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FOREWORD

WELCOME TO OUR VISION FOR OLYMPIA PARK.

Probably only once in a generation does a town like Selby 
have the opportunity to secure its long-term economic and 
housing future. We believe that Olympia Park will give Selby that 
opportunity and what we have set out in the following pages is 
the way in which the landowners see the Vision being delivered. 

Selby Farms and BOCM PAULS have worked together with Selby 
District Council for more than ten years to create a scheme that 
will deliver much needed jobs and housing in a highly sustainable 
location on the edge of Selby town and the village of Barlby. The 
scheme recognises the need to reinvigorate the housing supply 
with a mix of modern family homes. The shift in the nature of 
employment is represented within the concept for the Selby 
Farms employment land.

The two landowners both have long associations with Selby and 
Barlby and we are genuinely delighted to be involved in creating 
a lasting legacy that will carry historic Selby into the next phase 
of its exciting modern development.

Richard Cooper

Group Commercial Director

BOCM PAULS Ltd

John Dickinson

Director

Selby Farms Ltd
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OLYMPIA PARK PROJECT VISION
Source:  ATLAS, Planning Performance Agreement Inception Day Summary Report, May 2011

The development will have a distinctive 
design character that draws on the variety 
of local context and in particular the rich 
tapestry and mixed local styles that exist in 
Selby.  It should promote the opportunities 
of ‘gateways’ to both housing and 
employment parts of the development.  It 
should have effective green infrastructure 
that integrates with the high quality green 
spaces, sports facilities, pedestrian and 
cycle linkages and also retains respects 
and promotes biodiversity. 

The development will provide a range 
of house types to improve the offer of 
accommodation within Selby, with a level 
of affordable housing that is viable and 
responds to local need.  It will contribute 
to meeting the educational needs 
directly generated by the residents of the 
development and will aim to do so in such 
a way that encourages interaction with 
the new residents. 

The employment opportunities will create 
jobs that assist in meeting both the needs 
generated by the development itself, 
Selby and wider needs whilst ensuring 
that the employment elements are 
easily accessible by a range of transport 
modes.  The employment offer should also 
promote Selby as a business destination in 
North Yorkshire.’

It will be a development where 
connections and linkages take advantage 
of and build on existing provisions and 
in particular, encourage pedestrian and 
cycle linkages within the site and to the 
town centre.  It should promote the use of 
public transport as a means to integrate 
existing residents and workers of Selby 
with the development and new residents 
and workers from the development with 
Selby.  

‘The development should fully integrate 
both physically and socially with Selby 
town centre and the wider area and aspire 
to be sustainable and to promote better 
opportunities for housing provision and 
jobs whilst being a development that 
is suffi ciently fl exible so that it is viable 
and deliverable.  A safe environment 
will be created within the development 
that encourages healthy lifestyles and 
living and delivers an appropriate level of 
community facilities.
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DOCUMENT STRUCTURE

Olympia Park is a proposed mixed use urban 
extension to the town of Selby, North Yorkshire.  
The local authority, Selby District Council 
(SDC), has identifi ed the site in their Draft 
Core Strategy as the only strategic site in the 
District. Amongst the provisions within Core 
Strategy Policy CP2A, which covers Olympia 
Park, is a requirement for the promoters to 
produce a Masterplan and Framework Delivery 
Document (FDD) and to have it approved prior 
to the determination of any subsequent planning 
applications. 

This document intends to meet the policy 
requirement and in the event that the Core 
Strategy is not adopted during the determination 
of planning applications for Olympia Park, an 
aspirational policy will inform determination, (if 
it is adopted, the application will be determined 
against a Supplementary Planning Document or 
SPD). The aspirational policy or the SPD will 
be supported by this Framework and Delivery 
Document and the Preferred Masterplan.  

Whilst designed specifi cally to meet the 
immediate policy requirements of SDC, the 
FDD provides a detailed record of the Olympia 
Park landowners’ intentions for the site. It will 
form the basis against which future planning 
applications will be considered and will provide 
a reference document for any party which might 
have an interest in the evolution of the Olympia 
Park project and its future. 

The FDD describes the site, its geographic 
location and features. It goes on to examine 
the way in which the Olympia Park scheme 
has evolved from its beginnings in 2006 to the 
scheme produced by Spawforths on behalf of 
the landowners and submitted to SDC with the 
FDD in May 2012.

Taking the Preferred Masterplan, key principles 
for the site such as movement hierarchies, green 
infrastructure and sustainability are described 
and examined in detail and where constraints 
affect the site, their mitigation and positive 
outcomes are set out. The inter-relationship of 
each element is described with respect to both 

the site itself and its immediate surrounding area. 

The FDD concludes with a section that refers 
to the viability  of the Olympia park project and 
the ways in which the partners will bring the site 
forward for development.

The FDD has been produced by the landowners, 
but has been the subject of detailed collaborative 
work between them, offi cers and advisers of 
SDC and ATLAS, (staff of which have facilitated 
the development of the document).



Olympia Park is a unique mixed use development 
opportunity which will deliver 1,000 houses, 
retail facilities and 2,500 full time equivalent   
(FTE) jobs in a highly sustainable location to 
the east of Selby town and within Barlby parish. 
The majority of the site is less than a mile 
from the town centre. The site will be able to 
deliver approximately 40% of Selby’s housing 
requirement in the plan period up to 2027.  

The Olympia Park site comprises approximately 
92 hectares of brownfi eld and greenfi eld land in 
three ownerships:-

• Selby Farms Ltd (Selby Farms) – land 
immediately to the west of the A63 Selby 
Bypass

• BOCM PAULS Ltd (BOCM PAULS) – land 
to the south of Barlby Road, including land 
south of the Leeds-Hull railway line

• Greencore plc (Greencore) – land already 
consented for B1, B2 and B8 uses and lying 
to the west of the A19/A63 roundabout and 
immediately to the east of BOCM PAULS

This FDD has been produced by Spawforths, 
the planning consultants for BOCM PAULS and 
Selby Farms, and covers the area within their 
ownership.  

The River Ouse to the north, west and south, 
the Leeds-Hull railway, the A63 Selby Bypass 
and the Potter Group all provide strong physical 
boundaries within and around the site which 
have shaped the approach to the disposition 
of uses. Employment uses have been located 
immediately to the west of the A63 on land that 
will be opened up by the provision of a new 
access road from the existing roundabout on 
the A63. This new access will link to the Potter 
Group and will not only provide excellent access 
for the employment land to the trunk road and 
motorway network, but will also provide an 
opportunity to divert Potter Group HGV traffi c 
away from Barlby Road.  

A new bridge from Barlby Road over the Leeds-
Hull railway will provide the main access to the 
residential area south of the railway and will result 
in the closure of the existing level crossing and 

the remediation of contaminated land adjacent 
to Barlby Road. The retained BOCM PAULS mill 
and new retail and residential uses on brownfi eld 
land fronting Barlby Road will create an exciting 
and much improved gateway to Selby.  

The proposals for the Olympia Park site are 
based on the Preferred Masterplan which is 
the fi nal iteration of a process started in 2006 
when SDC commissioned BDP to produce a 
Concept Plan for the subject area. The evolution 
of the Masterplan has been a collaborative one 
involving the landowners, SDC and ATLAS and 
most recently has been conducted under a 
Planning Performance Agreement.  

The Preferred Masterplan has accommodated 
the rights of neighbours and the constraints they 
impose on the scheme. The proposals have been 
the subject of signifi cant local consultation and 
comments from the community have helped 
shape the scheme.  

The site of the proposed residential area to the 
south of the railway already contains sports and 

EXECUTIVE SUMMARY
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sources will also contribute to the green 
infrastructure.

All the residential  areas, the retail and the 
bridge access from Barlby Road, together with 
the access road which will open up employment 
land, will be the subject of a planning application 
in May 2012.  The proposed disposition of uses 
in the employment land are contained in an 
indicative concept plan located in the appendix.

The delivery of residential and employment 
land will take place up to 2027.  It is expected 
that infrastructure provision (starting with the 
bridge access to the residential land and the 
access road to the employment land) will start 
in 2013/2014

Extensive viability work carried out by the 
landowners demonstrates that this exciting and 
highly sustainable opportunity for the creation 
of jobs and housing in Selby is deliverable.

allotment facilities which as part of the scheme 
will be relocated and substantially enhanced. 
The scheme will also provide a primary school, 
if required by the local education authority.  The 
scheme will retain many of the existing mature 
trees, some of which will line the pedestrian 
and cycle routes that will link the residential 
and employment areas with the town and 
surrounding areas.     

The site is within the fl oodplain of the River 
Ouse and part of it has fl ooded in the past. 
The site now benefi ts from the 1 in 200 year 
protection provided by the fl ood defences 
completed by the Environment Agency in 2008. 
The site is considered by EA to be a “defended 
site”. 

A surface water drainage strategy directs water 
away from the site and takes it under the A63.    
Sustainable Urban Drainage Scheme (SUDS)
provide the opportunity to enhance wet and 
semi wet wildlife habitats throughout the site.  
Acoustic bunding which will mitigate local  noise
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THE  SITE

View from BOCM PAULS looking across the site.
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are primarily accessed via Recreation Road. The 
eastern land is accessed from a spur road and 
roundabout on the A63 bypass.

There are a number of unadopted roads and 
tracks within the boundary of the site which 
serve as the rights-of-way that link the two 
access points and the Potter Group site and 
Ouse Bank properties.  The River Ouse towpath 
runs along the southern boundary of the site and 
forms part of the Trans-Pennine Trail (National 
Route 65).

The site whilst predominately fl at slopes gradually 
down towards the south eastern corner, where 
the A63 bypass crosses the River Ouse, and 
consequently the western part of the site, within 
the immediate meander of the River Ouse, is at 
the highest level.

 The Grade I listed Selby Abbey in Selby Town 
Centre is visible from within the site and over 
it from the elevated section of the A63 bypass.

mill is Greencore owned land with the benefi t of 
consent for B1, B2 and B8 uses. 

To the west of the railway lies Barlby Bridge, a 
residential neighbourhood with some facilities 
including a primary school, public house, corner 
shop and recreation and open space. Between 
this housing and the BOCM PAULS mill is the 
Rank Hovis mill.

Between the western side of Olympia Park and 
the River Ouse there are a number of private 
residences situated on Ouse Bank including 
Bleak House, Willowbank House and Elm House. 
These properties are all accessed by rights-of-
way through the BOCM PAULS land.

Land to the north of the Leeds-Hull railway line 
is currently accessed directly off Barlby Road.  
Land to the south of the railway line is accessed 
via a level crossing over the railway line from 
Barlby Road and via Recreation Road, a traffi c 
controlled single track road which runs under 
the railway line.  The level crossing provides the 
primary access route to the Potter Group whilst 
existing residential properties on Ouse Bank 

The Olympia Park site comprises 92 ha of land 
located immediately to the east of Selby town 
centre and within the Barlby Parish and within 
a meander of the River Ouse. The boundary 
of the site is formed by the River Ouse, Barlby 
Road (A19), the Leeds-Hull railway and the Selby 
Bypass (A63). The site surrounds the Potter 
Group, a large freight, warehouse and distribution 
site where containers are transferred between 
road and rail.  Selby itself is approximately 30 
miles east of Leeds and 23 miles south of York.  
Selby is connected by rail to Leeds, Hull, York, 
Manchester and London. It is also accessed from 
junctions 34, 36 and 37 of the M62 Motorway 
which lies seven miles to the south of the site.

 To the west of Potter Group, the BOCM PAULS 
land is predominately previously developed 
brownfi eld land with allotments, sports pitches, 
woodland and some agricultural land.  To the east 
of Potter Group the land is greenfi eld owned by 
Selby Farms. This land is currently farmed with a 
farm house and associated buildings on the river 
side. BOCM PAULS also own an operational mill 
business on the Barlby Road frontage. North of 
the railway and to the east of the BOCM PAULS 

THE SITE



OLYMPIA PARK SITE LOCATION PLAN
Barlby

Rank Hovis Mill

River Ouse

Barlby Bridge 
Neighbourhood

Grade I listed Selby 
Abbey

Selby Town Centre

The Potter Group

Ouse Bank

Bleak House

Willowbank House 
and Elm House

Selby Bypass (A63)
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THE SITE - SITE PHOTOGRAPHS

3. Looking south-east from the river bank over Barlby Road - showing the relationship between the Rank Hovis and BOCM PAULS mills and Barlby Bridge housing 6. Looking north to the railway level crossing

2. Looking south-west towards the existing ‘gateway’ to Selby past BOCM PAULS mill along Barlby Road 5. Ouse Bank as seen from Ousegate

1. View from A63 looking west towards The Potter Group 4. Heading east over the River Ouse from Selby
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10. Looking north over the allotments towards the mills from Trans-Pennine Trail

8. Views to Selby Abbey are ROSsible when trees are not in leaf

7. Looking south-west from the river bank Derelict Buildings on Barlby Road

9. Looking west from the fl ood defences showing Ouse Bank properties and Selby Abbey

Red line to be confi rmed by SDC
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THE SITE

LAND OWNERSHIP

There are three principal land owners on the 
Olympia Park site BOCM PAULS Ltd, Selby 
Farms Ltd and Greencore owning 45.7ha, 36.3ha 
and 5.3ha respectively.

There are a number of other landowners with 
operational uses or smaller land holdings within 
the Olympia Park site boundary.



LAND OWNERSHIP PLAN
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The former and current industrial uses on the 
site form the character of the western part of 
Olympia Park. The structures and buildings on 
the BOCM PAULS site, Rank Hovis site and the 
Potter Group all tend to have large footprints 
and the mill structures are tall.  This industrial 
character contrasts starkly with the neighbouring 
Victorian grid pattern character of the mainly 
red brick terraced housing to the west. These 
properties were built to house the workers of 
the neighbouring mills and industrial buildings.

The skyline of Selby is dominated by the Grade 
1 listed Selby Abbey. The tower of the Abbey can 
be seen throughout Selby and the surrounding 
area. 

SITE HISTORY

Until the early 20th century, development in 
Selby was largely focused on the western bank 
of the River Ouse and Olympia Park was a wet, 
marginal land prone to fl ooding within the rivers 
meander.  A few properties, clustered around the 
Toll Bridge crossing on Barlby Road are identifi ed 
on the 1890s map spreading from the Toll Bridge 
on the eastern banks of the river and from 
Barlby to the north by the early 20th Century.  
As is common in the UK, industry in the form of 
mills and other industrial uses developed to the 
east of the main habitation.  The proximity to the 
Leeds-Hull railway appears to have given rise to a 
number of rail spurs to serve the industry in the 
area and the Potter Group continue to use this 
facility. The scale of the BOCM PAULS mill and 
industrial operations on the site have reduced 
signifi cantly over recent years leaving a number 
of unused structures within the site.  Many of 
these structures line Barlby Road which serves 
as one of the main access corridors into Selby.

