 

and Policies Plan (Part 1). 

Phase 1 Ground Conditions Desk Study 

 The Phase 1 Desk Study that accompanies the planning application summaries findings of 

geological, historical, and environmental desk study information and develops a conceptual 

model. The report recommends that an appropriate intrusive be undertaken.  

 Overall, the Phase 1 Desk Study Report demonstrates that the proposed development 

accords with the NPPF, as well as relevant policies in the Development Plan documents 

provided further investigation is carried out which can be achieved through an appropriately 

worked condition. 

Energy and Sustainability Statement 

 The Energy and Sustainability Statement submitted in support of this planning application 

demonstrates that the development will incorporate significant renewable energy provision 

sufficient to deliver 15% of the residual primary energy demand. The conclusions of the report 

are as follows: 

• This statement addresses Policy CS2 of the North Somerset Core Strategy 2012, and 

Policy GDP/3 of the North Somerset Replacement Local Plan 2007 in relation to 
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renewable energy provision and the construction of highly efficient buildings which 

seek to minimise energy demand and CO2 emissions. 

• A fabric first approach to sustainable construction is proposed, incorporating 

improvements in insulation specification, a reduction in thermal bridging and 

unwanted air leakage paths and further passive design measures to ensure that energy 

demand and consequent CO2 emissions are minimised through the dwelling fabric as 

a first priority. 

• A range of potential technologies have been assessed for feasibility in meeting the 

energy requirements of Policy CS2, concluding that solar PV constitutes the preferred 

technology for this site. Calculations establish that an installed capacity of 44 kWp 

would be capable of offsetting approximately 124,419 kWh of primary energy demand, 

equivalent to 15.00% of the residual demand of the development. 

• Through following the approach described, total primary energy savings equate to 

19.39% compared with a Building Regulations Part L1A 2013 compliant development. 

 On this basis, the Energy and Sustainability Statement ensures that the proposed development 

accords with the NPPF, as well as Policy CS2 of the Core Strategy. 

Section 106 – Draft Heads of Terms 

 The Section 106 Draft Heads of Terms document sets out the contributions that are likely to 

be sought in order to mitigate the impact of the proposed development. The following 

planning obligations are proposed (and as identified in the pre-application advice), subject to 

meeting the tests in paragraph 56 of the Framework: 

• Provision of affordable housing at 30% of the total number of dwellings proposed. 

• Financial contribution towards education. 

• Provision of on-site public open space and green infrastructure, and mechanism for 

adoption and payment of commuted sums for future maintenance and / or off-site 

financial contribution. 

 In conclusion, the Section 106 Draft Heads of Terms demonstrates that the proposed 

development accords with the NPPF, as well as Policy CS34 of the Core Strategy and Policy 

DM70 and 71 of the Sites and Policies Plan (Part 1). 
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 In addition to s106 obligations it is also worth noting that North Somerset Council has 

adopted a Community Infrastructure Levy (CIL) Charging Schedule, which took effect on 18th 

January 2018. The CIL allows the Council to raise funds from new building projects undertaken 

in their area and is governed by the CIL Regulations 2010 (as amended). CIL is charged as a 

fixed rate per square metre of new floor space created, and the money raised can be used to 

help fund a wide range of infrastructure that is needed to support development. As the 

proposals generate new residential floorspace the development will be liable to CIL payments 

which can be used to improve local infrastructure.  

Summary  

 The above text demonstrates that there are no adverse impacts of the proposed development 

that would significantly and demonstrably outweigh the benefits of the development and the 

application complies with the Development Plan policies. In fact, it has been demonstrated 

that: 

• A high-quality development of up to 100 dwellings can be accommodated on the site 

(30% of which will be provided as affordable housing). 

• The proposed development would not cause significant or wider-ranging adverse 

effects upon its surrounding landscape context. 

• The proposed development will not have a ‘severe’ impact upon the local highway 

network and there are no material highways or transportation matters which should 

prevent the proposed development of the site. 

• The proposed housing is located in Flood Zone 1 and the level of flood risk from all 

sources is acceptable. 

• The proposed development will not have a significant ecological impact and will 

include a number of measures for enhancing biodiversity within the site. 

• The overall arboricultural impact will be low. 

• The scheme will not have an unacceptable impact on heritage assets. 

• The development will incorporate significant renewable energy provision, sufficient to 

deliver 15% of the residual primary energy demand. 
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• A number of contributions can be secured in a Section 106 to mitigate the impacts of 

development. 

 The presumption in favour of sustainable development therefore applies to this application 

and requires planning permission to be granted. 

(E) OTHER MATERIAL CONSIDERATIONS 

Sustainable Development 

 As outlined in Section 5 of this statement the NPPF aims to significantly boost the supply of 

housing and includes a presumption in favour of sustainable development. 

 The presumption in favour of sustainable development is an important material consideration 

and is the ‘golden thread’ running through the NPPF. 

 In terms of what is meant by ‘sustainable development’ the NPPF states at paragraph 7 that 

there are three dimensions to sustainable development (economic, social, and environmental) 

and three roles that the planning system needs to perform. In summary, the proposals would 

address these three dimensions as follows: 

Economic 

 The site is in a sustainable location directly adjacent to the settlement boundary of Yatton and 

the proposed development would help to contribute to growth in North Somerset by 

boosting the supply of housing in the local area. 

 In addition to providing much needed housing, including affordable housing, there are 

numerous other significant economic benefits that would arise from the proposed 

development. The provision of construction jobs and jobs in associated trades is an important 

economic consideration and benefit arising from the proposed development. 

 Importantly the application proposals will deliver housing to improve choice and competition 

in the marketplace and support growth, in accordance with paragraph 73 of the NPPF. The 

considerable positive economic benefit of the proposed development will clearly outweigh 

any minor disadvantage arising from the loss of agricultural land. 

Social 

 The proposed development will assist in meeting the Council’s housing requirement during 

the plan period through the delivery of market and affordable housing to meet the needs of 
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present and future generations. The development will provide a key social role in supporting 

and building a strong, vibrant and healthy community and will make an important contribution 

to affordable housing provision in the area (including 30 affordable homes). 

 The provision of residential development in the area and the introduction of its occupants to 

Yatton will enhance its vitality by playing a role in its social functions and will spend money on 

local services and facilities, thereby sustaining local businesses and activities in the longer term. 

 Overall, the proposed development will give rise to clear social and economic benefits in 

terms of additional patronage supporting local facilities and services. Furthermore, the 

illustrative layout demonstrates that a high-quality built environment can be created for the 

benefit of residents, with good access to public open space, a play area and the countryside 

via the public footpath network. 

 The site is in a sustainable location and provides the opportunity for future residents to walk 

and cycle to local services and amenities in Yatton. 

Environmental 

 It is accepted that the proposed development will result in some change to the rural character 

of the area with the loss of agricultural land. However, the site itself is not subject to any 

specific policies as referred to in footnote 6 to paragraph 11 of the NPPF that would indicate 

that development should be restricted. 

 The application is supported by a range of supporting documents which demonstrated that 

there are no environmental impacts which prevent planning permission from being granted. 

 The proposal involves the removal of three low quality trees, two moderate trees and one 

short section of low-quality hedgerow for access into the northern part of the site. However, 

the scheme includes extensive new tree planting. This will provide a substantial enhancement 

to the site and reduce any negative impacts arising from the previous loss of trees over the 

long-term. 