THE SITE

Pre-1913 BOCM PAULS mill looking east with Barlby Road shown on the 
left

Pre-1913 BOCM PAULS mill looking from the north looking over the River 
Ouse and Barlby Road

HISTORIC PHOTOGRAPHS
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• Development is restricted to west of the River 
Ouse 

• The railway has been constructed with a spur 
reaching north towards Barlby

• The Toll Bridge and Barlby Road have also been 
completed

1890 MAP

• Development has continued to spread along 
Barlby Road from Selby

• The current BOCM PAULS mill site has been 
developed

• Properties on Ouse Bank appear for the fi rst time
• The rail head into Potter Group appears

1950 MAP

• The A63 Selby Bypass has been constructed 
defi ning the eastern boundary of the site

• Housing development has occurred within Barlby
• Further industrial development has occurred on 

the opposite side of the River Ouse

2011 MAP
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in Selby, which is identifi ed as the principal 
settlement and focus for future growth.  As such 
the development will make a major contribution 
towards Selby’s role as the economic, cultural 
and social hub of the District. 

Parts of the site were previously allocated for 
employment growth in the Selby District Local 
Plan or safeguarded for the expansion of freight 
handing and storage activities associated with 
the Potter Group railhead. The creation of new 
employment opportunities is also intended 
to support the continued expansion of these 
activities.

PLANNING POLICY CONTEXT

Olympia Park is identifi ed in SDC’s Core Strategy 
as a strategic site for mixed employment and 
residential development.

This identifi cation refl ects it unique location 
on the edge of the built up area close to Selby 
town centre, providing an opportunity to create 
a sustainable urban extension, combined with 
the regeneration of former industrial land and 
premises. 

The site was selected following evaluation of a 
number of alternative locations around Selby, 
and was considered the most sustainable option 
because of its good relationship with the existing 
pattern of development, its accessibility to the 
highway network and public transport, and 
because it is part brownfi eld. 

Development at this location is acknowledged 
in the Core Strategy as the most appropriate 
way of promoting a signifi cant proportion of 
planned new housing and employment growth 

THE SITE
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2 SFRA (February 2010). Site specifi c FRAs 
will be required to address relative fl ood 
level vulnerabilities across the site.

vii. Development proposals will be expected to 
deliver the necessary infrastructure, facilities 
and services, including recreation open space, 
to support new and expanded communities, 
and to cater for the needs of new businesses, 
in accordance with the Councils approved 
standards applicable at the time of future 
planning application(s). This may include 
fi nancial contributions to secure provision 
by public agencies and reservation of land 
to accommodate education and health care 
provision, and community facilities such as a 
meeting hall, local convenience shopping and 
recycling.

viii. The development should provide up to 
approximately 40% affordable housing over 
the lifetime of the scheme. Each residential 
phase of development will be expected 
to contribute towards affordable housing 
provision, the precise amount, type, and 
tenure of each phase to be determined 

iii. The Master Plan will be produced in 
consultation with stakeholders and the local 
community prior to determination of any 
applications for development.

iv. Principal access to new residential 
development south of the Leeds–Hull railway 
will be from a new junction with Barlby 
Road involving a new road bridge across 
the railway and stopping up of the existing 
level crossing. Access to new employment 
land in the eastern part of the site will be 
taken from the existing roundabout junction 
on the A63 Selby Bypass, through a new link 
road to the Potter Group site. Both the 
new link road and road bridge are required 
to be constructed in advance of residential 
development south of the railway.

v. The impact of new development on the 
existing transport network should be 
minimised.

vi. A sequential approach should be taken 
to residual fl ood risk and development 
vulnerability, in accordance with the 
requirements set out in the Council’s Level 

DEVELOPMENT PRINCIPLES 

The principles for developing the site have been 
written into policy within the Submission Draft 
Core Strategy (May 2011 - Policy CP2A).  These 
principles (as amended by the Councils proposed 
change to Policy CP2A) are;

i. Development within the defi ned area will 
be programmed to deliver 1000 new homes 
and 23 hectares of new employment land 
in the period up to 2027, with a further 
10.6 hectares reserved for longer term 
employment use.

ii. A comprehensive, phased approach to 
development is required in accordance 
with an approved Framework and Delivery 
Document and an approved Master Plan, 
which will ensure the release of employment 
land in the eastern part of the site prior to 
future residential development south of the 
Leeds–Hull railway.
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include energy from local biomass or waste 
technologies, combined heat and power 
schemes and/or community heating projects.

pedestrian and cycle routes between the 
development and neighbouring areas, 
including Selby Town Centre.

xii. Development should protect and enhance 
the amenities of existing and future residents 
and protect the viability of existing and 
future businesses.

xiii. New development should protect and 
enhance the character and setting of Selby 
Town Centre Conservation Area, including 
maximising views to the Abbey Church and 
ensuring Selby’s skyline is not detrimentally 
impacted upon.

xiv. Development should incorporate sustainable 
development principles, including sustainable 
construction and drainage methods, and low 
carbon layout and design, and should where 
feasible and viable derive the majority of 
total predicted energy requirements from 
de-centralised and renewable or low carbon 
sources.

xv. In addition to incorporation of micro 
generation infrastructure, this might 

at application stage (for each phase of 
development), through an Affordable 
Housing Plan.

ix. The opportunities created through 
the development of this area should 
be maximised to enhance the riverside 
and general environment including the 
retention, enhancement and creation of 
green infrastructure and wildlife habitats, 
provision of new landscaping, including 
structural landscaping, relocation of existing 
allotments and sports fi elds within the site, 
and provision of new recreation and amenity 
space.

x. Proposals should ensure high quality design 
refl ecting the prominent ‘gateway’ location 
of the site.

xi. Development should maximise opportunities 
for sustainable travel , including reducing the 
dependency on the car through development 
of a Travel Plan and by providing suitable 
access to existing local facilities and services, 
providing new passenger transport links, 
and ensuring safe, attractive and convenient 
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OLYMPIA PARK PROJECT VISION

The employment opportunities will create jobs 
that assist in meeting both the needs generated 
by the development itself, Selby and wider needs 
whilst ensuring that the employment elements 
are easily accessible by a range of transport 
modes.  The employment offer should also 
promote Selby as a business destination in North 
Yorkshire.’

The development will have a distinctive design 
character that draws on the variety of local 
context and in particular the rich tapestry and 
mixed local styles that exist in Selby.  It should 
promote the opportunities of ‘gateways’ to 
both housing and employment parts of the 
development.  It should have effective green 
infrastructure that integrates with the high 
quality green spaces, sports facilities, pedestrian 
and cycle linkages and also retains respects and 
promotes biodiversity. 

The development will provide a range of house 
types to improve the offer of accommodation 
within Selby, with a level of affordable housing 
that is viable and responds to local need.  It 
will contribute to meeting the educational 
needs directly generated by the residents of 
the development and will aim to do so in such 
a way that encourages interaction with the new 
residents. 

‘The development should fully integrate both 
physically and socially with Selby town centre 
and the wider area and aspire to be sustainable 
and to promote better opportunities for housing 
provision and jobs whilst being a development 
that is suffi ciently fl exible so that it is viable and 
deliverable.  A safe environment will be created 
within the development that encourages healthy 
lifestyles and living and delivers an appropriate 
level of community facilities.

It will be a development where connections 
and linkages take advantage of and build on 
existing provisions and in particular, encourage 
pedestrian and cycle linkages within the site 
and to the town centre.  It should promote the 
use of public transport as a means to integrate 
existing residents and workers of Selby with the 
development and new residents and workers 
from the development with Selby.  

Collaborative working has created a joint and shared Vision and Objectives for the site which brings together the aspirations of the landowners, local authority and other stakeholders.

Source:  ATLAS, Planning Performance Agreement Inception Day Summary Report, May 2011
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ENVIRONMENTALLY SENSITIVE 

• Development of the site should be 
approached in a manner that seeks to 
incorporate and safeguard measures for 
future integration of sustainable energy 
infrastructure 

• Development at the site should aspire to be 
as sustainable as possible whilst at the same 
time ensuring that it is both deliverable and 
viable

• Employment is a key part of the development 
proposed at the site and its potential to 
deliver sustainable credentials of achieve 
carbon reduction should be fully explored

• The provision of sports pitches, allotments, 
green infrastructure and open space at the 
site should be considered in the context of 
promoting sustainability

• The development should promote 
biodiversity by retaining and respecting 
environmental assets which exist at the site 
and by identifying the potential to promote 
new opportunities.  

• The development should promote  
sustainable urban drainage considering 
existing ground conditions, drainage 
infrastructure and fl ood risk relationships.

HOUSING & THE BUILT ENVIRONMENT

• Design approach helps to create a sense 
of arrival and place, such as through the 
provision, layout and use of high quality 
green space 

• The design approach should draw upon the 
variety of local contexts and in particular 
the rich tapestry and mixed local styles that 
exist in Selby to defi ne a mix of character 
areas.

• Create a design framework that builds in 
fl exibility to respond to the changes in 
market conditions over time, in particular 
in relation to the approach to unit sizes, 
densities and storey heights 

• The design approach should acknowledge 
the difference in context and potential 
approach for housing to the north and south 
of the railway line

• Identify and enhance gateways into the both  
the housing and employment parts of the 
sites and how these can be treated.

• Careful design treatment will be necessary 
around the point at which the road bridge    
accesses the site.

TRANSPORT AND CONNECTIVITY

• Integrating new development with existing, 
with the best possible access to services 
and community facilities that already exist 
and also those that may be delivered by the 
development

• Encouraging alternative modes of travel 
to the car by accommodating pedestrians, 
cyclists and public transport 

• Achieve good permeability within the site 
and to the surrounding area including the 
town centre for both pedestrians and cyclists  

• Public transport should be provided and it 
should be delivered at the early stages with 
an emphasis to linking into existing networks 

• The development should facilitate economic 
growth whilst also ensuring that the access 
arrangements segregate commercial and 
non-commercial traffi c where possible

• Whilst promoting alternative modes of 
travel to the private car, the development 
should make appropriate provision for car 
parking.

• The development should consider the 
existing pedestrian and cycle linkages 
beyond application boundaries and seek to 
ensure these are retained to help future 
proof routes to and through the site.

OLYMPIA PARK DEVELOPMENT OBJECTIVES
Source:  Extract from ATLAS, Planning Performance Agreement Inception Day Summary Report, May 2011
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ECONOMY

• The employment / commercial development 
proposed should be linked to promoting 
Selby as a business destination. 

• The employment / commercial development 
proposed should promote opportunities for 
retaining existing and creating new and jobs 
in Selby 

• The employment use at the site should seek 
to deliver a mix of uses whilst also being 
sensitive to proposed and existing adjacent 
uses.

• The higher value employment uses (such as 
car showrooms) should be accommodated 
along A63 bypass, these should be sustainable 
and complementary to other employment 
based activity 

• Provision of the access road from the A63 
will be a key requirement to promote the 
site and attract occupiers and it should 
therefore form part of the earlier phases.

• The approach to phasing of the site should 
have regard to the short, medium and 
long term aspirations for bringing forward 
employment activity to the site.  

• The potential for linkages with Selby College 
for training should be encouraged.

COMMUNITY FACILITIES & SERVICES

• Make sure needs of new population are 
appropriately addressed particularly 
education, health, community and sports

• Capacity related to school provision 
should be explored further and addressed, 
in particular relating to primary school 
provision which is constrained.  

• The delivery of other community 
infrastructure including health facilities and 
community facilities would be desirable but 
will need to be considered in the context of 
need generated from the development and 
existing provision 

• Sports facilities which will include sports 
pitches should be provided at the site and 
could be the focus to create a ‘hub’ of activity.

• The potential to make sports facilities at the 
site available for community and school use 
should be explored 

• Provision of new of community facilities at 
the site should not damage the sustainability 
of existing facilities near the site and more 
broadly across Selby.

EQUITY & HOUSING PROVISION

• The development should seek to deliver 
the policy target of approximately 40% 
affordable housing across the site, subject to 
viability

• The S106 should have suffi cient fl exibility to 
deal with viability   

• The development should seek to include an 
appropriate mix of housing types, including 
an element of housing for larger families / 
larger units 

• The development should consider and 
deliver appropriate accommodation for the 
elderly

• The design approach to houses should be 
tenure neutral and ensure full integration 

• The potential for self build accommodation 
and live / work housing should be explored 
with the market and accommodated within 
the development.
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View from the A63 Bypass looking west towards BOCM PAULS mill showing Barlby to the right and Selby Abbey to the left
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IDB connections
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INTRODUCTION

The Olympia Park proposal seeks to maximise 
the opportunities that this sustainable site 
provides and to minimise the impact of 
constraints.  Initial desk top surveys of the site 
and technical assessments testing the quantum 
and location of development have identifi ed 
several constraints and opportunities. Detailed 
reports of technical constraints will be submitted 
with the subsequent planning applications, (refer 
to appendix for a comprehensive list of these 
reports).   A summary of site constraints and 
opportunities, is outlined in the following pages. 
This information has been used to shape and 
infl uence the scheme creating a development 
that is practical, achievable, deliverable and 
accords with the Vision for the area and the 
policy aspirations contained in CP2A of the Draft 
Core Strategy. 

SITE ANALYSIS
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SITE CONTEXT

The site is located immediately to the east of 
Selby town centre and within the Barlby parish.  
The boundary of the site is formed by the River 
Ouse, Barlby Road (A19) the Leeds/Hull railway 
and the Selby bypass (A63).  The railway forms 
a signifi cant barrier to movement between the 
southern parts of the site and the neighbouring 
areas with only limited crossing points at 
Recreation Road and via the level crossing to 
Barlby Road, effectively making this part of the 
site quite inward looking.  

Ouse Bank residents have vehicular and 
pedestrian rights of access across BOCM PAULS 
land to their properties via Recreation Road and 
under the railway. Potter Group have rights of 
access across BOCM PAULS land to access their 
site via the level crossing.  

Existing allotments and sports pitches are 
located in the western corner of the site and 
are accessed via the Recreation Road underpass.   
These community facilities are leased from 

• Development focuses around Selby Town Centre
• Large plan buildings are located around the site 

indicating industrial and agricultural uses
• Dense terraced housing is located west of site
• Garden suburb style housing to the north of the 

site(Barlby)

FIGURE GROUND PLANADJACENT LAND USES

• Residential use
• Industrial use
• Recreational Open 

Space
• Agricultural Land

• Education Facilities
• Places of Worship
• Retail/Commercial

SITE ANALYSIS
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defences to the south of the site and over the 
site from the A63 bypass.

Southerly views across the fl at fl oodplain towards 
the river and East Common are punctuated by 
commercial factory and warehouse units with 
long views only possible from the fl ood defences 
which rise above the site. On the opposite bank 
of the river (Ousegate) a number of recently 
constructed residential apartment blocks are 
visible.  Views east are prevented by the A63 
which sits on an embankment. Equally views of 
the river are restricted by the height of the fl ood 
defences to the south (approx. 3m above ground 
level).

Views into the site are possible from south 
of the River Ouse on Ousegate (to the east 
of the railway) but are blocked by the railway 
bridge from the western end. Further views 
of the eastern part of the site will be visible 
from the A63 bypass until the tree planting on 
the embankment matures. The site will also be 
visible from properties to the south of the River 

Selby and Barlby.  The fi ne-grain typologies of 
the surrounding housing and the large industrial 
blocks throughout the site are evident from the 
fi gure ground plan.

Within the site there is a large primary substation 
located at the junction of Recreation Road and 
the Potter Group access road. There is also a 
small substation close to the railway bridge over 
Recreation Road.  

The site enjoys considerable river frontage and 
access to the Trans Pennine Trail.   This trail 
connects Selby Farms and BOCM PAULS land 
between the Potter Group and provides easy 
access to Selby town centre and the wider area.

VIEWS

The towers and spires of Selby Abbey are 
sometimes visible from specifi c locations within 
the site if trees are not in leaf. Unrestricted views 
to the Abbey are also possible from the fl ood 

BOCM PAULS for a peppercorn rent and are 
well used by the community.

BOCM PAULS site north of the railway is in 
close proximity to Barlby and Barlby Bridge and 
is linked to these areas by Barlby Road.

BOCM PAULS land which sits close to Selby 
town centre (on the western part of the site) 
is heavily industrialised and houses a number of 
large buildings. The Potter Group and Leeds-Hull 
railway dominate this area. The eastern part of 
the site is a greenfi eld site between the Potter 
Group and the A63 bypass. 

The BOCM PAULS mill and Rank Hovis mill on 
Barlby Road are existing employment uses within 
and next to the site respectively.  To the north of 
the site lies Barlby where Greencore’s factory is 
located next to the A63.  An area of land north 
of the railway, owned by Greencore has existing 
consent for employment uses and lies within the 
Olympia Park site.     The fi gure-ground plan of 
the area expresses its character as a location 
between two places, the neighbourhoods of
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URBAN DESIGN ANALYSIS

The river running along the southern boundary 
of the site forms a strong barrier to movement 
creating an edge with limited local crossing 
points - the old Toll bridge and the new A63 
bypass swingbridge. A further edge is formed by 
the Leeds-Hull railway which wraps around the 
edge of the site and divides the BOCM PAULS 
land into north and south. The only crossing 
points of the railway are the level crossing in 
the BOCM PAULS operational mill and via the 
Recreation Road underpass.  The river separates 
the site from Selby and the railway separates 
the majority of the site from Barlby. The BOCM 
PAULS land north of the railway relates to Barlby. 

The Selby Farms land is isolated from its 
surroundings by the railway, The Potter Group, 
the river and the A63 bypass with the only 
connections being the Trans-Pennine Trail to the 
south and an access point from the bypass.

The terrain of the area is relatively fl at which 
places a visual importance on height and makes 

An analysis of the Olympia Park site following principles described by Kevin Lynch

SITE ANALYSIS
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allows opportunities to create a distinct 
neighbourhood. There is also an opportunity to 
relate BOCM PAULS land north of the railway 
to Barlby.

There are a number of derelict buildings on the 
BOCM PAULS site which are currently being 
demolished.  This will bring betterment to the 
area, particularly on the approach to Selby along 
Barlby Road.  

Selby lies to the south-west of the site on the 
opposite side of the river.  The town centre 
conservation area which extends into the 
south-western corner of the site contains 
a number of listed buildings.   Recent town 
centre development has sought to maximise the 
opportunities provided by the river through the 
creation of an urban frontage along Ousegate. 

Policy CP2A, which emphasises the development 
should protect and enhance the setting of the 
conservation area and views to the skyline and 
maximise and enhance the riverside exert on 
infl uence on the site.

the mill buildings of BOCM PAULS, Rank Hovis 
and Selby Abbey dominate the area as notable 
landmarks.

Ouse Bank properties sit immediately next to 
the site with red brick terraces, semi-detached 
and detached typologies. The neighbouring 
Barlby Bridge area is dominated by terraced 
housing typology and to the north sits the 
Garden Suburb style housing of Barlby. The 
primary building material used in the local area 
is red brick with selective use of other materials 
for details.

The Selby Farms land and the northern BOCM 
PAULS land will be highly visible from the A63 
bypass and Barlby Road respectively. Policy 
CP2A requires that high quality design be used 
to refl ect the ‘gateway’ location of the site.

TOWNSCAPE CHARACTER

The separation from surrounding neighbour-
hoods arising from the river and railway edges

LISTED BUILDINGS AND CONSERVATION AREA

There are numerous listed buildings with Selby Town 
Conservation Area. Of these two are Grade II* and 
one is Grade I listed buildings:
• Selby Abbey is Grade 1 Listed
• Corunna House and Abbots Staiths Buildings are 

Grade II* Listed



Olympia Park, Selby26

LANDSCAPE CHARACTER

There are a number of Tree Preservation Order 
(TPO) trees and some Woodland Order within 
the site which are broadly focused around the 
existing Recreation Road. In particular the 
Woodland area has been left unmanaged in the 
past.

The extension to Recreation Road, which runs 
through the site, is a tree lined route which 
links Barlby Road to the Potter Group and the 
substation in the site.  This forms the formal 
route in the area.

Recreation Road appears to have earned its name 
by linking Barlby Bridge to the sports pitches and 
bowls club within the BOCM PAULS land.  These 
facilities are currently used by Selby Olympia 
Football Club and the Selby Olympia Bowls Club. 
To the west of the sports pitches, next to the 
railway, sits an area of private allotments.

The eastern parts of BOCM PAULS land and Selby 
Farms land are currently used as agricultural land 
across which run a number of land drains.

There are a number of unadopted roads running 
through the site of various quality and state 
of repair with some being severely pot holed. 
The roads are generally tarmacadam although 
some are cinder tracks. There are no pavements 
alongside the roads.

Policy CP2A emphasise the need for the riverside 
to be enhanced and green infrastructure created 
including new wildlife habitat, landscaping, 
recreation and amenity space as well as the 
relocation of the existing sports facilities and 
allotments.

SITE ANALYSIS
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The Olympia Park site is well-located in terms 
of distance to the town centre and local services 
and has a 2km walking catchment from the 
centre of Olympia Park. Pedestrian footpaths 
along Barlby Road provide access to BOCM 
PAULS land to the north of the railway line and 
the northern sections of the wider Olympia Park 
site. 

 The site is well served by public transport with 
three bus services currently operating along 
Barlby Road. These buses provide links to Selby, 
York, and Goole, with service number 415 
providing the most frequent service of three 
buses per hour in both directions from Selby 
to York.  Many of the bus stops on Barlby Road 
are within 400m (approx. 5mins walk) of a large 
proportion of the BOCM PAULS site. Greater 
coverage of both local and regional destinations 
is available by changing buses in Selby town 
centre. Selby Train Station is within 800 metres 
(approx. 10mins walk) of the BOCM PAULS part 
of the site and the station provides direct routes 
to Leeds and Hull as well as York, Manchester 
and London .

Vehicular access to this area will be from the 
existing roundabout on the A63 bypass.

The Potter Group has access through the BOCM 
PAULS land to their entrance on the west of 
their site. This route passes through the BOCM 
PAULS mill site and over the level crossing. 
Policy CP2A requires that a new access road 
be provided through Selby Farms land providing 
the Potter Group with an alternative access. This 
aims to reduce HGV movements on Barlby Road.

The Ouse Bank properties also have rights-of-
way across the site through the recreation Road 
underpass  on a route that follows the perimeter 
of the allotments to the rear of their properties.  
These rights of way maybe transferred (with 
agreement) at a later stage to enable residents 
to use the newly created infrastructure.

Elm House and Willowbank House also have 
a right-of-way through the site from the level 
crossing running to the west of The Potter 
Group to the track adjacent to the river.

ACCESSIBILITY

The main connections from the site to Selby and 
Barlby are via the River Bank (pedestrian and 
cycle) and Recreation Road, a narrow vehicular 
route linking to Barlby Road. Further road access 
is currently over a level crossing and through 
the BOCM PAULS mill giving access to Barlby 
Road and therefore Barlby and Selby. Despite 
these constraints the proximity of Selby suggests 
that development on the western site will have 
strong pedestrian connections to Selby. Policy 
CP2A requires that the existing level crossing be 
closed and a bridge used to cross the railway 
from Barlby Road.

Selby Farms land is well connected via the A63 
bypass to the strategic road network and the 
M62 supporting the allocation as employment 
land. 

The Trans-Pennine Trail also allows pedestrian 
access from Selby and the BOCM PAULS land 
along the southern side of the Potter Group. 

SITE ANALYSIS
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• Selby Railway Station is within walking distance 
of the site.

• The dark red shade indicates up to 1km walking 
distance from the railway station

• The light red shade indicates up to 2km walking 
distance from the railway station

PUBLIC TRANSPORT: ACCESS TO RAIL STATIONS

• The nearest bus route follows Barlby Road
• The above image illustrates 400m walking 

distance to bus stops where known (pink shade). 
If potential walking distances to bus stops are 
unknown the 400m distance is shown as the crow 
fl ies from the bus stops (blue shade)

PUBLIC TRANSPORT: ACCESS TO BUS ROUTES ACCESS TO FACILITIES

• The Selby Shopping and Commercial Centre sits 
to the west of the site area. The light green shade 
indicates 800m from its boundary

• There are also two convenience stores close to 
the site. The dark green shade shows 400m from 
these facilities
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Park site and must be extended by a new link 
road to the Potter Group in accordance with the 
requirements of CP2A.

JUNCTIONS

The baseline information and technical 
assessments undertaken confi rm that existing 
junctions on Barlby Road have the capacity to 
take the additional residential traffi c associated 
with the Olympia Park proposals without further 
remodelling.   A new roundabout junction on 
Barlby Road is required to facilitate the proposed 
residential development on BOCM PAULS land.  
Traffi c entering and leaving the highway network 
via the A63 bypass (generated as a result of 
the employment proposals), will bypass the 
town centre and minimise the impact of any 
increased traffi c on local roads. However the Toll 
Bridge junctions within the town will require 
improvements.  

For further Highways details refer to appendix  
for list of relevant technical reports available.

HIGHWAYS

Recreation Road which passes under the railway 
line via a single carriageway, is constrained to 
one car width and is used by residents living in 
properties on Ouse Bank and affords car access 
to the Potter Group site.  This arrangement is 
unsuitable for use by large numbers of residents.

 Existing access over the level crossing currently 
prevents the development of BOCM PAULS 
southern land for housing. However a large 
housing site can be delivered with the introduction 
of a bridge across the Leeds-Hull railway line (as 
required by Policy CP2A) to replace the level 
crossing. The proposed new bridge (providing it 
is delivered by 2014)  will negate the need for 
substantial maintenance work to be undertaken 
on the level crossing.  Highways improvements 
will also be required to the existing access on to 
the A19 Barlby Road. 

A roundabout on the A63 bypass has already 
been constructed to allow future access to the 
eastern (Selby Farms) section of the Olympia 

AIR QUALITY

In 2011 SKM Enviros reviewed the baseline air 
quality measurements carried out by SDC and 
other available data on local air quality.  They 
concluded that, within the development site and 
the wider area, air quality levels are within the 
relevant air quality standards and therefore no 
further mitigation measures are required.

For further Air Quality details refer to appendix 
for list of relevant technical reports available.

SITE ANALYSIS
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MILL WORKS

The BOCM PAULS Mill on Barlby Road was built 
in 1989 and in milling terms, the factory is still 
a relatively modern facility which has had heavy 
investment over the last ten years. It makes 
approximately 250,000 tonnes of pig and poultry 
feed per annum. Having faced a diffi cult market 
in the last decade, rationalisation of the mill’s 
activities has put it on a much sounder footing 
and has secured its future as a key location for 
BOCM PAULS over the long term.

It is not economically viable to close the 
mill and replace the facility with a new build 
factory elsewhere. The cost of replacing the 
mill on a like for like basis is estimated to be 
around £15m. Given the current mill’s relatively 
modern facilities, it would produce a negative 
environmental impact if the mill was to be 
demolished and a new mill built elsewhere. The 
Company have therefore decided to retain the 
mill and develop around it.

Remodelling and refurbishment work to the 
existing BOCM PAULS operational mill is 
required to facilitate the proposed new bridge 
access and neighbourhood centre.  

These works will improve the mills’ appearance 
and this will enhance the image of Barlby Road. 
It will also create an opportunity to carry out 
environmental improvements to the mill, making 
it a better neighbour.
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SITE ANALYSIS

THE POTTER GROUP

As the primary activity within the site is the 
transfer of freight between road and rail, noise  
sources are from HGV movements and rail 
movements within the site. There is also a stone 
crushing plant within the Potter Group site 
which creates further noise.  These noise levels 
are marginally above accepted standards and will 
be mitigated in the proposals.

HIGHWAYS TRAFFIC

As with most urban areas , traffi c noise is an issue  
that will need to be taken into consideration 
when developing the site.

RANK HOVIS MILL

Noise is emitted from high levels within the Rank 
Hovis mill due to their operational processes.  
These noise levels are marginally above accepted 
standards and will be mitigated in the proposals.

Potter Group activities, Highways traffi c and the 
Rank Hovis Mill.  

BOCM PAULS OPERATIONAL MILL

The mill creates noise levels marginally above 
accepted standards (background) mainly from 
cooler exhausts located high on the roof of the 
building. These will be mitigated in the proposed 
scheme.  

THE LEEDS-HULL RAILWAY

The Leeds-Hull railway also creates noise 
levels marginally above the accepted standard 
(background) primarily from the engines, located 
high on the diesel trains.  The noise sources, 
particularly on the raised western end of the line 
will require mitigation.  

NOISE

Daytime and nightime noise surveys have been 
undertaken on both BOCM PAULS and Selby 
Farms land identifying noise constraints. The 
data obtained has determined that the site 
broadly falls within levels where noise should be 
taken into account when determining planning 
applications particularly for housing and, where 
appropriate, conditions imposed to ensure an 
adequate level of protection against noise.  The 
site provides the opportunity to improve the 
noise environment within and around the site.   
In particular landscape buffers and screening will 
be constructed on the Potter Group western 
boundary and adjacent to the railway line to 
mitigate the impact of noise to residential 
development.  These buffers will be designed 
to support and create new wildlife habitats as 
required by policy CP2A.

The key sources of noise are BOCM PAULS 
operational mill, the Leeds-Hull railway, the
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GROUND CONDITIONS

Desktop study information and site investigations 
have identifi ed areas of the site which may require 
mitigation (shown on the site opportunities plan). 
Within the BOCM PAULS land to the north of 
the railway, there is an area of contamination 
towards the eastern end of the site. Within the 
BOCM PAULS land south of the railway, there is 
only minor contamination from a leaking toilet. 
Investigations to Selby Farms land investigations 
have not revealed any contamination however 
the northern part of the site is underlain with 
peat creating unstable ground. Assessment of the 
ground conditions has shown all conditions can 
be satisfactorily mitigated through an appropriate 
remediation strategy which is technically and 
economically viable.
• The existing baseline information and 

technical assessments confi rm that due 
to ground conditions and potential 
contaminants on part of the site, mitigation 
and remediation works on BOCM 
PAULS land will be required prior to the 
redevelopment of the site   

Whilst noise affecting the development site has 
the potential to be intrusive, it is considered that 
with the inclusion of appropriate measures to 
mitigate the worst case effects, noise would not 
present a signifi cant constraint to the granting of 
planning permission for these proposals at the 
Olympia Park site.  

For further noise details  refer to appendix for 
list of relevant technical reports available.

• Consultation  with North Yorkshire 
County Council and the Coal Authority 
have established that the Site is unlikely to 
be affected by past or possible future coal 
mining operations. 

• Historical plans do not indicate any quarries 
or clay pits in the vicinity.

• Sub-structures within the existing made 
ground are unsuitable for future development 
and will need to be broken out. 