 The proposals will contribute to the enhancement of the natural environment by providing 

biodiversity gain. Ecological mitigation and enhancement involving measures as outlined in the 

Ecological Impact Assessment can be secured by way of a planning condition.  

 In summary, the proposals can be considered sustainable development. 
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Summary 

 Overall, this section has demonstrated the following: 

• The proposal exceeds the ‘about 25-dwelling’ threshold for Service Villages but it 

complies with all the other criteria in Policy CS32 and any harm as a result of the 

development will be limited. 

• North Somerset cannot currently demonstrate a five-year housing land supply 

therefore Paragraph 11d is engaged. 

• There are no policies in the Framework which provide a clear reason for refusing the 

proposed development. 

• There are no adverse impacts which significantly and demonstrably outweigh the 

benefits of development. 

• The application accords with other relevant policies in the Development Plan. 

• The proposed scheme will bring a range of benefits including the delivery of a 

substantial amount of market and affordable housing which will make an important 

contribution to the Council’s supply. 

• The proposals address the three roles of sustainable development set out in the NPPF. 

 Paragraph 11 of the NPPF therefore applies to the extent that planning permission should be 

granted. 
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7 CONCLUSION 

 This planning statement supports a planning application for up to 100 dwellings on land at 

Rectory Farm, Yatton. The application is for outline planning permission with all matters 

reserved for future determination, with the exception of access. 

 Whilst the proposals exceed the ‘about 25-dwelling’ threshold set by Policy CS32 importantly 

they comply with all the other criteria and any harm as a result of the development will be 

limited. 

 North Somerset cannot currently demonstrate a five-year housing land supply therefore 

Paragraph 11d is engaged. There are no policies in the Framework which provide a clear 

reason for refusing the proposed development. 

 The supporting documents submitted demonstrate that the adverse impacts do not outweigh 

the benefits of the proposed development and the application accords with the other relevant 

Development Plan policies. 

 The proposed scheme will bring a range of benefits including the delivery of a substantial 

amount of new market and affordable housing which will make an important contribution to 

supply in the District. 

 The proposals also address the three roles of sustainable development set out in the NPPF. 

 On the basis of the above it is considered that there is an overwhelming justification for 

planning permission being granted. 
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APPENDIX 1 SITE LOCATION PLAN 
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APPENDIX 2 PRE-APPLICATION ADVICE 
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Pre-application report 

 

NORTH SOMERSET COUNCIL 
PRE-APPLICATION ADVICE REPORT 
 
 
Pre-application No 17/P/1712 /PRE 
Case Officer: Graham Quick  
Location:  Rectory Farm Chescombe Rd Yatton  
Parish: Yatton  
 
 
 
 
We understand your proposal to be 
 
The development of land at Rectory Farm Yatton for between 99 and 105 houses . 
 
Site Description  
 
The site which comprises of 3.1 hectares of agricultural land located to the north and south of  
Chescombe Road, Yatton. The site is split with approximately 0.5 ha to the north of Chescombe  

            Rd and 2.6 ha to the south. The site to the north is sandwiched between Rectory Farm to the 
west and the residential cul de sac of Mendip Close to the east. The site to the south is slightly 
raised and borders the Strawberry Line to the west and further agricultural land to the south.  
 
Summary of our response 
 
Planning permission would be refused as being contrary to Policy CS32  
 
The scheme being over 25 dwellings is not compliant with Core Strategy Policy CS32 and needs 
to be brought forward through the plan making process. You are advised to continue to make 
representations on any emerging Development Plan. At the time of writing this report the Council 
is unable to prove a 5 year supply which would give weight to Policy CS32. However given that 
additional dwellings are to be allocated in the Site Allocation Plan the land supply position will 
undoubtedly improve, although to what extent will only become clear when the Inspectors report 
is received and housing completion surveys are completed. It is anticipated that this will happen 
in November  
 
If you wish to pursue a planning  application then there are  a number of detailed matters raised 
in this report that will need to be addressed and primarily these relate to landscape, highways, 
flooding and ecology  
 
Please note that the associated viability assessment has not been examined  
 
The scope of this report 
 
The purpose of this advice is to identify whether your proposal has a realistic chance of success 
and, if relevant, highlight any potential problems before you submit a formal planning application. 
It is based on the information you have given us and aims to set out the policy issues that should 
be addressed with any future planning application and identify any potential problems. We also 
draw your attention to the advice notes at end of this report.   
 



2 
Pre-application report 

This document makes use of links to web sites and requires use of a computer. If you do not 
have access to a computer, or you require any information in an alternative format or a different 
language, then please phone our Customer Services Team on 01275 888811.  All of the 
council’s libraries have public computers for your use and staff available to help. 
 
Planning policy and background  
 
Legislation requires us to make decisions on planning applications in accordance with the 
‘development plan’ unless there are other ‘material considerations’ that should take precedence 
(such as emerging national policy). 
 
The ‘development plan’ for North Somerset comprises the North Somerset Core Strategy, the 
North Somerset Sites and Policies Plan (Part 1) and ‘saved policies’ in the North Somerset 
Replacement Local Plan (there are other documents relating to waste and minerals). There are a 
number of Neighbourhood Plans which also form part of the development plan.  Copies of all of 
our development plan documents are available on our website  where you can also view an up to 
date table of extant and superseded policies and the current proposals map.  You should satisfy 
yourself that your proposals comply with all relevant development plan policies before submitting 
an application. 
 
‘Material considerations’ can include national policy, which mainly comprises The National 
Planning Policy Framework and additional guidance produced by the council in Supplementary 
Planning Documents. 
 
You can view the planning history of this site, the key planning constraints and the land based 
planning policies that apply to it on our interactive planning map which is available on our 
website. 
 
Planning Assessment 
 
Planning Policy  
The adopted Core Strategy and Sites and Policies Part 1: Development Management Policies 
has a number of detailed policies that are relevant and these are listed below: 
 
Core Strategy  
 
Policy Ref Policy heading 

 
CS1 Addressing climate change and carbon reduction  
CS2 Delivering sustainable design and construction 
CS3 Environmental impacts and flood risk management 

CS4 Nature Conservation  
CS5  Landscape and the historic environment  
CS9 Green infrastructure 
CS10 Transport and movement 
CS11 Parking 
CS12 Achieving high quality design and place making 
CS13 Scale of new housing 

CS14 Distribution of new housing 
CS15 Mixed and balanced communities 
CS16 Affordable housing 
CS32  Service villages  
CS34 Infrastructure delivery and Development Contributions 
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Sites and Policies Part 1: Development Management Policies 
 
   
Policy Policy heading 
DM1 Flooding and drainage 

DM2 Renewable and low carbon energy 
DM 6  Archaeology  
DM 8  Nature Conservation  
DM9 Trees and Wo0dlands  
DM10 Landscape 
DM11  Mendip Hills Area of Outstanding Natural Beauty  
DM19 Green infrastructure 

DM24 Safety, traffic and provision of infrastructure etc. 
associated with development 

DM25 Public rights of way, pedestrian and cycle access 
DM27 Bus accessibility criteria 
DM28 Parking standards 
DM32 High quality design and place making 
DM34 Housing type and mix 

DM36 Residential densities 
DM70 Development infrastructure 
DM71 Development contributions, Community Infrastructure 