• Variable made ground and the soft underlying 
alluvial soils will constrain foundation options 
for potential future buildings particularly 
because of the underlying peat on Selby 
Farms land and where existing structures 
remain. Based on current understanding, 
piled foundations are likely to be necessary 
for much of the site but it is recommended 
that foundation requirements are assessed 
specifi cally during the detailed design of 
the future development. Similarly, specifi c 
assessment will need to be made of the 
settlement potential of future roadways, 
embankments and other structural features.

For further geotechnical  details refer to appendix 
for list of relevant technical reports available.
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FLOOD RISK

Selby District Council commissioned both a Level 
1 and Level 2 Strategic Flood Risk Assessment. 
(SFRA)  The Level 1 Assessment showed that 
the Olympia Park site is situated in an area 
defi ned by the Environment Agency (EA) as High 
Risk of fl ooding (Flood Zone 3a.)  However, 
the Level 2 Assessment determined the risk of 
overtopping to be very low because of the high 
standard of protection given by the Selby fl ood 
defence scheme (completed in September 2008). 
Hydraulic modelling results show that the fl ood 
defences on the left bank of the River Ouse are 
not overtopped during either the 1% AEP (1 
in 100 year) event including an allowance for 
climate change or the 0.5% annual probability 
(1 in 200 year) event. Olympia Park is therefore 
considered to be an area benefi ting from fl ood 
defences during these magnitude events and is 
regarded as a “protected site”.

Also the Level 2 Strategic Flood Risk Assessment 
(SFRA) recommends that the residual risk 
of the fl ood defences being breached is low 

because of the recent construction, the quality 
of the construction and the EA inspection and 
maintenance programmes. However this residual 
risk should be mitigated against through layout, 
construction and management of the site in 
accordance with the Level 2 Assessment.

Site specifi c Flood Risk Assessments (FRA) will 
be submitted with the applications in accordance 
with policy CP2A and the Level 2 Assessment. The 
risk of surface water fl ooding will be mitigated by 
the site-wide holistic drainage strategy that will 
be implemented as the site is developed. There 
are no other signifi cant sources of fl ooding.

The principal source of fl ooding to the Olympia 
Park area has historically been the River Ouse 
and the site experienced fl ooding from this 
source in March 1947 and more recently in 
November 2000. The 2000 event was due to 
overtopping of the defences along Barlby Long 
Reach west of Barlby village and to the north 
of Barlby Road opposite the BOCM PAULS Mill. 
Initially, land north of the railway line fl ooded as it 
backed up behind the raised (Selby-Hull) railway 

line, followed by fl ooding of the site south of the 
railway line as the fl ood water weired over the 
railway line and infi ltrated through the ballast.

The site is low lying and relatively poorly drained. 
The EA Flood Map for Surface Water indicates 
that during a 1 in 200 year rainfall event, some 
areas of the site may experience fl ooding from 
surface water. Previously undertaken fl ood risk 
assessments for the site have indicated that 
there are no other signifi cant sources of fl ood 
risk to the site.

As previously discussed, the risk of a failure 
of the new fl ood defences due to a breach is 
considered to be very unlikely. Nevertheless, 
the mitigation measures will ensure that the 
development is safe and protected against the 
residual risk. 

Mitigation measures recommended by the SFRA  
include:

• Maintaining existing fl ood fl ow pathways 
through the site.

SITE ANALYSIS
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• Locating more vulnerable uses (housing) in 
the most protected areas (western). 

• Safe refuges should be created within 
residential and non-residential buildings

• Sleeping accommodation should be 
restricted to the fi rst fl oor above 1 in 200 
year fl ood event levels and non-sleeping 
accommodation below this level. 

• Site specifi c FRA should be completed for 
development. 

• A fl oodline warning system should be 
adopted and signage installed indicating the 
appropriate egress routes.

For further fl ood risk  details refer to appendix 
for list of relevant technical reports available.

SURFACE WATER DRAINAGE

The site north of the railway line positively 
drains to a combined mains sewer running along 
Barlby Road which conveys foul and surface 
water to Barlby Waste Water Treatment Works 
(WWTW). Land to the south of the railway line 
is drained by a network of channels known as the 
Cherry Orchard drain network. These convey 
runoff in an easterly/north-easterly direction 
under the embanked A63 bypass at the eastern 
edge of the site to a pumping station located 
on the left bank of the River Ouse at Newlands 
Farm. The pumping station discharges directly 
into the River Ouse.

Surface Water discharge from the site into the 
network of drains which connect to the Internal 
Drainage Board pump must be kept to current 
levels. 

Policies CP2A and CP15 promote biodiversity 
and use of  SUDS.  The existing drains within the 
site will be extended and developed to create 

green infrastructure and support biodiversity in 
accordance with this policy.

For further drainage details refer to appendix for 
list of relevant technical reports available.
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ARCHAEOLOGY

A desk-based assessment of the Olympia Park 
site, including parts that were formerly under 
industrial use by BOCM PAULS was carried 
out.  The archaeology and cultural heritage 
paper confi rms that the potential for previously 
unrecorded remains being discovered on site 
is considered to be low for all archaeological 
periods.

Further archaeological evaluation is currently 
underway and will be submitted with subsequent 
applications. This work comprises a programme 
of geophysical survey and palaeoenvironmental 
assessment. Further survey work, may include 
further excavation or an archaeological watching 
brief during construction.

The buildings within the site area are not 
considered to be of signifi cant historical or 
architectural value. 

For further archeology  details refer to appendix 
for list of relevant technical reports available. 

SELBY FARMS LAND:

Surveys have identifi ed that there are:
• There are potential areas for bat roosting 

habitats in some of the vacant buildings and 
further survey work will be required.

• There are no signs of barn owls, although 
there is anecdotal evidence of barn owls in 
the area.  

• The site represents a potential habitat for 
water vole and otters.   

• There is potential for great crested newts on 
the site and therefore further survey work 
will be required.

The habitats present on the site are not 
considered important on a national scale, 
however they do have local value and benefi t a 
variety of wildlife species. New wildlife habitat 
should be created as part of the development.

For further ecology details refer to appendix for 
list of relevant technical reports available. 

ECOLOGY

Policy CP2A and Policy CP15 require the 
creation of new green infrastructure and the 
incorporation of biodiversity into scheme.

With this in mind ecological surveys have been 
undertaken on both BOCM PAULS and Selby 
Farms land in order to confi rm the ecological 
value of the Olympia Park site and to identify 
potential opportunities which the site provides 
to support the policies.  

BOCM PAULS LAND:

Surveys have confi rmed the land has low 
ecological value but have identifi ed:
• There are bat roosts in a number of the 

derelict buildings
• There are no ponds on the site suitable for 

great crested newts.   
• A barn owl roost and potential breeding site 

could exist in the former extraction plant 
and appropriate mitigation measures might 
be required.

• Water voles have also been recorded in the 
existing drainage ditches 

SITE ANALYSIS
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UTILITIES

Asset plans have been obtained from all utility 
companies that operate in the Selby area.  
Responses have identifi ed that the local area is 
currently served by utility companies including 
Northern Gas Networks, Yorkshire Water, CE 
Electric and BT Openreach.  Some diversion/
undergrounding of existing utilities will be 
necessary to facilitate the development, but it is 
considered that these do not impose a signifi cant 
constraint on the development.

New connection enquiries have been made to 
relevant utility companies with regard to the 
provision of new utility supplies to the proposed 
development.  An intermediate pressure gas 
main is located along the northern site boundary 
(Barlby Road) providing suffi cient capacity for a 
gas supply to the proposed development.   Potable 
water can be fed via the existing potable water 
mains currently serving the site, which should be 
retained and reinforced where necessary or via 
a new potable water main from the Selby Ring 
Main where suffi cient capacity has been

identifi ed for the proposed development.  An 
electricity primary substation is located within 
the site boundary and will be retained for future 
use within the development proposals.  The 
local electricity network within the site will be 
undergrounded and extended where necessary 
to serve the proposed development.  The BT 
Openreach network currently serving the site 
will be undergrounded and extended to provide 
a suitable telecom connection for the proposed 
development.

Yorkshire Water have confi rmed that Barlby 
Waste Water Treatment Works (WWTW), 
which lies close to Olympia Park, has suffi cient 
capacity to serve the whole of the site as well as 
other potential locations within the catchment. 
In addition the Selby WWTW also has capacity.

Ouse Bank properties currently discharge 
sewerage, via a pump on BOCM PAULS land 
directly into the River Ouse. Olympia Park 
provides an opportunity to improve this situation 
with agreement from the Ouse Bank residents.
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On the western corner of the site there are   
existing sports pitches, allotments and a bowls 
club which are regularly used by the community 
and club and team members. 

SUSTAINABILITY

The Olympia Park site is considered to be a 
sustainable option to meet the housing needs of 
the District within the life of the emerging  Local 
Development Framework (LDF). Policy CP2A 
requires that the site contribute to national and 
local targets to reduce greenhouse gas emissions 
by considering the layout, design and use of the 
development. Particular policies which relate to 
sustainability are CP12B, CP13, CP14 and CP16.

The proximity of the site to Selby Town centre 
and existing public transport as well as pedestrian 
and cycle connections give potential to reduce 
the residents’ dependency on the private car, 
although existing pedestrian and cycle routes 
will need to be improved and enhanced.

Bus services operating along Barlby Road  link 
the site to existing facilities in Barlby Bridge and 
Barlby and provide regular access to Selby, York, 
and Goole,  Many of the bus stops on Barlby 
Road are within 400m (approximately 5mins 
walk) of a large proportion of the BOCM PAULS 
site and the landowners are currently discussing 
with the bus services providers the potential of 
extending this local bus service into the site.  

The Trans Pennine trail that runs on the southern 
boundary of the site, along the waters edge,  
provides easy access to facilities and services 
in Selby town centre and provide a link to the  
surrounding countryside.

More locally, two convenience stores in Barlby 
can be easily accessed and Barlby Primary school 
is within 10 minutes walk of the site.  Because of 
limited capacity at the school North Yorkshire 
County Council (NYCC) has requested a new 
school is included in the Olympia Park proposal.  

SOCIAL INFRASTRUCTURE

The proposed scheme is close to existing 
neighbourhoods, has good access to road 
networks, public transport and a wide range of 
local facilities.  

The close proximity of the site to Selby town 
centre, Barlby and Barlby Bridge means a wide 
range of local facilities including, doctor’s surgery, 
the local hospital, shops, restaurants, professional 
services, places of worship and sports and 
recreational facilities are  within approximately 
10-15 minutes  walking distance.  

The close proximity of the site to Selby railway 
station, (approximately 10 minutes walking 
distance) which runs services to Leeds, Hull, 
Manchester and London  substantially extends 
the range of facilities easily accessible from 
Olympia Park to include major city centre 
facilities such as department stores,  art galleries, 
theatres, restaurants etc.  

SITE ANALYSIS
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The large area of the site creates potential to 
layout and orientate buildings to benefi t from 
passive and renewable energy sources such 
as solar energy. Buildings could also utilise 
sustainable design to reduce their energy 
consumption and water use. Housing built on 
the site will be required to achieve the highest 
viable  level of Code for Sustainable Homes 
(CfSH).  Employment uses will also have to  
achieve the highest BREEAM standard viable in 
line with Policy CP13.

There may also be potential for the site to 
connect to decentralised, renewable or low 
carbon forms of energy. Discussions have taken 
place with Whites Recycling Solutions, the 
occupiers of the former Tate and Lyle plant, 
on the potential to utilise waste heat as a heat 
source for Olympia Park in accordance with 
CP13.  Whilst discussions have been positive, 
further investigation of this and other potential 
energy sources need to be undertaken.  

Further opportunities for decentralised, 
renewable or low carbon energy may arise within 

the site.  A public building (e.g. school) or business 
may decide to install a system which could 
provide energy to support some or all of the 
site. Opportunities for delivery of fuel to supply 
such a system, using the existing railhead which 
serves the Potter Group, should be explored.

SUMMARY

Analysis of the Olympia Park site confi rms that 
whilst the site has some constraints, these can be 
mitigated and therefore they do not represent 
signifi cant barriers to development of the site. 
Any constraints to development are outweighed 
by the signifi cant opportunities provided by this 
sustainable urban extension to Selby.  Olympia 
Park will deliver sustainable housing and 
economic growth in a location that will allow 
residents to live close to a new employment hub 
and have access to local services and community 
facilities - all within walking distance of Selby 
town centre.





The masterplan has evolved through 
collaborative working between 
the landowners, SDC and other 
stakeholders.

Informing the evolution of the masterplan 
are the aspirations contained in the 
Vision and in policy CP2A of the Draft 
Core Strategy which places emphasis on 
placemaking and deliverability.

Viability assessment has been undertaken 
at each of the stages of development 
to ensure revised proposals are viable 
and robust.  The fi ndings of these 
assessments have been used to inform 
the masterplan.

The following pages describe design 
evolution in detail using the following 
structure:
• Community & Consultee 

Engagement,
• Masterplan Design Principles
• Masterplan stages

41

DESIGN EVOLUTION

Selby Abbey
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the landowner’s intention to continue to engage 
with the community and consultees beyond this 
date.

For full Community Engagement details refer 
to the document entitled ‘Statements of 
Community Involvement’ authored by Spawforth 
and which forms part of the planning submission 
documents. 

COMMUNITY AND 
CONSULTEE ENGAGEMENT

Through extensive community and consultee 
engagement, the Olympia Park landowners 
and their consultant team have discussed and 
evolved masterplan proposals with a wide range 
of interested parties including, local residents, 
active community groups and organisations, local 
councillors, key local authority offi cers, statutory 
bodies and other key stakeholders.

To facilitate on-going dialogue with these groups 
the landowners and members of their consultant 
team have held regular meetings, discussions and 
exhibitions over a number of years which has 
enabled all interested parties to be informed 
of the development proposals and have an 
opportunity to comment upon them.  Through 
this process of engagement,  key issues have 
been identifi ed and discussed and the masterplan 
has evolved to enable it to respond positively, 
where possible,  to the issues raised.  Whilst 
the Olympia Park planning application will be 
submitted to the local authority in May 2012 it is 

DESIGN EVOLUTION
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DESIGN PRINCIPLES 

Underpinning the Preferred Masterplan are the 
following key development principles:

• To create a masterplan that delivers the 
Vision for Olympia Park 

• To create a masterplan that accords with 
the policy aspirations contained in CP2A of 
the Draft Core Strategy and relates to the 
wider planning context including Olympia 
Park Supplementary Planning Documents/
Aspirational Policy. 

• To create a masterplan that delivers the 
landowners ‘ physical and fi nancial aspirations.

• To create a masterplan that is fi nancially 
viable

• To create a materplan that is deliverable 
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owned by Selby Farms and Greencore adjacent 
to the A63 Selby bypass.  King Sturge provided 
economic input into the baseline study which 
infl uenced the concept plan.  

The BDP concept plan determined the disposition  
of residential and employment within the site 
and had the support of Selby’s Economy Board.  
It determined that BOCM PAULS land south of 
the railway was most appropriate for housing. 
BOCM PAULS land north of the  railway most 
appropriate for mixed use and Selby Farms land 
most appropriate for employment.  