Levy and viability 
 
 
Supplementary Planning Documents  
 
The following documents are relevant and can be viewed here 

• Residential Design Guide (RDG1) Section 1: Protecting living conditions of neighbours SPD 
(adopted January 2013) 

• Residential Design Guide (RDG2) Section 2: Appearance and character of house extensions 
and alterations (adopted April 2014) 

• North Somerset Parking Standards SPD (adopted November 2013) 

• Biodiversity and Trees SPD (adopted December 2005)  

• Creating sustainable buildings and places SPD (adopted March 2015)  

• Affordable Housing SPD (adopted November 2013) 

• Development contributions SPD (adopted January 2016)  

• North Somerset and Mendip Bats SAC Guidance on development (2017 Draft )  
 
Critical Policies  
 
There a number of the above policies that are critical in the determination of any forthcoming  
planning application  
 
The site lies adjacent to the settlement boundary of Yatton and the relevant policy governing  
residential development in such locations is Core Strategy Policy CS32 which states: 
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Given that the site is outside of the settlement boundary for Yatton the impact on the surrounding  
landscape will need to be addressed and in that regard Policy DM10:Landscape of the Sites and  
Policies Part 1 Development Management Policies is very relevant. This states that:  
 

All development proposals should: 
 

• Not have an unacceptable adverse impact on the  designated landscape character of the 
district as defined in the Landscape Character Assessment SPD (2005)  and respond to the 
distinctive qualities of the landscape including both the nationally registered and unregistered 
Historic Parks and Gardens in North Somerset 

• Be carefully integrated into the natural, built and historic environment, aiming to establish a 
strong sense of place, respond to local character, and reflect the identity of local 
surroundings, whilst minimising landscape impact.  

• Where appropriate respect the tranquillity of an area. 

• Include appropriate landscaping and boundary treatments in the scheme.  

• Conserve and enhance natural or semi-natural vegetation characteristic of the area.  

• Respect the character of the historic landscape including features such as field patterns, 
watercourses, drainage ditches, stone walls and hedgerows.  

• Where outdoor lighting is proposed adopt a lighting scheme which minimises obtrusive light 
and where dark skies are an important feature of the area. 

 

“New development within or adjoining the settlement boundaries of the 
Service Villages of Backwell, Banwell, Churchill, Congresbury, Easton-in- 
Gordano/Pill, Long Ashton, Winscombe, Wrington and Yatton which enhances 
the overall sustainability of the settlement will be supported where: 
 
• It results in a form, design and scale of development which is high quality, respects  
and enhances the local character, contributes to place making and the reinforcement  
of local distinctiveness, and can be readily assimilated into the village; 
 
• It has regard to the size, type, tenure and range of housing that is required; 
 
• It will not cause significant adverse impacts on services and infrastructure and the  
local infrastructure is sufficient to accommodate the demands of the development 
 
• It results in high quality sustainable schemes which is appropriate to its context and 
makes a positive contribution to the local environment and landscape setting; 
 
• It does not result in significant adverse cumulative impacts (such as highway  
impacts) likely to arise from existing and proposed development within the wider  
area; 
 
• The location of development maximises opportunities to reduce the need to travel  
and encourages active travel modes and public transport; and 
 
• It demonstrates safe and attractive pedestrian routes to facilities within the  
settlement within reasonable walking distance. 
 
Sites outside the settlement boundaries in excess of about 25 dwellings must be 
brought forward as allocations through Local Plans or Neighbourhood Plans” 
 



5 
Pre-application report 

Where some harm to the local landscape character is unavoidable, but a development is 
otherwise deemed beneficial, then positive mitigation measures should be secured by a 
landscape condition or planning agreement (Section 106), involving works on or off-site as 
necessary.  
 

 
How any forthcoming planning application should address these key policies is set out in the 
conclusion of this report  
 
Site Allocations Plan  
 
The site is currently outside of the settlement boundary for Yatton as shown in the North 
Somerset Replacement Local Plan and emerging Site Allocations Plan. The Site Allocations 
Plan was submitted to the Planning Inspectorate for examination on 24 February 2017. Hearings 
were held on 16–18 May 2017. Following the close of the hearings the Inspector wrote to the 
Council on 26 June 2017 requesting that the Council tests additional housing supply to provide 
flexibility and choice and to ensure that the Core Strategy housing requirement is delivered within 
the plan period.  This assessment was undertaken and the additional supply identified for 
inclusion in the plan by the Executive Committee at its meeting on 5 September 2017.  This was 
submitted to the Inspector who instructed the Council to publish the Proposed Modifications to 
the plan.  Consultation will be for six weeks commencing on 18 September.  All responses 
received will be considered by the Inspector prior to issuing her Report.  The plan can then be 
adopted 
 
Land at Rectory Farm Yatton was not included as a site to be reassessed and therefore its 
allocation for development does not form part of the Proposed Modifications to the plan  
 
5 Year Housing Supply  
 
The April 2017 Residential Land Survey concluded that the Council could demonstrate a housing 
supply of 5.15 years.  This is being tested through the Site Allocations Plan examination process.  
Following the hearings held in May 2017 the Inspector wrote to the Council on 26 June 2017.  
She concluded that in order to secure the delivery of the Core Strategy housing requirement, the 
Council should test the provision of additional housing sites.  ‘I consider that the rate of delivery 
expected by the Council in their housing trajectory is optimistic, and that their estimate of five 
year supply is unlikely to be achieved’ (paragraph 13).  ‘Through the allocation of additional sites 
to provide increased choice and flexibility, there is the opportunity for alternative sites to come 
forward and compensate for delays in the delivery of those sites currently identified in the Plan. 
In this way the purpose of the SAP, to deliver the housing requirement of the CS and to secure 
the maintenance of a five year housing land supply is more likely to be achieved’ (paragraph 18).  
The Council undertook an assessment of potential additional housing sites and identified an 
additional 22 sites comprising 821 dwellings, all expected to be delivered within 5 years, to be 
included within the Site Allocations Plan.  This boost to supply has been accepted by the 
Inspector and consultation on the Proposed Modifications commenced on 18 September 2017.  
While the Inspector’s Report is not anticipated until November, it is clear that the Inspector is 
reassured that the plan can be made sound, including the delivery of a five year supply of 
housing land.  The Council therefore expect to be able to demonstrate a housing land supply in 
excess of 5 years at the point of adoption of the plan 
 
 
CONSULTATIONS  
 
A number of internal consultations on this pre application have been received and are set out 
below: 
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Landscape  
 
The proposed development causes coalescence with the farm complex (although not a core 
historic settlement).  A number of existing residences are close to the settlement boundary and in 
places the boundaries are very open, or have low hedges, so development here could be 
prominent from a number of the dwellings.  Development either side of Biddle Street will reduce 
the quality of the approach to the Strawberry Line, making an urbanised corridor.  This could well 
set a precedent for further expansion up to the Strawberry Line making it more urban, rather than 
a largely rural route passing through the open countryside.     
 
If this proceeds to an application, a landscape and visual impact assessment (LVIA) should be 
undertaken (to also include an assessment of the impact upon landscape character). and any 
potential harm to the character and setting of the village and the Strawberry Line  
 
Highways  
 
The site comprises land located to the north and south of Chescombe Road, Yatton.  
Chescombe Road is a Class C Highway.  Vehicular access for the site to the north of 
Chescombe Road is proposed by a priority T-junction.  A priority T-junction is also proposed to 
access the southern parcel of land but with the site access arm to the south being the major arm 
and maintaining priority and the Western arm leading to Rectory Farm becoming the minor arm. 
 
The following points on the submitted Highways Access report should be considered in relation 
to any subsequent application: 
 
TA Scoping 
A Transport Assessment is required to support the application which should be in line with 
Appendix A of the North Somerset Highways Development Design Guide (HDDG).  The following 
points on the TA Scoping (Site Description and existing conditions) are provided: 
 

� 1.1.1  should include public transport 
� 1.3 should take into account developments within the Sites Allocation Plan 

 
Further comments on more specific elements are detailed below. 
 
Traffic Generation 
 
The TRICS assessment provided in 3.2 is accepted.   
 
Traffic Impact 
In addition to the proposed junction capacity assessments the Council would need to understand 
the impact of the development on Yatton High Street which is congested during the AM and PM 
peak period.  Pedestrian use of the crossing is high in the AM peak due to school trips.  There is 
also an issue with congestion around the access to the shopping centre with vehicles waiting to 
turn right into the car park holding up northbound/westbound flows. Vehicles using this routing to 
Clevedon have to go through the busy High Street and negotiate the capacity constrained 
section south of Grassmere Road whilst vehicles turning right to access the A370 or Claverham 
Road will have to negotiate the narrow section near Rectory Way.  
 
National Planning Policy Framework 2012 (NPPF) Annex 2 outlines that a Transport Assessment 
(TA) is “a comprehensive and systematic process that sets out transport issues relating to a 
proposed development. It identifies what measures will be required to improve accessibility and 
safety for all modes of travel, particularly for alternatives to the car such as walking, cycling and 
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public transport and what measures will need to be taken to deal with the anticipated transport 
impacts of the development”. 
 
If the development were to lead to an unacceptable traffic impact on the public highway and on 
the character of the surrounding area, this would be contrary to policy DM24 Highway Safety of 
North Somerset Sites and Policies Plan (Part One) and could provide grounds for refusal. 
 
Access  
It will need to be demonstrated that this arrangement or any additional vehicular access is fit-for-
purpose in traffic and highways terms and meets the required design and safety criteria as set 
out within Manual for Streets and the North Somerset Highways Development Design Guide.  
Please also see comments below on the plans provided: 
 
Appendix D – Indicative Access Arrangement 
 
The HDDG paragraph 5.3.16 states that Minor Access Roads should be at least 5.5m wide with 
2m footways on each side.  The plan submitted in Appendix D shows a carriageway width of 5m 
with 1.8m wide footways on each side which would not be acceptable.   
 
Appendix E – Visibility Splays 
 
Visibility splays appear to be acceptable, however, it is not clear from the drawing submitted how 
trees and other vegetation will impact on visibility and this should be addressed in any future 
application.   
 
A Stage 1 Road Safety Audit will be required on the new access arrangements. 
 
Pedestrian Access 
It must be demonstrated that safe means of pedestrian access to and within the site are provided 
including drop crossings and tactile paving on the likely pedestrian desire lines.  
 
Any subsequent application should include a Non-Motorised User Audit (NMU audit) to ensure 
that appropriate pedestrian and cycle provision is provided between the development site and 
likely routes to local services and public transport provision. Financial contributions may be 
requested towards the formalisation and improvement of these pedestrian routes.  
 
Public Transport 
Access to public transport services must be demonstrated in line with Appendix E of the North 
Somerset HDDG 
 
Internal Layout 
The internal layout has not been considered in any detail.  With any future application we would 
need to be satisfied that: 
 

� Roads conform to the HDDG in terms of width and appropriate pedestrian facilities 
� A large refuse vehicle can negotiate the site and access / egress in forward gear  
� Refuse storage has been considered (with a 30m max distance to collection point from 

property and 15m max walk for refuse collectors) 
� Appropriate access for emergency vehicles is provided 
� Appropriate parking is provided (see below) 

 
Parking 
Policy CS11 of the adopted Core Strategy requires that a development provides adequate 
parking to meet the needs of the users.  Parking Standards and required dimensions are 
currently set out in the North Somerset Parking Standards SPD.  
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The applicant will need to demonstrate that the proposals comply with the North Somerset 
Parking Standards SPD. Any subsequent proposal which does not comply with required parking 
standards may attract a recommendation for refusal of the application.  
 
It should be noted that Highways are currently refreshing the Parking SPD to include a visitor 
parking standard of 0.2 spaces per residential unit which will become adopted policy in due 
course. This should be taken into consideration. 
 
Please also note that a rear parking court appears to be shown in the drawing in Appendix B 
which is not encouraged.   
 
Cycle Parking 
Cycle parking Standards are currently set out in the North Somerset Parking Standards SPD. 
Cycle parking provision must be provided in line with the required standard and shown on 
subsequent plans. 
 
Travel Plan 
 
A Residential Travel Plan would need to be developed in accordance with the Travel Plans SPD. 
 
Further Considerations 
In addition to the above the following items must also be taken account of in any subsequent 
application: 

 
� Detail provided as to which roads are to be adopted.   
� A Construction Traffic Management Plan is likely to be required for this development.  This 

can be secured by condition.   
� In accordance with the agreed outcomes of any subsequent transport assessment / 

statement, highways mitigation measures will be secured by s106 agreement and /or 
planning conditions 

 
The plans provided in the pre-application submission are limited in detail. Further 
Highways considerations may need to be taken in to account as plans for the proposed 
development are progressed.  
 
Drainage  
 
This site will take quite a bit of work to get a successful drainage system, Once the local 
modelling is completed then the flood plain  may well  extend across more of the site than is 
shown on the EA mapping, and therefore to get a viable drainage system will be expensive. 
 

The site will need to demonstrate that they have followed NPPF (paragraph: 103) plus the PPG 
and local guidance which is set out in SPD Creating Sustainable Buildings and Places in North 
Somerset. 
 
The following hierarchy of drainage options should be followed 
1. into ground (infiltration) 
2. to a surface water body 
3. to a surface water sewer 
 
For further advice on design and concepts - West of England Sustainable Drainage Developer 
Guide Section 1 
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http://www.n-somerset.gov.uk/wp-content/uploads/2015/12/West-of-England-sustainable-
drainage-developer-guide.pdf 
 
From the British Geological Survey maps it looks that infiltration would be constrained as the 
ground water is near the surface. The Drainage Strategy must explain which source control 
methods will be used and if not why they have been discounted. As if source control is correctly 
considered it can reduce the long term storage requirements.  Our aim would be to have an 
above ground system which integrates with the existing water network, which utilises the existing 
drainage routes.  Leading to ponds and that pipe work is kept to a minimum. 
   
We would expect to see seasonal variation in groundwater monitored and infiltration tests so the 
design of the sustainable system can account for the conditions.  Particularly if the applicant are 
using any underground sustainable drainage systems or ponds we wish to have the details of 
groundwater levels, preferably not a snap shot but details over several seasons to inform the 
design.   
 
The rhynes link under the Strawberry Line Railway to the Binhay Rhyne, Gang Wall and other 
rhynes, so hydraulic modelling will be required to establish the extent of the local flood plain ( 1 in 
30, 1 in 100 and 1 in 100CC minimum) as the Environment Agency modelling does not take the 
local network into account.  The modelling will need to look at blockage scenarios under the 
Strawberry Line and include the water level management which applies to the network.    
 