• Greater understanding of technical 
constraints

• Placemaking aspirations 

Initially, in 2003 Spawforths were commissioned 
to look only at development on the western side 
of the site with the view to BOCM PAULS  selling 
this land to a housebuilder.  The masterplan at 
this stage saw the development to the west as 
part of Selby and emphasised this by creating 
a strong formal axis orientated on the distant 
views of Selby Abbey and a strong urban grid.

A selection of masterplan stages are outlined on 
the following pages:

BDP CONCEPT PLAN 

In 2006 BDP and King Sturge were appointed 
by SDC to prepare a series of options for the 
employment led mixed use development of 
Olympia Park, comprising land owned by BOCM 
PAULS north and south of the railway, existing 
premises owned by the Potter Group and land 

INTRODUCTION TO 
MASTERPLAN STAGES

Whilst masterplan stages for Olympia Park 
have consistently sought to maintain a similar 
disposition of residential and commercial 
development to that outlined in the BDP 
masterplan produced for SDC in 2006, a number 
of alternative masterplan stages have been 
developed to address aspirations contained in 
CP2A, and Vision, technical constraints, current 
and forecast market conditions and land owner 
aspirations.

The key themes which have informed the 
masterplan evolution process relate to:
• Changes to the layout on BOCM PAULS 

land north of the railway 
• A review of the total extent of employment 

land proposed on Selby Farms land 
• Altered perceptions of how the development 

relates to Selby and Barlby
• Increased housing numbers required within 

the Core Strategy and to ensure scheme 
viability.

DESIGN EVOLUTION



Allotments, Sports Pitches  and 
Recreational Open Space forms 
buffer between the Potter Group/ 
employment and new residential

Residential to western side of 
strategic site. Strategically this 
appears to enlarge the Barlby 
Bridge neighbourhood to the west 
of the site.

New Access Road from A63

Employment Uses on Selby 
Farms land

Residential and Retail uses on 
Barlby Road

BDP MASTERPLAN 2006
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KEY CHANGES

• Proposed new access junction on Barlby 
Road.  Level crossing retained, but a stronger 
gateway is created by simplifying the access 
thus allowing more space for frontage 
development on Barlby Road

• Direct views of the substation within the site 
are prevented by realigning the access road 

• Quantum of B2 and B8 uses on Selby Farms 
land are increased to take advantage of the 
rail freight facilities owned by The Potter 
Group

• Employment uses and the sports pitch and 
allotments are located to screen views into 
The Potter Group from the residential 

• Landscape buffer to mitigate potential 
noise source which also has potential to 
provide new wild life habitat and promote 
biodiversity.

• Replaced the apartments on the Barlby Road 
site with more traditional mix of terraced, 
detached and semi-detached housing. This 
sought to create a new neighbourhood 
facing Barlby Road and link the Barlby Bridge 
and Barlby neighbourhoods.

• Reduced the amount of B1 on Barlby Road 
to refl ect changing market demand.

EVOLUTION STAGE ONE

This masterplan, which envisaged the BOCM 
PAULS Mill building being demolished to 
accommodate a road bridge across the railway 
line and residential and commercial development 
on the resultant Barlby Road frontage, was the 
subject of the previous Masterplan and Delivery 
Framework report submitted to SDC.

Essentially it is a progression of the concept 
plan previously completed by BDP on behalf of 
SDC in their bid to ascertain the potential of 
the Olympia Park site to deliver sustainable and 
viable development.  

It is worth noting this proposal delivers only 400 
houses, which was the required number at the 
time, and therefore falls well short of the 1000 
houses subsequently identifi ed by SDC as being 
required in their Draft Core Strategy.

• Reinforced pedestrian link with Barlby Road 
to improve non car dependent connectivity 
to surrounding as promoted in the Vision.  

• Retained access into Selby Farms land and 
Potter Group  and made this into a stronger 
gateway with proposed new roundabout.

• Strengthen water’s edge on Potters boundary 
by landscaping and creating a pedestrian/
cycle link between BOCM PAULS and Selby 
Farms.

• Landscape buffer along the railway that has 
the potential  to provide new habitats for 
wildlife and thus promote biodiversity.



Residential

Retail

Retail

Retail

Greencore

Residential

Potter Group

Recreational 
Open Space

Sports

B2/B8

Allotments

B2/B8

B1

B1

B1

B1

Simplifi ed access over bridge from 
Barlby Road with access moved south 
of substation allows it to be shielded

Reduced employment 
area within BOCM 
PAULS land

Increased B2 and B8 uses 
taking advantage of proximity 
to The Potter Group

Providing a vista 
towards the Selby 
Abbey Tower

Landscape creates 
buffer between 
residential and railway

Increased residential  area on Barlby Road 
frontage to allow for more traditional 
housetypes and link Barlby Bridge and Barlby

MASTERPLAN EVOLUTION STAGE ONE: OCT 2009
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KEY CHANGES

• Repositioning of the road bridge over the 
railway line to accommodate the BOCM 
PAULS Mill following a decision to keep it on 
the grounds of viability and sustainability.   This 
reduced the amount of retail/commercial 
land available leaving a public house on the 
existing Barlby roundabout and shifting the 
residential east. 

• The retained mill effectively separates Barlby 
Bridge and Barlby neighbourhoods allowing 
the new public house and residential on the 
frontage to be seen as an extension to Barlby 
rather than an extension to Barlby Bridge.

• Repositioning of high value commercial uses 
on Selby Farms land to compensate for the 
abnormal costs associated with developing 
on underlying peat and to create strong and 
attractive employment edge to the site.

• The positioning of B1, B2 and B8 development, 
on the remaining and more stable ground.  
This mix of employment sought to diversify 
the types of employment available within 
Selby. 

• 7.80 hectares of employment land 
safeguarded beyond the LDF plan period, in 
recognition of the longer term employment 
land target set out in the Draft Core Strategy 
and Employment Land Review.  

• This masterplan sought to confi rm higher 
value commercial uses on the northern part

EVOLUTION STAGE TWO

Confi rmation that the BOCM PAULS mill north 
of the railway was to be retained resulted in 
changes to the location of the road bridge over 
the railway line and the arrangement of proposed 
land uses on the site, particularly on the Barlby 
Road frontage.   Nonetheless, the disposition 
of uses on the land south of the railway in the 
ownership of BOCM PAULS and Selby Farms, 
largely remained the same as shown on the BDP 
concept plan.

Following publication of Selby’s Employment 
Land Review (2007), consideration of the 
anticipated requirement for employment land 
during the Core Strategy plan period and  the 
anticipated abnormal costs required to develop 
on underlying peat, changes were made to the 
masterplan to refl ect projected employment land 
requirements based on current and anticipated 
market demand.

LAND USE HECTARES ACRES

Retail Areas 0.92 2.26

Retained Mill 2.69 6.65

Residential 20.05 49.53

Allotments 6.25 15.44

Sports 4.63 11.44

Employment (B1, B2/B8) 21.72 53.66

High Value 6.07 14.99

Public House 0.49 1.22

Safeguarded Employment 7.81 19.29

DESIGN EVOLUTION

    of Selby Farms’ land given the presence of 
underlying peat and to ensure a viable form 
of development. 

• Reconfi guration and expansion of 
employment on BOCM PAULS land adjacent 
to Potter Group to create an improved ‘face’ 
to the Potter Group.



Retention of 
BOCM PAULS mill

Bridge relocated 
to accommodate 
retained mill

Greencore site 
planning approval 
already granted

Reintroduction of employment land 
on BOCM PAULS land creates a new 
‘face’ to The Potter Group

High value commercial uses 
proROSed  to compensate for 
abnormal costs within Selby Farms

Enlarged residential area to fi ll 
western side of site 

Safeguarded employment 
land beyond the LDF 
plan period

MASTERPLAN EVOLUTION STAGE TWO: JULY 2010
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EVOLUTION STAGE THREE

This revision also sought retention of the BOCM 
PAULS Mill resulting in changes to the location of 
proposed land uses on the site and the location 
for the road bridge across the railway.  This 
masterplan sought to reassess the amount of 
housing land that could be brought forward on 
the western part of the site in order to increase 
the amount of housing land available in this 
sustainable location. 

KEY CHANGES

• Signifi cant increase in the housing land 
required to meet the aspirations of SDC 
and the landowners for increased housing 
numbers.  CP2A requirement for 1000 
houses.

• All employment proposed is now focused 
onto the eastern part of the site to create 
suffi cient capacity to accommodate increased 
housing numbers on BOCM PAULS land.

• ROS and Allotments repositioned close 
to housing to provide a physical and visual 
separator to Potter Group’s industrial 
operations and give ease of access not only 
for Olympia Park residents but also Barlby 
Bridge and Barlby residents.

• Inclusion of B1, B2 and B8 uses on Selby 
Farms land that will come forward in the 
short to medium term and can be built on 
more stable ground.

• Higher value employment land on Selby 
Farms safeguarded beyond the LDF plan 
period

LAND USE SCHEDULE

LAND USE HECTARES ACRES

Retail Areas 0.92 2.26

Retained Mill 2.69 6.65

Residential 27.13 67.05

Allotments 3.25 8.02

Sports 4.42 10.91

Employment (B1, B2/B8) 18.27 45.15

High Value 2.14 5.28

Public House 0.49 1.22

Safeguarded Employment 11.61 28.68

DESIGN EVOLUTION



Increased residential area to 
improved the schemes viability

Relocation of Higher Values uses to 
allow early delivery supporting viability

Sports pitches and Allotments 
ROSitioned to provide buffer 
between The Potter Group and 

Area safeguarded as High Value beyond 
the LDF plan period  to increase range 
of employment provided

MASTERPLAN EVOLUTION STAGE THREE: AUG 2010
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KEY CHANGES

• Retention of land on BOCM PAULS to 
accommodate 1000 houses to meet SDC 
housing need.

• Identifi cation of further high value uses, 
(A), (B) and (C) in the northern part of the 
Selby Farms land allocated to come forward 
during the plan period to support the rest of 
Selby Farms.

• Position of these higher value uses to create 
an attractive employment gateway into the 
site.

• Identifi cation of further safeguarded 
employment land on Selby Farms, in 
recognition that the B2 and B8 uses 
identifi ed in previous masterplan options 
did not refl ect market demand or current 
employment land targets identifi ed in the 
emerging Core Strategy.

• Focusing higher value uses on Selby Farms 
land around the entrance gateway to this 
part of the site to create .  

• The creation of a roundabout on BOCM 
PAULS land to create a gateway into the 
residential development land and improve 
legibility.

EVOLUTION STAGE FOUR

The amount of development included in this 
stage was altered to refl ect current market need 
and sought to safeguard a further 9.32 hectares 
of employment land beyond the LDF plan period.

LAND USE SCHEDULE

LAND USE HECTARES ACRES

Retail Areas 0.78 1.93

Retained Mill 2.57 6.36

Residential 26.11 64.52

Allotments 3.36 8.30

Sports 4.73 11.68

Employment (B1, B2/B8) 15.96 39.45

High Value 4.89 12.08

Public House 0.51 1.26

Safeguarded Employment 9.32 23.03

DESIGN EVOLUTION



New access road arrangement to allow 
for the delivery of higher value uses at 
the site entrance creating opportunity 
for greater sense of place

New roundabout at site ‘entrance’ 
gives access to The Potter Group, 
the existing substation as well as the 
residential area

MASTERPLAN EVOLUTION STAGE FOUR: APRIL 2011

Increased residential area to  increase 
number of new homes proposed in 
this sustainable location and improve 
the schemes viability

Relocation of Higher Values uses to 
allow early delivery supporting viability

Sports pitches and Allotments 
positioned to provide buffer between 
The Potter Group and residential

Area of safeguarded land with 
employment and high value uses for 
beyond the LDF plan period 
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KEY CHANGES

• Moving the residential on the Barlby Road 
frontage east to link to Barlby.

• Creating a gateway into Selby and the new 
site by creating a retail frontage along Barlby 
Road allowing for distinctive buildings on the 
frontage.

• The proposed retail uses on Barlby Road to 
provide facilities for the new neighbourhood 
within the site and support the surrounding 
areas.

• Discussions with the education authority 
determined a need for a new school within 
the site which has been placed at the heart 
of the new development creating a focus for 
the new neighbourhood.

• The retention of existing trees created 
opportunities for a mature landscape within 
the residential area.  A unique opportunity 
to create a green heart of  the development 
and green links to surrounding areas.

• For the fi rst time a primary route within the 
development is indicated.

• Creation of an new access into Selby Farms 
that provides easy access to all parts of the 
site.

• Retention of rights of way for Ouse Bank 
properties following consultation with 
residents

EVOLUTION STAGE FIVE

The principles of the previous stage evolved as 
a greater understanding of the site developed 
through continuous analysis and community and 
consultee engagement .   The Barlby Road gateway 
to the site and into Selby was given greater 
consideration in line with CP2A. The masterplan 
also developed to utilise existing trees and 
support placemaking. Further analysis of the site 
had changed perceptions of how the site should 
relate to the surrounding neighbourhoods. It was 
considered that whilst the frontage to Barlby Road 
was the gateway to Selby it was actually part of 
the Barlby neighbourhood. Similarly the western 
part of the site which had previously been seen 
as part of Barlby Bridge was now recognised as 
separated by the railway and therefore could 
have its own distinctive character. Discussions 
with the neighbouring Ouse Bank residents also 
determined the location of Recreational Open 
Space to the rear of their properties and access 
through the development.

LAND USE SCHEDULE

LAND USE HECTARES ACRES

Retail Areas 1.16 2.87

Retained Mill 2.26 5.58

Residential 22.96 56.74

Allotments 1.78 4.40

Sports 3.71 9.17

Employment (B1, B2/B8) 15.56 38.45

High Value 8.16 20.16

Public House 0.61 1.5

Safeguarded Employment 10.96 27.08

Primary School 1.50 3.71

Long Term Development 
Area

1.11 2.74

DESIGN EVOLUTION

• Development of pedestrian/cycle links to 
Recreation Road.

• Landscape enhancement of riverside.



New access road 
arrangement gives 
equal priority to the 
north, west and south 
of Selby Farms land

Site of new primary 
school as requested 
in dialogue with 
North Yorkshire 
County Council

Recreational Open 
Space provided as 
a buffer between 
the new residential 
and Ouse Bank 

Right of Way to Ouse 
Bank properties retained 
following consultation 
with residents

Retention of TPO Trees 
with new landscaping 
to provide a mature 
landscape setting for 
the new residential 
units. Recreation Road 
landscaped to form key 
pedestrian routes

Bridge relocated to allow 
the required height to be 
gained before crossing the 
railway

Retail and public house are focused around 
residential entrance creates a gateway to 
the site, also shields the mill from view

Apartments provide a large scale 
building suited to the new ‘entrance 
to Selby’

MASTERPLAN EVOLUTION STAGE FIVE: JAN 2012
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PREFERRED MASTERPLAN

The design process has resulted in a masterplan 
that has evolved in response to detailed site 
analysis, community and consultee engagement, 
changing market conditions and the emerging 
requirements of SDC.  

DELIVERING THE VISION AND KEY 
CHANGES  

Preferred Masterplan delivers the Olympia Park 
Vision and the policy aspirations contained in 
CP2A.  In particular it promotes placemaking and 
deliverability.