The conveyance from this side of Yatton is a known problem with waterlogging of the ground a 
common problem in the winter, therefore the strategy will need to include drain down times and 
long term storage as integral parts of any design in this location. Climate Change should be 
tested at 40% within the design. 
 
The drainage system must take into account the surface water and be designed so that, unless 
an area is designated to flood as part of the design, flooding does not occur on any part of the 
site for a 1 in 30 year rainfall event and that at 1 in 100 year rainfall event no flooding occurs to 
any part of a building (including a basement) or in any utility plant susceptible to water (e.g. 
pumping station or electricity substation) within the development. Any flows resulting from rainfall 
in excess of a 1 in 100 year rainfall event should be managed in conveyance routes that 
minimise the risks to people and property. 
 
For greenfield developments use of Flood Estimation Handbook method, the runoff volume from 
the development to any drain, sewer or surface water body in the 1 in 100 year, 6 hour rainfall 
event must not exceed the greenfield runoff volume for the same event.   The peak runoff rate 
from the development to any off site area, must for the 1 in 1 year rainfall event, and the 1 in 100 
year rainfall event never exceed the peak greenfield runoff rate for the same event.  If the outfall 
is to the rhyne network the above limits may vary as this is the IDB area any discharge to the 
rhyne network will be subject to consultation and agreement with the IDB, therefore discharge 
volumes or rates may vary. 
 
The Council’s policies require a maintenance access of a minimum of 5 metres for ditches and 
watercourses across the site on both sides (SPD Biodiversity and Trees Section 8.4).  The 
proposed design must allow free access to the watercourses, and not create many riparian land 
owners who may not maintain watercourses to the correct standard and therefore flooding to 
property could result.  
 
All culverts on the site should be for access points only and designed to convey a 1 in 100 yr. 
plus CC and will also require Land Drainage Consent from North Somerset Council as the site 
lies within our jurisdiction. 
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The drainage system as a whole should be designed to the SuDS Manual (C753) and pollution 
control treatment train requirements before any water enters the rhyne network as the area abuts 
a designated SSSI and the system must be designed to minimise pollution and be integrated into 
the site to create biodiversity and amenity benefits. 
 
Systems which allow easy clearance of sediments must be used, and a full maintenance plan 
must be in place, which includes details of ownership and the maintenance company, because 
the ease of maintenance of these systems is both prohibitive and required on a regular base, 
also in the long term they could increase flood risk if not maintained correctly.  For maintenance 
reasons we do not recommend underground storage and a minimum maintenance width of 5 
metres is required to all sustainable drainage features. 
 
To discharge any drainage condition attached to the application our minimum requirements 
would be:  

• A site layout which respects the natural drainage regime and protects any water bodies on 
site and allows access to the watercourse for maintenance. 

• Infiltration tests to BRE Digest 365 revised 2016 

• Groundwater monitoring over a complete year minimum 

• A detailed layout of the drainage scheme demonstrating an above ground drainage 
system, with the flooding routes and pond layouts 

• Pollution control measures to protect the downstream catchment 

• The calculations to allow us to check the drainage runoff and storage 

• Design of sustainable drainage to CIRIA 753, BS8582 

• Details of the connections and bridges over the watercourses so we can assess if any 
Land Drainage Consents are required 

• Plan showing the flooded area at a 1 in 100 year plus CC event before and after 
development 

• A maintenance schedule with details of the ownership, and future maintenance regimes of 
all SuDS elements and any rhyne network. 

 
Ecology  
 
The submitted ecological information for the pre application satisfactorily covers potential impacts 
of the development proposals of the above site, identifying key constraints, opportunities and 
scope for mitigation measures. 
 
As detailed in the Constraints and Opportunities notes, the key ecological concerns relate to: 
i) Potential direct and in-direct impacts on the adjacent statutory and non-statutory sites; 
ii) Potential Likely Significant Effects on the North Somerset and Mendip Bats SAC – greater and 
lesser horseshoe bats. 
 
The scope of proposed further survey work and timeline is broadly supported.  The Council 
would advise the addition of water vole and otter survey, or justification for scoping out.  On the 
Council’s  GIS system (please note that species records are not up to date) there is an otter 
record, 2002, ~500m south of the site, New Rhyne area.  Whilst there are no recent records of 
water vole in the Yatton area, they are generally increasing in abundance over the moor habitats 
of North Somerset. There could be potential for water vole and/or otter in the rhyne habitats of 
the application site, or in proximity to the application site.   
 
Consideration will also be needed to be given to hazel dormouse. Dormice have been confirmed 
present in Yatton area application. For example 15/P/1313/O Says Lane, Churchill and northeast 
Yatton - surveys carried out in 2015 found 5 juvenile dormice. Dormouse are also confirmed in 
the Sandford, Dolebury Warren areas; which are linked to the application site by the Strawberry 
Line. If hedgerows are to be impacted by the development, dormouse surveys will need to be 
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undertaken.  If all hedgerows are being fully retained, a precautionary approach could potentially 
be undertaken, whereby presence is assumed and an outline method statement prepared 
detailing Reasonable Avoidance Measures (RAM) with approximate seasonal timings to avoid 
any potential impacts will be required. This will need to include consideration of how suitable 
habitat will be retained and protected to ensure Favourable Conservation Status will be 
maintained. If the scheme includes retaining hedgerow suitable for dormouse as garden 
boundaries, there would be concerns about protection assurance.  Fencing off of any hedgerow 
habitat should also include gaps for movement of protected species and other notable species, 
such as hedgehogs and amphibians. 
 
It is highly likely that the site supports presence of both of the qualifying species of the SAC – 
greater and lesser horseshoe bats. Numerous records exist around Yatton, and both species 
have been recorded in other planning application in the Yatton area. Given the presence of bat 
habitat features (hedgerows, sheep-grazed pasture), proximity to the SAC, context of the site 
adjacent to a key flyway (Strawberry Line) and rich foraging grounds of the surrounding 
landscape, it is considered that there is potential for major impacts (e.g. loss of foraging habitat, 
lighting) therefore the full season of surveys is needed to inform the planning application and 
HRA screening decision. 
 
It is noted on the illustrative masterplan that a large buffer area is incorporated between the build 
area and the SSSI.  In addition to buffering the SSSI, a sufficiently robust buffer area will be 
required as an ecological corridor for horseshoe bats and potentially other protected species. An 
adequate corridor, with SuDs, will be needed to mitigate loss of sheep-grazed pasture for 
foraging horseshoe bats.  The North Somerset and Mendip Bats SAC Supplementary Planning 
Document (May 2017) includes a Habitat Evaluation Procedure, which quantifies the amount of 
bat habitat needed in the scheme proposals to adequately mitigate development impacts (i.e. no 
net loss). Furthermore it is important that any retained/replaced habitat is appropriately managed, 
with limited access in areas, if considered necessary. 
 
It is noted that garden areas on the other boundaries of the site, are currently proposed to be 
abutting the application boundary. Whilst this could potentially be considered to be acceptable 
along the northern boundaries of the larger field (next to road/existing gardens) where it is less 
likely that these boundaries are of importance to protected species, there should be a minimum 
of a 5m buffer, along the eastern hedge/tree line and rhyne. This boundary is adjacent to a local 
wildlife site and a rhyne in the southern corner. The potential importance of this boundary feature 
for protected species will need to be assessed and mitigated appropriately. As identified on the 
ecological constraints plan, this could potentially be a key feature for bats; suitable hedgerow for 
dormouse, and other wildlife.  
 
Trees  
 
The land in question includes trees of significant visual amenity that contribute to the green 
infrastructure of the district. The design must be sympathetic to constraints that trees pose, it will 
be important to include enough of a buffer to trees to allow for future growth and natural 
occurrences like leaf and twig drop.  
 
Dwellings on the northern and western boundary of the larger plot should be located further away 
from the trees and hedgerow to avoid foreseeable future friction between residents and trees. 
 
The two dwellings on the southern boundary of the smaller plot north of the road are likely to be 
heavily shaded which is unsustainable. There will be a need for tree or hedgerow planting as 
boundary treatment to west. 
 
Policy DM9 of the Site and Policies document relates to trees, and sets out our expectations for 
development proposals.  



12 
Pre-application report 

 
. A tree planting proposal plan must show tree crown diameter at mature size, so as not to give a 
false impression of the impact of the trees on dwellings/roads etc. The views of the “significant 
existing trees” may be lost, but it is more important to ensure a succession of trees within the 
built up area. 
 
The following should be submitted with a planning application: 
 
Validation requirements: 

• Site layout based on arboricultural constraints plan to BS5837:2012 

• Tree report to include: 
1. Tree survey to BS5837:2012, carried out by competent and experienced arboriculturist 
2. Annotated tree protection plan to BS5837:2012, showing root protection areas, 

construction inclusion zones and areas where special protection measures are required, 
such as ground protection, tree pruning, no-dig driveway, mini rig piling etc. Information 
about above and below services as well as drainage must be given to the project 
arboriculturist for assessment. It is important that the tree consultant has access to 
proposed drainage and underground service layout so that these issues can be included 
in the protection plan, if necessary. 

3. Method statements for work within root protection areas or within crown spread. 
4. A schedule for regular monitoring of the tree protection measures on site, and supervision 

of any works within the root protection areas of trees by an experienced arboriculturist. 
5. Tree planting schedule, tree pit specifications and 10 year maintenance schedule  

 
Archaeology  

The Congresbury North Marsh was drained by the construction of rhynes under an act of 1819, 

and this is also true for the area proposed for development.  

During the widening of an existing ditch and excavation of a new pond in 1999, archaeological 

evaluation was undertaken and provided evidence of Romano-British activity (MNS8957). A 

number of Romano-British coins, fragments of metalwork and Romano-British pottery, with some 

stonework also noted at the eastern edge of the ditch. The evidence is suggestive of occupation 

either on, or in close proximity to the ditch and pond, resulting in the proposed development site 

possessing high archaeological potential. Further south and east of the proposed site are find 

spots of Roman coins (MNS1966) and possible Romano-British rubbish pits at Cadbury 

Farm/Ashley Gardens (MNS318).  To the north is another Romano-British site at Biddle Street 

(MNS8769).  

The next stage of occupation on the Northmarsh was probably around the 10th century AD, when 

various small areas were drained. Gang Wall (MNS2245) is a slightly later phenomenon (but 

probably still pre-Conquest). A ‘wall’ in the Northmarsh is a large clay dump bank, with ditches on 

each side. The purpose of these is to divide areas of low-lying ground to make it easier to drain 

those areas. Recent documentary and historical research has been undertaken on this asset, 

concluding that Gang Wall is a medieval drainage bank and associated ditches, constructed 

before 1382 to separate the drainage areas of Yatton Moor to its west, and Congresbury Moor to 

its east. The monument is virtually complete and is extremely unusual for such a bank in having 

no road along its surface. Increased access to the Gang Wall cycle path/footpath may result in 

potential adverse effects on non-designated heritage asset. 

To the eastern extent of the proposed development area is the site of a barn and enclosure 

(MNS6731), which is likely to be of post-medieval date, and fell out of use by around 1950, and is 

visible on the 19840s aerial photographs. To the south west are a number of later heritage 
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assets, including a deserted farm site (MNS1809), enclosures of unknown date east of Binhay 

Farm (MNS1967) 

Based on the evidence held in the Historic Environmental Records (HER), there is moderate to 

high potential for archaeological remains dating from the Roman period. An archaeological desk-

based assessment will be required, with a view to undertake geophysical survey and subsequent 

evaluation, in line with NPPF paragraph 128 and the North Somerset Sites and Policies Plan 

(Policies DM6/DM7). This should all be undertaken as soon as possible to ensure suitable 

mitigation is in place should significant archaeological features or deposits be encountered.  

Public Rights of Way/Strawberry Line  

This development would have a significant additional impact on the adjacent Strawberry Line 
cycling and pedestrian route and associated access from the highway that that would need to be 
addressed if this development is to be considered acceptable.  
 
The Strawberry Line provides important sustainable transport links to the railway station and 
other services within Yatton and other local settlements particularly Congresbury. Provision 
would have to be made for the additional wear that would be placed on this route  
 
The highway links of Biddle Street and the accesses off Biddle Street will need to be improved to 
cope with this additional use and also to control access from unauthorised vehicular access and 
other associated anti-social behaviour. Additional signposting and interpretation would be 
required to orientate new residents within this location and their access to services and 
appropriate use. 
 
Sustainable Construction  
 
Policy CS2 of the Core Strategy requires development to be of a good standard of design and 
include sustainable construction techniques with high levels of energy saving.  Should you 
decide to proceed with your proposal, you will need to submit a sustainability/energy statement 
with your planning application. 
 
Your sustainability/energy statement must show how the dwelling has been designed to reduce 
its  energy use by reason of its design, and how 15% of the energy needs of the development will 
be provided by decentralised (preferably on-site), renewable and/or low-carbon technologies.  
Further information on this subject is available in the council’s Supplementary Planning 
Document (SPD) entitled Creating Sustainable Buildings and Places (adopted 24 March 2015).  
 
The sustainability/energy statement should show how sustainable design principles have been 
incorporated into the development. A checklist is provided in the SPD which outlines the 
documentation which must be submitted with different development types to comply with policy 
CS2.  Please note that the government released a planning statement on 25 March 2015 to 
confirm that the Code for Sustainable Homes will cease to exist, so this will not form part of 
policy CS2 from this date.  
 
Space Standards  
 
Policy DM42 of the North Somerset Sites and Policies Plan (Part 1) states that ‘Where practical 
and viable, the Council expects all new build market and affordable housing (across all tenures) 
to comply with the DCLG’s ‘Technical housing standards – nationally described space standard’’. 
If you decide to submit a planning application, your plans and drawings must demonstrate that 
your proposal meets this standards set in this document. 
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Living conditions of neighbours  
 
Policy DM32 of the Sites and Policies Plan (Part 1) states that the design and layout of 
development should not prejudice the living conditions for the occupiers of the proposal or that of 
adjoining occupiers through loss of privacy, overlooking, overshadowing or overbearing impact.  
Policy DM37 also requires that the living conditions of the occupiers and adjoining properties are 
not prejudiced.  
 