The site delivers 1000 new houses and over 
2500 FTE new job opportunities.  It will deliver 
approximately 40% of Selby’s housing need in the 
plan period up to 2027.  It supports the growth of 
Selby providing opportunity for a mix of housing 
and promotes the town as a business destination 
in North Yorkshire by creating an employment 
hub that has easy access to the strategic road 
network.    

The proposal will bring improvement to the site

and surrounding area.  For example, the level 
crossing will be replaced with an access bridge  
providing safer access.   The site will also be 
opened up to development opportunities 
through construction of new accesses on Barlby 
Road and the A63 bypass. 

Redundant and derelict buildings on BOCM  
PAULS land will be demolished and replaced with 
new development that will enhance the area and 
in particular Barlby Road which is a main access 
corridor into Selby.

It will integrate with Selby town centre, Barlby 
Parish and the wider areas through strong 
pedestrian, cycle and vehicular links between the 
site and surrounding areas.  It will provide easy 
access to public transport and in particular to 
existing bus routes along Barlby Road and train 
services to Leeds, Hull, Manchester and London 
from Selby railway station.  On-going discussions 
with bus service providers are seeking to secure 
bus penetration into the site.

It will link new community facilities including, 
sports pitches, allotments, bowling green, 
community hub building and primary school to 

existing facilities available in Selby town centre 
and the surrounding areas making it a highly 
sustainable site that brings additional facilities 
into the area.

It will create new green infrastructure and link 
this with existing green infrastrucutre and this 
will promote biodiversity by providing wildlife 
habits.  It will also open up the site not only to 
the Olympia Park residents but to those in the 
surrounding areas, prompting a healthy lifestyle 
by encouraging walking, cycling and play.

It will have a distinctive character created by

• New gateways into the residential and 
employment sites.  

• The reinforcement where possible of the 
water’s edge . 

• The promotion of views of the Abbey. 

• The development of a green infrastructure 
that runs across the whole  site and links 
areas of ROS, Community facilities and play 
together.  

• The access bridge and the changing levels at 
both entrances.

DESIGN EVOLUTION
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INTRODUCTION 

The following pages describe the preferred 
masterplan in detail using the following structure:
• Evolution and Land Use
• Movement Hierarchy
• Green Infrastructure
• Social Infrastructure
• Landscape
• Sustainability
• Urban Design Response to Site Constraints.

EVOLUTION TO PREFERRED 
MASTERPLAN 

In the fi nal iteration of the masterplan, place 
making and pedestrian movement are promoted 
through refi nement of the access road into 
BOCM PAULS and replacement of the proposed 
roundabout  with a village green located adjacent 
to the school.  The internal road layout is 
developed to support local legibility.  

PREFERRED MASTERPLAN

LAND USE SCHEDULE

LAND USE HECTARES ACRES

Retail Areas 1.21 2.98

Retained Mill 2.28 5.64

Residential 23.20 57.34

Allotments 1.77 4.37

Sports 3.60 8.90

Employment (B1, B2/B8) 14.61 36.10

High Value 8.39 20.73

Primary School 1.51 3.74

Public House 0.52 1.29

Safeguarded 10.60 26.19

Long Term Development 1.11 2.74

KEY CHANGES 
• The access road into BOCM PAULS land is 

realigned to provide a visual link with Selby 
Abbey.  A clear internal road hierarchy is 
established   that improves legibility and 
enhances placemaking (CP2A)

• Recreation Road is linked to Olympia 
Park and community facilities via a tree 
lined pedestrian/cycle route that improves 
connectivity (CP2A)

• Swales and drainage ponds running across 
the site are designed to support wildlife and 
biodiversity. (CP2A & CP15)

• Acoustic landcape buffer/screen between 
housing and Potter Group developed into 
community hub in heart of the site

• Opportunity for Potter Group expansion 
created on Selby Farms land.

• Landscape bund/acoustic fence along railway 
line to provides wildlife corridors and noise 
mitigation  (CP2A & CP15)

• Roundabout in the heart of BOCM PAULS  
site is replaced by a ‘village green’ which 
marks the entrance into  housing and creates 
a green link to the surrounding green spaces.

• Development of Selby Farms access as an 
employment gateway off the A63 bypass. and 
as an employment hub. (CP2A)

 Development of phasing plan to ensure site 
can     be delivered in the plan period upto 
2027.  (CP2A)



New ‘village green’ forms 
landscaped entrance 
to site and creates a 
green hub with links to 
surrounding green spaces

Vista to Selby Abbey 
from primary loop 
road within site to 
assist with legibility 
and orientation

Access road layout 
amended to allow 
for phasing before 
employment comes 
forward

Indicative layout of 
employment shown. 
Actual layout will 
be determine by 
market forces. 10.6ha 
safeguarded for the 
next planning period 

Urban grid with street hierarchy 
creates clear movement 
network allowing interaction 
between vehicular , pedestrian 
and green routes 

Retention of TPO 
Trees with new 
landscaping to 
provide a mature 
landscape setting for 
the new residential 
units

Acoustic protection incorporated into 
structural landscape opROSite mills

Retail and public house are focused around 
residential entrance creates a gateway to 
the site, also shields the mill from view

Access Road width reduced 
to slow vehicle speeds on 
approach and exit of the site.

PREFERRED MASTERPLAN: MAY 2012
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prevented from using this constrained route 
through a system of cross roads which prevent 
vehicles from moving from the adopted road 
network to the private road and vice versa.  For 
more detailed highways information refer to list 
of relevant reports available  in appendix.  

Access to the employment land on Selby Farms 
has been taken from the existing roundabout 
on the A63 Bypass.  A new spine road extends 
into the heart of the Selby Farms site and will 
provide easy access.  It also provides The Potter 
Group, who currently access their site via the 
level crossing,  with an alternative route by which 
to access their site.   This direct access onto the 
A63 effectively connects Selby Farms and Potter 
Group to the wider strategic highways network  
and to all the employment opportunities this 
presents. It also negates the need for Potter 
Group HGV’s to use Barlby Road , bringing 
immediate benefi t to the area.   The construction 
of a new roundabout on the Selby Farms land 
will ensure all parts of this employment site can 
be easily accessed and it creates a strong gateway 
into the site.  

vehicles including refuse, emergency vehicles, bus 
and cars etc and will provide emergency access.   
It will also provide pedestrian/cycle access. It  
effectively opens the site up for development by 
overcoming the limitation of the existing level 
crossing which will be closed  following bridge 
construction, anticipated completion 2014). 
It provides a very strong, clearly defi ned and 
attractive physical link to Selby town centre, and 
the wider areas.  

This access road runs deep into the site, affording 
views to the towers and spires of Selby Abbey in 
the distance and more locally of the community 
facilities, the school and the village green which 
fl ank it.  The road terminates at the point where 
the views of the Abbey are no longer available 
and at this point it offers drivers a choice of 
alternative routes all of which are suitably 
designed to accommodate phasing and delivery   
requirements.  Secondary and tertiary roads 
which connect to the primary access route, 
facilitate easy movement throughout the site and 
easy connection to the wider environment.

Ouse Bank residents can continue to access 
their properties via Recreation Road, while 
at the same time Olympia Park residents are 

MOVEMENT HIERARCHY

Vision  - To develop a scheme that ‘both 
physically and socially integrates with Selby town 
centre and the wider area’.  To build on ‘existing 
provision and encourage pedestrian and cycle 
links within the site and to the town centre’.  To 
‘promote use of public transport’.

.CP2A -To ‘maximise opportunities for 
sustainable travel.’

Within the proposed scheme a network of 
primary, secondary and tertiary routes and paths   
runs throughout the site connecting all parts of 
Olympia Park to its surroundings via primary 
vehicular and pedestrian access onto Barlby 
Road and the A63 bypass, a primary pedestrian 
access onto Recreation Road and a pedestrian 
access along the waters edge.   

VEHICULAR MOVEMENT

The principle access into the residential 
development on the BOCM PAULS site is from 
a new roundabout junction on Barlby Road and 
via a new bridge which spans the Leeds-Hull 
railway.  This bridge is suitably designed to take all 

PREFERRED MASTERPLAN
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which are  within approximately 10-15 minutes  
walking distance.  

The Trans-Pennine Trail provides pedestrian 
and cycle access along the water’s edge and a 
connection between BOCM PAULS and Selby 
Farms sites affording easy access to all those 
who choose to live and work on this site.  It also 
provides access to Selby town centre and  the 
surrounding countryside.

Whilst the proposals for Selby Farms are 
conceptual  (with the exception of the access 
road   which is a requirement of CP2A and will 
form part of a detailed planning application) 
there is clearly an opportunity to develop 
pedestrian and cycle routes throughout this site 
that follow the alignment of the road and  the 
proposed swales and holding ponds and other 
opportunities will emerge as the employment 
site proposals are  developed.  There is an 
opportunity to develop the waters edge and 
to reinforce links to BOCM PAULS land, Selby 
town centre and the surrounding country side.  
It seems reasonable to suggest however that 

given its employment use and relationship to the 
A 63 bypass vehicular access  and connectivity 
will be a priority.

PUBLIC TRANSPORT

Bus services operating along Barlby Road  link 
the site to existing facilities in Barlby Bridge and 
Barlby and provide regular access to Selby, York, 
and Goole.  Many of the bus stops on Barlby 
Road are within 400m (approximately 5 mins 
walking time).   The landowners are currently 
in discussions with the bus service providers 
to extend the bus service on Barlby Road into 
the site in the early phases of development.  The 
access Bridge/Road is designed to accommodate 
buses and a lay-by has been included in the  
proposed scheme, adjacent to the new primary 
school and community hub.  The pedestrian/cycle 
routes will provide easy access to Selby railway 
station, (approximately 10 minutes walking 
distance) which runs services to Leeds. Hull, 
Manchester and London and this will substantially 
extend the range of facilities easily accessible to 
the residents  and workers of Olympia Park.

PEDESTRIAN AND CYCLIST 
MOVEMENT

A network of pedestrian and cycle primary, 
secondary and tertiary routes run throughout 
the site and connect all parts of the site to 
the surrounding area.  This network of routes 
maximises the opportunity for sustainable travel 
and for integration.

In the heart of the BOCM PAULS site a tree 
lined pedestrian/cyclist only route connects the 
site, the village green and most importantly the 
school to Recreation Road, and the waters edge 
creating easy access to Selby town centre, the 
Trans Pennine Trail and the wider area.  Access to 
Barlby Road is reinforced by a network of routes 
running across the site.   

These connections to Selby town centre and 
the wider area provide easy and none car 
dependent access to a range of local facilities 
including doctor’s surgery, the local hospital, 
shops, restaurants, professional services, places 
of worship and sports and recreational facilities 
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houses, the woodland, in the heart of the site, 
play facilities located in the woodland and the 
village green .  This provides easy and none car 
dependent access to the wider areas.

Whilst the proposals for Selby Farms are 
conceptual  (with the exception to the access 
road   which is a requirement of CP2A and will 
form part of a detailed planning application) 
there is clearly an opportunity to develop green 
infrastructure throughout the site that could 
link to the waters edge and the Trans Pennine 
trail giving easy access to the wider environment 
and to BOCM PAULS land along the riverbank.  
Proposed swales and holding ponds on this 
site also provide an opportunity to create a 
continuous green pedestrian/cycle route.

WILDLIFE CORRIDORS

The green infrastructure is located and designed 
to ensure the impact of the development on 
existing wildlife habitats is minimised and new 
wildlife habitats are created to encourage 
biodiversity.   In particular the retention of trees

and the wider environment through a network 
of landscaped pedestrian /cycle routes and 
retained rights of way. 

One of the key routes is the pedestrian/cycle 
route that runs through the heart of the site and 
connects Recreation Road to the community 
facilities and Recreational Open Space (ROS)
adjacent to the Potter Group western boundary.  
This route incorporates existing TPO trees and 
woodland and connects them to a new village 
green before arriving at the community facilities.

Green infrastructure along Potter Group 
boundary, while providing a landscape acoustic 
buffer to the housing, also creates a continuous 
green route that runs from Barlby Road to the 
waters edge and  connects into the trans Pennine 
Trail giving easy access to the wider areas and 
creates a potential wildlife corridor

From the western corner of the site at the 
water’s edge,  a network of green pedestrian/
cycle routes weave up through the site, 
connecting open space behind Ouse Bank 

GREEN INFRASTRUCTURE

Vision - ‘To create a safe environment that 
encourages healthy lifestyles.  It should have 
infrastructure that integrates high quality green 
space, sports facilities, pedestrian and cycle 
linkage and also retains and respects biodiversity.’

CP2A - Maximise the opportunity to ‘enhance 
the riverside and general environment including 
the retention, enhancement and creation of 
green infrastructure and wild life habitats.’   CP15 
-‘Safeguard and where possible, enhance the 
historic and natural environment.’

The green infrastructure consists of primary and 
secondary landscape routes that link a series of 
high quality green spaces.  It creates an attractive 
and safe  environment to walk and cycle which  
will encourage a healthy lifestyles and biodiversity.

On BOCM PAULS land green infrastructure links 
all community facilities including, sports pitches 
, bowling green, allotments, primary school and 
community hub building to all parts of the site 
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• Within the housing area north of the retained 
trees at the heart of the development.

Whilst the location and size of these play ares will 
form part of a detailed planning application the 
details will be conditioned and will be designed 
to meet SDC local standards at the time of the 
planning application.

Landscape Planting:

Landscape proposals will form part of a detailed 
planning application and will include:

• Landscape infrastructure to Barlby Road and 
the proposed new roundabout, to include 
grass and areas of groundcover shrub to the 
verges, roundabout and embankments and 
street trees where practicable.

• Landscape infrastructure to the main 
proposed access road into the BOCM 
PAULS site, to include grass and areas of 
groundcover .  

• Landscape infrastructure to BOCM PAULS

 site  to include shrub to the verges and 
embankments and street trees where 
practicable.  

• Structural landscape including acoustic 
bunds, grassland and native tree and scrub 
planting  to the northern site perimeter.  

• Structural landscape including grass, native 
trees and groundcover shrubs to the 
proposed Selby Farms Access Road.  

• Proposed new sports pitches, bowling 
green, and allotments.   Proposed new car 
parking to serve the latter facilities and new 
Community Hub building.  

• Proposed SUDS swale to the south eastern 
perimeter with the Potter Group.  Proposed 
new SUDS retention pond to the north 
eastern site corner.  

• Proposed SUDS storage area, acoustic bund 
and recreation area to the eastern boundary 
with the Potter Group.  

• Proposed SUDS swales within an area of ROS 
running east-west from the Recreation Road 
railway bridge  to the existing substation, 

Wildlife Corridors CONTINUED:

and woodland in the heart of the site leave 
existing nesting birds and wildlife habitats 
undisturbed.  The proposed/acoustic  landscape 
buffer running  along the edge of the railway 
and Potter Group western boundary will create 
opportunities for the creation of new wildlife 
habitats.  The proposed swales running across 
the site will provide new habitats for the water 
Voles that have been identifi ed on Olympia Park 
and will create habitats for other aquatic species.

PLAY FACILITIES:

Within the proposed scheme, play facilities 
are located in four areas of the residential 
development and have landscaped pedestrian 
and cycle routes connecting to them.
• At the heart of the scheme within the 

existing area of retained trees.  
• In the linear park, between the village green 

and the River Ouse and running along the 
Potter Group western boundary. 