A new dwelling should not cause significant harm to the living conditions of neighbouring 
residents when using their gardens or habitable rooms and the scheme should also be designed 
to provide adequate living conditions for the occupants of the proposed dwelling.  For further 
information and advice, please refer to the council’s design guide on the subject, which can be 
found on our website at: Residential Design Guide - Section 1 
 
Waste Storage  
 
New dwellings must be provided with sufficient space for a waste storage area and collection 
point. Provision should be made for every household to store 1 x 180 litre wheeled bin, two 
recycling boxes and a food waste caddy.  For single dwellings, an area of 1.2m2 should be 
sufficient to provide for storage of waste containers and provide space for access.  Storage areas 
should be sited so that the distance householders are required to carry refuse does not usually 
exceed 30m.  A refuse collection point must also be made available that is no more than 15m 
away from where the refuse collection vehicle can manoeuvre.  The surface treatment for the 
collection point and storage area should be non-permeable to prevent potential contamination 
from liquids seeping into the ground.  Care will need to be taken to ensure that the storage area 
and collection point are designed in such a manner as to respect the character of the 
development and the wider area.  The council has produced a guidance note on this subject 
entitled: Residential Design Guide - Section 4 - Recycling and Waste. 
 
Accessible Housing  
 
Access for disabled people is a material consideration in the determination of a planning 
application for new dwellings. Policy DM42 of the Sites and Policies Plan (Part 1) and policy CS2 
of the Core Strategy, promote the development of accessible housing to standards that enable all 
housing to be capable of adaptation and use by everyone.   
 
Any Design and Access Statement (DAS) that you submit with your planning application should, 
amongst other things, describe how your proposals will meet the standards set out in the national 
Building Regulations 2010 Approved Document Part M, Volume 1: Dwellings – M4(2) Category 
2: Accessible and adaptable dwellings. 
 
Your DAS should address each of the features in the Approved Document one by one, where 
relevant.   
 
If, due to the scale and nature of your proposals, you are not required to submit a DAS (as set 
out in the Planning Practice Guidance), you should explain in writing how you have addressed 
the above requirements and annotate your plans accordingly. 
 
Further advice and help on the interpretation of this advice is available by contacting the council’s 
Access Officer, Anthony Rylands, on 01934 634989 or email: Anthony.rylands@n-
somerset.gov.uk.  
 
 
 
 



15 
Pre-application report 

DEVELOPMENT CONTRIBUTIONS  
 
Built Sport and Leisure Facilities  
 
The new residents will impact on a range of leisure facilities within the local area, the majority of 
existing facilities are already at capacity and would not be able to take the increase in usage from 
the new development.  
 
The skate park, BMX track and children’s play area at Hangstones Rec. are adequate to meet 
the needs of the current community but the increase in potential users will greatly impact on the 
site and investment in the site would ensure the sustainability of the facilities and equipment 
going forward. A contribution is required to increase the capacity and accessibility within the play 
area, to meet the needs of a range of age groups. 
 
As stated above the new residents will have an impact on a range of local facilities.  There are a 
number of proposed developments within the Yatton area, and a range of facilities are due 
enhanced to increase their capacity to meet the needs of the new residents, as a consequence 
of those developments. To ensure a wide range of facilities are able to take an increase of users, 
it was decided to spread the contribution across a range of local facilities, to ease the pressure 
from the new residents. 
 
The first contribution would be towards increasing the capacity and improving the accessibility at 
Yatton Bowling Club, which is approximately 700m from this development. The club caters for 
both male and females, from under 18yrs upwards. 
 
The Hangstones Pavilion and Rock Road facilities, provides a wide range of activities for people 
of all ages, and with an increase of local people, this will increase the demand on the facilities 
and put them under pressure to cater for all.Along with Rock Road facilities, other local outdoor 
sports facilities will also be impacted by an increase of residents, the local cricket club is 
approximately 1km away and offers a range of teams from u13 upwards. The contribution would 
be used towards increasing the capacity and accessibility at the club and within its supporting 
facilities. 
 
In summary the financial contributions required from this development can be summarised as: 
 

• Off-site contribution of £30k plus indexation towards increasing the capacity of the play 
area at Hangstones Recreation Ground. 

 

• Off-site contribution of £20k plus indexation towards increasing capacity and accessibility 
at Yatton Bowling Club 

 

• Off-site contribution of £30k plus indexation toward increasing capacity and accessibility at 
Hangstones Pavilion. 

 

• Off-site contribution of £20k plus indexation toward increasing capacity and accessibility at 
Claverham Cricket Club. 

 

• Off-site contribution of £25k plus indexation toward changing and ancillary facilities at 
Rock Road Recreation ground 

 
 
These off site contributions are required at 50% occupation. 
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Education 
 
Based on a standard dwelling mix (see below) with a standard 30% Affordable Housing the total 
financial contribution will be £1,218251 
 
 

 
 

 
 
Green Infrastructure  
 
Based on 105 dwellings, with an average 2.3 person occupancy, equating to 241 people and 

calculated in accordance with Section 8 (Green Infrastructure) of the adopted Development 

Contributions SPD.  . 

 

Formal Park and Public Garden – Under supply, but only required from large scale 

developments so no requirement  

 

Community Park – Not required as threshold not met. 

 

1446 m2 Neighbourhood Open Space – Under supply.  On-site provision is required to address 

the increase in population.  

 

Woodland – There is sufficient accessible woodland nearby at Cadbury Hill.   

 

Conservation Site – Sufficient supply. 
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Green Corridors – Provision / location to be primarily guided by wildlife requirements, but also to 

maximise use for residents.   

 

Allotments – The site is within the 1000m threshold to an existing allotment, so further provision 

is not required.    

 

On-site provision will require 15 year commuted maintenance sums to be paid prior to adoption, 

where the land is to be transferred to and maintained by North Somerset Council (See table 

below).   

 

Note that landscape buffers and SUDS areas are not included in any calculation as POS, 
although they may also be considered for adoption if offered with a 15 year commuted 
maintenance 
 

           Commuted Sum calculations 

Category of Open Space 

 

As at April 2016 (subject to indexation) 

 

Cost Per Square Metre 

for 15 years (unless 

otherwise specified) 

Grassed areas with low density trees, shrubs and recreation 

areas 

£8.05 

Woodland (Mature) £4.67 

Amenity areas and shrub beds including highway verges and 

roundabouts 

£24.64 

High amenity areas including formal parks £147.00 

Open Water £99.83 

Swales (including structures) £11.47 

Specimen Trees (in highway verge) £312.92 each 

Highway verge (grass only) £4.02 

Rhyne maintenance strips £4.02 

              

Supervision of the layout of the Green Infrastructure is required by the S106 Officer at an agreed 

inspection rate.  

 

Supervision Fee at the rate of £34 per hour subject to a maximum Supervision Fee of 2.5% of 

estimated gross construction cost of the infrastructure. 

An undertaking to pay all of the Council's legal costs, including any associated with the land 

transfer must be agreed. 
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Affordable Housing  
 
All sites proposed for 11 or more dwellings, or comprising 1000m2 or more are required to 
provide a minimum of 30% on-site affordable housing, at nil public subsidy, with a tenure split of 
77% social rent and 23% shared ownership.   
 
This application proposes approx... 100 dwellings; therefore the affordable housing requirement 
is 30 of these units. If the total number of dwellings change during the planning application, then 
required amount of affordable housing will change according to the revised number of dwellings.  
 