• Next to the community hub building.
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of future planning applications, these will be 
informed by market demand, by the needs 
generated by the development itself and by 
Selby and the wider environment.  It will be 
informed by the SDC  aspiration to promote 
the site as  a Science Park, or as a centre for 
Research and Development that will foster 
links with higher education and create training 
opportunities.  This aspiration, which promotes 
high quality environments, is captured in the 
indicative concept plan (refer to appendix) 
where the waters edge has been opened up and  
a landscaped offi ce park proposed.  The scheme 
has the potential to create over 2500 FTE jobs.

The Olympia Park Vision aspires to promote 
Selby as a ‘business destination in North 
Yorkshire.’  The proposals for the site will 
ensure it is recognised as a unique employment 
opportunity and business destination.

COMMUNITY FACILITIES 

The residential scheme delivers a range of 
community facilities to support the development 

The social infrastructure strategy delivers 
new job opportunities, new homes and new 
community and educational facilities which build 
upon existing facilities in Selby and support local 
community and local business.

HOMES AND JOBS

The proposal delivers 1000 new homes on BOCM 
PAULS land and 23 hectares of employment land 
on Selby Farms in the plan period up to 2027 
with a further 10.6 hectares reserved for future 
development.  

Whilst the range of house types and styles will 
be the subject of future planning applications 
it will refl ect local need and context and will 
substantially increase the accommodation in 
Selby .  It will deliver approximately 40% of 
Selby’s housing need in the plan period up to 
2027 and it will contribute to the creation of 
mixed communities in accordance with CP4.  It 
will create over 2500 job opportunities.  

Whilst the employment uses will be the subject

SOCIAL INFRASTRUCTURE

Vision - ‘Development should fully integrate both 
physically and socially with Selby town centre and 
the wider area.  ‘Development will provide a range 
of house type and improve the accommodation 
offer in Selby.’  ‘Employment opportunities will 
create jobs that assist in meeting both the needs 
generated by the development itself, Selby and 
the wider area. ‘

CP2A - ‘Development should deliver 1000 new 
homes and 23 hectares of employment land in 
the plan period up to 2027 with a further 10.6 
hectares reserved for longer term employment 
use.  ‘Development is expected to deliver 
necessary infrastructure, facilities and services 
including ROS to support the new community 
and to cater for needs of new business in 
accordance with the councils approved standard 
at the time of future planning applications.’  ‘The 
development should delver up to approximately 
40% affordable housing over the plan period up 
to 2027’

PREFERRED MASTERPLAN
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The provision of these community facilities will 
not only serve the residents of Olympia Park but 
because they are easily available and accessible 
via, Recreation Road and Barlby Road they 
will also be available to those living in nearby 
neighbourhoods.  The masterplan increases the 
range of community facilities available in the 
area and brings betterment to a number of 
community groups.  In particular it will bring 
signifi cant betterment to the Selby Olympia 
Football Club whose current changing rooms 
are substandard.  It will also bring betterment to 
the Selby Olympia Bowling Club members who 
will benefi t from the new bowling green and 
club house and to the allotment holders whose 
allotments will be relocated onto good quality 
agricultural land  and will be provided with 
better security, new sheds, new storage facilities 
and car parking.

CHILDREN’S PLAY AREA

For further details and information please  refer 
to Green Infrastructure section.

facilities and undersized external play areas.  The 
location of this school at the heart of the site 
and next to community facilities makes it easily 
accessible to pupils in Barlby Bridge and Barlby 
as well as Olympia Park and it creates a gateway 
into the residential development.

ALLOTMENT AND SPORTS PITCHES

Through extensive consultation with allotment 
holders, Selby Olympia Football Club and 
Selby Olympia Bowls Club the relocation and 
enhancement of existing allotments, football 
pitches and bowls club from their current 
location in the south west corner of the site 
to a prime position adjacent to Potter Group 
has been agreed.  In addition through this 
consultation and through discussions with 
SDC,  a range of additional community facilities 
including additional sports pitches,  a community 
hub building and associated car parking have been 
included in the masterplan. These facilities will 
meet all applicable local standards for Recreation 
and Open Space at the time of submission.

and  the wider area.  It provides, new sports 
pitches, a new community hub building, a 
new primary school, affordable housing and 
a neighbourhood centre.  It also provides 
replacement and enhancement of allotments, a 
bowling green, and football pitch.  The delivery 
of these facilities will be phased with the 
development in accordance with CP8. 

PRIMARY SCHOOL

NYCC have advised there is insuffi cient 
capacity within existing local primary schools to 
accommodate the proposed development and 
have requested land is allocated on the Olympia 
Park site for future development of a primary 
school.   The masterplan makes provision for a 
1.5 Ha school site on BOCM PAULS land south 
of the railway line. Whilst the proposed school 
will serve the new Olympia Park residents it will 
also provide improved educational facilities for 
children in the neighbouring areas.  In particular 
it will bring signifi cant betterment to staff and 
pupils at the existing Barlby Bridge Primary 
school which has limited and dated educational 



Olympia Park, Selby70

local facilities.  It is constructed on a site that 
has in part been previously developed.  The 
proposals’ sustainability credentials benefi t from 
BOCM PAULS decision to retain their existing 
Mill on Barlby Road rather than build a new mill 
on a new site as was the intention when the BDP 
masterplan was completed in 2006 and which 
would have had a signifi cant environmental 
impact.

SUSTAINABLE TRAVEL

The proposed scheme promotes sustainable 
travel.  Through the inclusion of a network of 
cycle and pedestrian routes running through the 
site  which provide non car dependent access to 
facilities available in Selby town centre and the 
wider area.

Bus services operating along Barlby Road  link 
the site to existing facilities in Barlby Bridge and 
Barlby and provide regular access to Selby, York, 
and Goole,  The landowners are currently in 
discussions with the bus service providers  to 

SUSTAINABILITY

Vision - ‘The development should aspire to be 
sustainable.  It should promote the use of public 
transport..’

CP2A - ‘The development should maximise the 
opportunity for sustainable travel..’  Development 
should incorporate sustainable development 
principles, including sustainable construction 
and drainage methods and low carbon layout 
and design.’  ‘The development should derive 
the majority of total predicted energy required 
from decentralised and renewable or low carbon 
sources.’  CP12/CP13/CP14 The development 
should promote sustainable development and 
increased resource effi ciency.  It should support 
new sources of renewable energy and low 
carbon energy generation.’

The proposed scheme is sustainable.  It is 
in a sustainable location, close to existing 
neighbourhoods, has good access to road 
networks, public transport and a wide range of 

SOCIAL INFRASTRUCTURE CONTINUED

The proposed scheme delivers a new 
neighbourhood centre on Barlby Road.  Whilst 
the details of this centre are the subject of 
a future planning application, which will be 
infl uenced by market demand, it is anticipated it 
will delver a fast food store, a small format food/
non food retail unit and a public house.  

The landowners have entered into discussions 
with a number of potential developers with the 
intention on delivering the centre in the fi rst 
phase of development.     

ECONOMIC

The Olympia Park development will bring 
fi nancial benefi ts to the Selby economy.  New 
residents and workers will spend money in the 
town center and in the wider area.  They will use 
public transport etc. and this will add positively 
to the Selby economy.

PREFERRED MASTERPLAN
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in the building and reduce surface water runoff .  
All  houses will be delivered to the highest level of 
Code for Sustainable Homes (CfSH)  viable and 
similarly the employment units will be delivered 
to the highest BREEAM standard viable.

Whilst Selby is located in an area with a high risk 
of fl ooding, through detailed fl ood risk analysis 
and the design of robust mitigation measures 
Olympia Park is made safe without creating 
fl ood risk elsewhere. 

In order to mitigate the residual risk from 
fl ooding, housing has been located in the least 
vulnerable area, fl ow paths have been designed 
into the development to direct fl ows through 
the site and buildings have raised above ground 
level. The development will also have access to 
the EA fl ood warning system. Other measures 
recommended in the SFRA Level 2 Assessment 
should also be implemented within detailed 
proposals.  The water management infrastructure 
requirements include construction of swales for 
water runoff limitation and storage as part of 
sustainable urban drainage solution for the site.

The fi rst of these swales will be constructed on 
the BOCM PAULS site.  The swales will then 
extend north east into the Selby Farms site, 
run under the A63 bypass and connect into a 
pumping station located on the left bank of the 
river Ouse.  These swales will be constructed in 
the fi rst phase of the works and will include the 
relocation of existing water vole habitats in the 
area.

GREEN ENERGY

Given the scale of this development there 
is potential to bring forward decentralised, 
renewable or low carbon energy and BOCM  
PAULS have entered into discussions with 
Whites Recycling Solutions, the occupiers of the 
former Tate and Lyle plant, on the potential to 
utilise waste heat for the proposed housing and 
employment.  

extend the bus service on Barlby Road into 
the site in the early phases of development and 
a lay-by has been included in the  proposed 
scheme, adjacent to the new primary school 
and community hub to accommodate this.  The 
pedestrian/cycle routes provide easy access to 
Selby railway station, (approximately 10 minutes 
walking distance) which runs services to Leeds. 
Hull, Manchester and London and this will 
substantially extend the range of facilities easily 
accessible to the residents  and workers of 
Olympia Park.

SUSTAINABLE CONSTRUCTION  AND 
DRAINAGE

Whilst the design of buildings will be the 
subject of future detailed planning applications, 
sustainable design principles underpin the 
proposal and present opportunities for the 
development to minimise its impact on climate 
change through the orientation and  layout of 
buildings to take advantage of solar gain and 
through the opportunity to incorporate green 
roofs on employment units which will retain heat 
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URBAN DESIGN RESPONSE

The urban design proposals for Olympia Park 
deliver the Vision and respond effectively to site 
constraints. The proposals create a distinctive 
character that draws on the context of Selby and 
the wider area. 

The urban design response to site constraints 
and opportunities is summarised on the following 
pages in three land parcels: 
• BOCM PAULS land north of the Railway Line
• Selby Farms land
• BOCM PAULS land south of the Railway Line

PREFERRED MASTERPLAN

Vision - ‘It will be a development where 
connections and linkages take advantage of and 
build on existing provision and in particular, 
encourage pedestrian and cycle linkages within 
the site and to the town centre.  It should 
promote the use of public transport as a means 
to integrate existing residents and workers of 
Selby with the development and new residents 
and workers from the development with Selby. ‘

Vision - ‘The development will have a distinctive 
design character that draws on the variety of 
local context and in particular the rich tapestry 
and mixed local styles that exist in Selby.  It 
should promote the opportunities of ‘gateways’ 
to both housing and employment parts of the 
development.  It should have effective green 
infrastructure that integrates with the high 
quality green spaces, sports facilities, pedestrian 
and cycle linkages and also retains respects and 
promotes biodiversity. ‘  The development will 
provide a range of house types to improve the 
offer of accommodation within Selby, with a 
level of affordable housing that is viable and 
responds to local need.  



LAND PARCEL PLAN

Gateway Development

Residential Development

Employment Development
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BOCM PAULS LAND NORTH 
OF THE RAILWAY LINE

BOCM PAULS land north of the Leeds-
Hull railway line fronts onto Barlby Road. 
Development of this site focuses on improving 
the appearance of this key access corridor into 
Selby and on the creation of a new gateway into 
Olympia Park.  The fi rst phase of development 
will have a signifi cant and positive impact on the 
area through the demolition of existing derelict 
and redundant mill buildings and the remodelling 
of the BOCM PAULS mill to accommodate a 
new road bridge and gateway,  the construction 
of a small neighbourhood centre consisting; small 
format non-food/food retail unit, public house, 
fast food unit,  the construction of a four storey 
55+ apartment block (approx. 95 units) and the 
development of extensive landscape proposals 
along Barlby Road and around the bridge.

URBAN DESIGN RESPONSE

• Because this site formerly housed tar works 
it is in part contaminated and following 
a programme of remediation will be 
suitable for the commercial, retail and 55+ 
apartments proposed.

• Because the site lies between two potential 
noise sources (Barlby Road and the Leeds 
Hull Railway) and it includes BOCM PAULS 
and Rank Hovis mills,  (whose operations 
have been identifi ed as potential noise 
sources) the proposed non-residential 
development  next to the mills is appropriate 
an deliverable.

• Because the location of the bridge is 
determined by highways standards, 
development has orientated around this key 
feature and has presented an opportunity 
to use the proposed public house and the 
fast food unit as gateway buildings that fl ank 
either side of the bridge.  

• Because there is a minimum height the bridge 
needs to reach when spanning the Leeds/
Hull railway it is necessary to raise Barlby 
Road by 2.3 meters and this has presented 
an opportunity to propose a programme of 
highways and landscape improvements that 
will enhance the Barlby Road Corridor and 
reinforce its role as a key access route into 
Selby. 

LAND USE SCHEDULE

LAND USE HECTARES ACRES

Retained Mill 2.28 5.64

Retail Areas 1.21 2.98

Public House 0.52 1.29

Residential 1.07 2.64

Long Term Development 
Area

1.11 2.74

PREFERRED MASTERPLAN
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underpin the viability of the Olympia Park 
scheme.

For a more detailed commentary on viability 
and deliverability refer to the section in this 
document entitled Delivery Framework

• By orientating the proposed retail and 
commercial units to front onto Barlby Road 
and to create a gateway into Olympia Park 
the masterplan improves the image of Barlby 
Road and reinforces its role as an important 
access corridor into Selby.  It also makes this 
development attractive to potential funders 
who can see the opportunity this highly 
visible location creates to attract passing 
trade.  

• Because foul drainage runs across the site 
from proposed development on both BOCM 
PAULS land south of the railway and Selby 
Farms land and connects into the existing 
combined sewer on Barlby Road the layout 
of the site is such that these drainage runs 
can be readily accommodated and not built 
over.  

• Because BOCM PAULS mill needs to be 
remodelled to accommodate the new 
bridge, the opportunity is being taken to 
reclad and refurbish the buildings to improve 
its appearance and limit its noise emissions.  

DELIVERABILITY

The early development of the neighbourhood 
centre in phase 1, years 2012 -2016 will go 
some way to cross subsidise the signifi cant 
amount of infrastructure required in this phase 
of development including, mill remodelling, to 
accommodate the new bridge, the construction 
of the bridge, the raising of Barlby Road and the 
construction of the access road from the A63 
Bypass.  

The early construction of the bridge will create a 
new main access into Olympia Park and effectively 
open up  BOCM PAULS site south of the Leeds-
Hull Railway line for residential development 
and related community infrastructure.  The early 
construction of the access road into Selby Farms 
will open the site up for future development 
and will provide and alternative access to Potter 
group.  The redevelopment of BOCM PAULS 
land north of the Leeds-Hull railway line and the 
construction of the access road from the A63 
bypass in the fi rst phase of the development 
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SELBY FARMS LAND

Selby Farms land is the focus for delivering 
employment and jobs to Olympia Park.  The 
uses and timing of employment development on 
Selby Farms land will be led by market demand 
however, the proposed scheme identifi es 23ha 
of employment and 10.6ha of safeguarded land  
in accordance with the policy requirements of 
CP2A.  