The Council will only accept a lower affordable housing contribution if the economics of provision 
are such that the provision of affordable housing renders the development economically 
unviable. In this circumstance, the Council or an independent expert employed by the Council, 
will undertake a full review (funded by the developer) of the development costs and projected 
sales values in order to determine the level of provision that may be sought from the developer.  
Please see section 6.1 of the Affordable Housing Supplementary Planning Document (AH SPD) 
2013 for more information.   
 
Discussions on housing need, mix, unit type and affordability should take place early on with the 
Council’s Housing Strategy & Enabling Team. The affordable housing should provide a choice of 
housing types, having regard to the recommendations of the Strategic Housing Market 
Assessment (SHMA), the existing mix of dwellings in the locality and the character and 
accessibility of the location.   
 
Other Development Contributions  
 
In addition to the above financial contributions, when a planning application is received the 
Council will have regard to the Development Contributions Supplementary Planning Document 
which can be viewed here   
 
This document is divided into two parts.  
 

• Part 1: Principles and Operational Guidance provides over-arching guidance on principles 
and operational mechanisms for agreeing and delivering development contributions. It 
includes information on which developments are liable for development contributions and 
how the Council will respond in the event of a lack of development viability.  

 

• Part 2: Guidance on Planning Obligation Requirements contains more detailed guidance 
on how planning obligations will be calculated for a range of different infrastructure and 
service categories.  

 
This SPD is applicable to all forms of development, but some planning obligations will apply only 
to certain types of development (normally residential applications). Part 2 provides guidance on 
which obligations will apply to which types of development 
 
Community Infrastructure Levy (CIL)  
 
The community infrastructure levy is a charge which developers will have to pay towards the cost 
of infrastructure to support development. The levy will be a charge per square metre of 
development. It can vary according to the size, type and location of the proposal  
 
North Somerset Council has adopted a Community Infrastructure Levy (CIL) Charging Schedule, 
which will take effect from 18th January 2018. This means that certain types of development will 
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be required to pay a per square metre levy towards the costs of delivering infrastructure to 
support the growth of the area.  
 
Residential and retail development is likely to be liable for CIL charges if:  
 

• it contains at least 100 square metres of extra floor space (new build); or 

• it is less than 100 square metres but results in the creation of a new dwelling; or 

• you are converting a building that is not ‘in-use’. 
 
Liable applications consented after the 18th January 2018 will be required to pay CIL, even 
if they were registered before that date. For more information please see www.n-
somerset.gov.uk/cil and https://www.gov.uk/guidance/community-infrastructure-levy  
 
The rates are as set out in the table below: 
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Conclusion  
 
The site is considered to be in a sustainable location with many local facilities within walking 
distance however there are a number of issues that need to be addressed either through a 
planning application or through representations on any emerging Development Plan  
 
Fundamentally the site although adjacent to the settlement boundary is above the threshold set 
by Core Strategy Policy CS32 and is not allocated in the emerging Site Allocation Plan. The 

Location(s) Development type (use class) CIL charge 
£/m2 

Zone A: Weston Town 
Centre 

Residential (C3/C4). 0 

Zone B: Outer Weston: 
sites 

Residential (C3/C4) development on sites 
designated as Strategic Development Areas. 
 

20  

Residential (C3/C4) development on sites not 
designated as Strategic Development Areas. 
 

40 

Zone C: Rest of 
District 

Residential (C3/C4) development on sites 
designated as Strategic Development Areas. 
 

40 

Residential (C3/C4) development on sites not 
designated as Strategic Development Areas. 
 

80 

All (zones A, B, C) Extra-care (C2) housing. 
 

0 

Purpose-built student accommodation / halls of 
residence. 
 

40 

Large-scale retail (A1/A2/A3/A4/A5): more than 
280m2 net sales area. 
 

120 

Small-scale retail (A1/A2/A3/A4/A5): less than 
280m2 net sales area. 
 

60 

Commercial (B1/B2/B8). 
 

0 

All other qualifying development. 
 

0 
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Council is progressing towards a five year housing supply which adds substantial weight towards 
Policy CS32 and would be a reason for refusal on any forthcoming planning application.  
 
If you do not wish to pursue a planning application you are advised to continue to put the site 
forward as a residential allocation in the two emerging Development Plans : 
 
(i) Yatton Neighbourhood Development Plan which has recently been submitted for examination 
and will undergo a period of consultation  later this year. See 

https://drive.google.com/file/d/0B7KLkKWnAmsJT1NyYjl6N0o4bzg/view   
 
(ii) North Somerset Local Plan (2018-2036) which should be published for consultation in Spring 
2018  
 
If you wish to pursue a planning  application then there are  a number of detailed matters raised 
in this report that will need to be addressed and primarily these relate to landscape, highways, 
flooding and ecology . It is also suggested that you assess the impact of the proposed 
development in association with other permitted residential schemes at Northend would have on 
the community. 
 
Things we recommend you do 
 
Should you decide to proceed with your proposal you are advised to contact the local parish/town 
council and your elected North Somerset ward councillor. You can find contact details for your 
local council and ward councillor on our planning map on our website. 
 
You are also strongly advised to speak to any neighbours that may be affected by this proposal. 
You will find helpful advice about how to get your project completed and avoid unnecessary 
delays and costs on our website.  
 
What to submit if you choose to submit an application 
 
In addition to the relevant application form you will also need to submit the items identified on our 
validation checklist. If you do not submit all these items we may not be able to process your 
application which will result in delays. Our planning application requirements can be viewed on 
our website. 
  
The following document/s will be particularly important and must be included if you submit a 
formal planning application 
 

• Affordable housing statement 

• Ecology Report  

• Tree Survey  

• Draft heads of terms for a planning obligation 

• Design and Access Statement  

• Energy statement 

• Flood Risk Assessment  

• Open space assessment  

• Street scene drawing 

• Landscape Visual Impact Assessment and Landscape Plan  

• Transport Assessment  
 
 
Detailed advice about each of the documents referred to above can be found on our on our 
website. 
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Advice notes 
 

1. The views expressed are informal views on and based on the information currently 
available. They are without prejudice to the consideration of any planning application, 
which may be submitted, and the more detailed assessment of the issues involved at that 
stage. 

2. Any advice given in relation to the planning history of the site, planning constraints or 
statutory designations does not constitute a formal response of the council under the 
provisions of the Land Charges Act 1975. 

3. The weight given to our advice will reduce the more time that lapses between the advice 
given and the application being submitted because circumstances may change. 

4. Whilst we try to give you all the information available at the advice stage, new information 
may come to light once a planning application has been submitted that we were not 
previously aware of. We reserve the right to take a different view if this occurs, however, 
we will contact you first to discuss the best way forward. 

5. We do not normally undertake consultation with external bodies when considering pre-
application requests. If you decide to submit a planning application we will formally consult 
and this process may raise new and relevant issues that need to be taken into account in 
reaching our formal decision. 

6. We do not normally undertake a site visit at the pre-application stage. If you decide to 
submit a planning application we will carry out a site visit and this may raise new and 
relevant issues that need to be taken into account in reaching our formal decision 

7. Should you require any further advice and information there may be an additional charge. 
8. Further fees or contributions may be required prior to the granting of planning permission 

under S106 agreements or unilateral undertakings. 
 

 
Signed: Graham Quick     
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