The Council’s aspirations for the employment 
land includes science park and research and 
development uses and a scheme that the will 
develop links with higher education colleges 
and universities in the area.  The disposition 
of employment uses has been developed in 
discussions between Selby Farms, Spawforths and 
SDC taking account of recent market evidence 
including the Councils recent Employment Land 
Refresh (2010).  It is believed to be a market 
facing scheme that will create over 2500 high 
quality full time jobs  for Selby and will act as 
a focus for attracting quality employers to the 

LAND USE SCHEDULE

LAND USE HECTARES ACRES

Employment (B1, B2/B8) 14.61 36.10

High Value 8.39 20.73

Safeguarded 10.60 26.19

PREFERRED MASTERPLAN
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       Olympia Park Employment Site Indicative Concept Plan

achieving this will be subject to market demand 
working with SDC, BOCM and Spawforths have 
created an Indicative Concept Masterplan that 
shows how this aspiration could be achieved at 
the site.

The indicative concept plan shows a general 
indicative disposition of uses across the site. 
Provision for  pedestrian and cycle paths and 
connectivity to the wider area including an 
enhanced river frontage and access to new 
residential development to the west.
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DELIVERABILITY 

Within phase 1 the access road from the 
roundabout junction on the A63 bypass to Selby 
Farms land and Potter Group, site remediation, 
foul drainage construction  and construction 
of drainage swales and holding ponds  will be 
delivered.  Completion of these works will 
effectively open up Selby Farms land, ensuring it 
is ready to accept development once the market 
picks up. 

For a more detailed commentary on viability 
and deliverability refer to the section in this 
document entitled Delivery Framework

• By proposing  B2/B8 uses immediately 
adjacent to the Potter Group site an 
opportunity is created to attract new 
investors and accommodate Potter Group 
expansion.  

• The  River Ouse running along the southern 
boundary of the site presents an  opportunity 
to open up the riverbank for the benefi t of 
offi ce development.  

• The need to develop a sustainable drainage 
scheme and to ensure the impact of 
potential fl ood is minimised have created an 
opportunity to incorporate swales, holding 
ponds and Recreational Open Spaces within 
the site.  

• Because distant views of the towers and 
spires of Selby Abbey can be seen from the 
A63 bypass development proposals ensure 
these views are not restricted.

URBAN DESIGN RESPONSE 
• The Selby Farms location adjacent to the 

A63 bypass with its connection to the 
strategic road network and its physical  
relationship to the Greencore employment 
site and the Potter Group transhipment 
operations presents an ideal opportunity for 
the delivery of employment in Selby and to 
‘promote Selby as a business destination in 
North Yorkshire’.

• Because the proposed access into the site 
is from an existing roundabout off the  A63 
bypass the location of the new road is 
fi xed and development is arranged around 
it.  However, by proposing high value uses, 
such as hotel, car showroom etc. fronting 
along the A63 Bypass and along the access 
road into the site a highly visible and strong 
employment edge is created along both 
roads.  It also makes this development 
attractive to potential funders who can see 
the opportunity created by this highly visible 
location, with easy access to the A63 bypass 
and strategic road network.

• Because the new access road will provide an 
alternative route for Potter Group HGVs it 
will negate the need for Potter Group HGVs 
to access their site via Barlby Road and will 
reduce the number of HGVs on this road.
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Park residents using the underpass is 
accommodated by a restrictive cross roads 
arrangement.  

• The potential for noise pollution from the 
Leeds-Hull railway, BOCM PAULS and 
Rank Hovis mills and from Potter Group 
operations have all infl uenced layout and 
housing orientation.  In particular the 
location of the sports pitches, allotments, 
bowling green, Community Hub etc. are 
located to create a landscape buffer between 
Potter Group and the houses.  Where 
required landscape buffers and/or acoustic 
fences are proposed.

• The need to develop a sustainable drainage 
scheme and to ensure impact of potential 
fl ood is minimised,  has resulted in a system 
of swales and Recreational Open Spaces 
within the site that minimises and controls 
surface water run off through their ability to 
store water.  These blue corridors connect 
to Selby Farms land, run under the A63 
bypass and into a pumping station located 
on the left bank of the River Ouse.

• A system of foul drainage is proposed for 
the development.  This will connect into the 
existing combined sewer on Barlby Road and 
feed into Barlby WWTW.  A new pumping 
station is proposed on the site next to the 
existing sub station.

URBAN DESIGN RESPONSE 
• Whilst the site is relatively level with very 

little contamination,  a number of constraints 
have infl uenced development on this land.    

• Vehicular and pedestrian access into the 
site is from a proposed new bridge.   The 
location of this bridge is determined by 
highways design requirements which have  
informed site layout.

• Pedestrian and cycle access to the site is 
also possible from Recreation Road and 
the Trans-Pennine Trail which have become 
focus of connections through the site.

• The alignment of the main access road 
that connects to the bridge and runs deep 
into the site and its looped confi guration, 
have been designed to facilitate phasing 
and delivery and to take full advantage of 
the distant views of the towers and spires 
of Selby Abbey enabling a visual and unique 
connection to Selby town centre to be made 
by all those entering the site.  

• Because Recreation Road is substandard,  
the highways authority have confi rmed it 
cannot be used by Olympia Park residents to 
access/leave the site.  The option to maintain 
access to Recreation Road for Ouse Bank 
residents (until such time as an agreement 
can be reached with all residents to use the 
new bridge) whilst  preventing  Olympia 

BOCM PAULS LAND SOUTH 
OF THE RAILWAY LINE

BOCM PAULS land is an ideal location for housing 
given its scale, relationship to neighbouring 
residential areas and Selby town centre, Barlby 
Road and Selby Farms.  Development  on this 
site includes 905 houses (with a mix of types, 
storey heights and materials) and associated 
community facilities including; sports pitches, 
allotments bowling green, community hub 
building, a Primary school, children’s play areas, 
green infrastructure and drainage swales which 
are designed to provide suitable wildlife habitats.

LAND USE SCHEDULE

LAND USE HECTARES ACRES

Residential 22.13 54.70

Allotments 1.77 4.37

Sports 3.60 8.90

Primary School 1.51 3.74

PREFERRED MASTERPLAN
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DELIVERABILITY

Development will be phased to ensure it is viable 
and deliverable with early delivery of housing and 
commercial premises through redevelopment 
of BOCM PAULS land north of the Leeds–
Hull railway, and opening up of Selby Farms 
employment land through the construction of a 
new link road from an existing roundabout on 
the A63 Selby Bypass, which will also provide a 
new access to the existing Potter Group freight 
transhipment site.  Residential development on 
BOCM PAULS land south of the railway and to 
the west of the existing railhead will be facilitated 
through the construction of a new road bridge 
across the railway, enabling closure of the existing 
level crossing.

BOCM PAULS are currently demolishing existing 
derelict and redundant buildings on the site and 
the construction of the bridge (likely to be on 
in 2014) will effectively open the site up for 
development from 2014 onwards.  The viability 
of the scheme is underpinned by a programme 
of phasing which typically sees the delivery of 

80 units each year for 10 years.  The internal 
road layout, drainage system, SUDS, Green 
infrastructure and community facilities have all 
been designed to facilitate phased delivery thus 
ensuring the scheme is viable and deliverable, 
(Refer to phasing schedule included in Delivery 
Framework section of this document for further 
details.

For a more detailed commentary on viability 
and deliverability refer to the section in this 
document entitled Delivery Framework.

• The location of  TPO trees within the heart 
of the site presents an opportunity to create 
an attractive pedestrian link that connects 
Recreation Road to the Community facilities 
and provides easy access to Olympia Park 
residents and those in the surrounding 
neighbourhood.

• The need to deliver a Primary school within 
the development creates an opportunity to 
expand the range of community facilities 
located in the heart of the site making this 
a rich and diverse community hub.   The 
location of the school in the heart of the 
site ensures it is easily accessible to Olympia 
park residents and nearby neighbourhoods.  

• The River Ouse running along the southern 
boundary of the site presents  an opportunity 
to reinforce the waterside edge with 
residential development that fronts onto it 
and to establish linkages through the site 
that connect all areas to this unique facility.

• The  need to accommodate the number of 
different land ownerships of the Ouse bank 
residents and an inability to get unanimous 
agreement from them has resulted in the red 
line being drawn around their properties.  At 
the request of the Ouse Bank residents, a 
landscape buffer immediately behind their 
houses is proposed.



MASTERPLAN IMAGE
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pedestrian and cycle linkages and also promotes 
biodiversity. It has an effective framework 
movement and links to the waterside.

The development will provide a range of house 
types and as such improves the accommodation 
offer  within Selby.  It will have a level of affordable 
housing that is viable and responds to local need.  
It includes a new Primary school suitably sized 
and located to meet the educational needs 
directly generated by the Olympia Park residents 
and those in surrounding areas. 

The employment opportunities create jobs that 
assist in meeting both the needs generated by 
the development itself, Selby and wider District 
needs, whilst ensuring the employment elements 
are easily accessible by a range of transport 
modes.  The location and scale of Selby Farms 
and the proposed employment offer will ensure 
Selby can be promoted as ‘a business destination 
in North Yorkshire.’

The Preferred Masterplan creates a safe 
environment with well lit secure and 
pedestrianised routes running through the site 
and delivers an appropriate level of community 
facilities.  The development will encourage 
healthy lifestyles and living. 

The proposed connections and linkages take 
advantage of and build on existing provision and 
include pedestrian and cycle linkages within the 
site and to the town centre.  The development 
promotes the use of public transport as a means 
of integrating Olympia Park’s new residents 
and workers with the rest of Selby and Barlby 
by creating a bus route into the site that is 
connected to the surrounding area.  

The development promotes good quality design 
through parameters plans that establish a context 
in which development will be brought forward.  
It incorporates gateways into both the housing 
and employment parts of the development site  
It has an effective green infrastructure that runs 
throughout the site and integrates with the high 
quality green spaces, the community facilities, 

The preferred masterplan demonstrates a 
balanced  approach to dealing with constraints and 
maximising placemaking and other opportunities.  
It delivers the Vision for Olympia Park and is in 
accordance with the policy aspirations contained 
in CP2A of the Draft Core Strategy

The development provides 1000 new homes and 
associated community facilities including, sports 
pitches, allotments bowling green, community 
hub building, a Primary school, children’s play 
areas, green infrastructure and drainage swales 
along with 23ha of employment land and a further 
10ha safeguarded for beyond the planning period, 
with the potential to create over 2500 FTE jobs.

Through a number of physical, social and 
economic connections the Olympia Park 
development is fully integrated with Selby, 
Barlby and the wider area and creates better 
opportunities for housing provision and jobs 
whilst being a development that is suffi ciently 
fl exible so that it is viable and deliverable. 

PREFERRED MASTERPLAN CONCLUSION





This section demonstrates 
how the mix of uses 
proposed on the Preferred 
Masterplan is deliverable 
within the context of the 
Core Strategy Policies and 
the Olympia Park Vision.
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DELIVERY FRAMEWORK

have established a Vision and design principles 
for the site and are working corroboratively to 
develop a masterplan that can deliver the Vision 
within the plan period. 

NETWORK RAIL

Network Rail have a land holding on the Olympia 
Park site and BOCM PAULS have entered 
into Agreed Heads of Terms with Network 
Rail for the closure of the level crossing and 
construction of the vehicular and pedestrian 
bridge over the  railway  line within an agreed 
time frame.  Providing bridge construction is 
completed by 2014 no further maintenance 
work will be needed on the level crossing prior 
to its  closure. The proposed bridge is designed 
to accommodate future electrifi cation of the line 
if required.  As such there are no outstanding 
issues with Network Rail that could prove 
detrimental to deliverability.  

KEY DELIVERY PARTNERS

The principle landowners and key delivery 
partners for the Olympia Park site are, BOCM 
PAULS and Selby Farms.  Together they have 
worked with SDC for nearly 10 years to facilitate 
the delivery of a mixed use development on 
the Olympia Park site that accords with the 
requirements of the Draft Core Strategy and the 
Vision for the site. 

In 2010 these two delivery partners entered into 
a landlord’s agreement outlining their roles and 
responsibilities and confi rming their commitment 
to the comprehensive redevelopment of Olympia 
Park.  Without compromising Selby Farms’ 
position, BOCM PAULS are responsible for the 
preparation and submission of the requisite 
planning applications, whilst both parties are 
responsible for developing the masterplan 
proposals and marketing the site.  

In November 2011 these two partners entered 
into a Planning Performance Agreement (PPA) 
with SDC.  Through the PPA process all parties 
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APPROACH TO PLANNING 
APPLICATION

It is the landowners’ intention to deliver the site 
through a series of planning applications.  The 
fi rst, (an application for Prior Approval for the 
demolition of buildings) has already been made 
and consented. The second and third applications 
(see table opposite) will be made in May 2012.  
Subsequent Reserved Matters applications  will be 
timed to refl ect anticipated occupier and market 
interest in the various land uses and ownerships.   
Each application will be set within the context 
of this Framework and Delivery Document with 
the intention of meeting the policy aspirations 
contained in Policy CP2A (and accompanying 
SPD/Aspiration and other policies) of the 
Draft Core Strategy.  The application proposals 
will also relate to the wider planning policy 
context, including the National Planning Policy 
Framework (NPPF) and related Government 
policy and Ministerial Statements.   By proposing 
to deliver the site through a series of planning 
applications rather than  one application the 
deliverability of Olympia Park has greater 
robustness and certainty for it enables market 
demand and timing of the different land uses to 
be met without one land use compromising the  
timing of the others.

PLANNING APPLICATION SUMMARY TABLE

APPLICATION DESCRIPTION SUBMISSION DATE

Application 1 An early application to demolish existing redundant 
structures on BOCM PAULS owned land.  This application 
will also have the added benefi t of immediately improving 
the appearance of the Barlby Road corridor which is the 
main entrance into the town from the North East

In November 2011 a submission was made 
to SDC asking for approval to carry out 
demolition works on BOCM PAULS’ land to 
enable future development.  Permission was 
granted March 2012

Application 2 The second application will be a hybrid planning application 
that will deal with BOCM PAULS’ owned land in its 
entirety with the exception of a part of the site on Barlby 
Road that will be retained for future development. This 
hybrid submission will establish in outline, the principle 
of residential, commercial and community development 
on the site and will describe in detail, various elements 
including,   any remaining demolition and site remediation 
works, construction of requisite infrastructure, including, 
amongst others, provision of a road bridge across the 
Leeds–Hull railway line into the site from Barlby Road and 
a road link from the Selby Bypass connecting to Potter 
Group’s trans-shipment site. 

May 2012

Application 3 The third application will be for the refurbishment of 
the existing BOCM PAULS Mill.  This application like 
application 1 will have the added benefi t of immediately 
improving the appearance of the Barlby Road corridor 
which is the main entrance into the town from the North 
East and will provide an improved setting for the proposed 
housing.   This application will be made in May 2012 along 
with the hybrid planning application.

May 2012

Application 4 The fourth application will be for the redevelopment of 
Selby Farms Employment land.  The scope of this application 
will refl ect market demand.

The timing of this application will refl ect 
anticipated occupier and market interest.
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INTRODUCTION

To assist in the analysis of deliverability the site is 
structured around land zones and phases.

DELIVERY FRAMEWORK - PHASING AND ZONING

ZONING

The Preferred Masterplan is structured around 
four land zones each comprising a range of 
accommodation.  These zones allow costs to be 
apportioned to the stages of development and 
for a phasing of development and infrastructure 
to be considered. This approach allows for the 
subdivision of the site into zones to assist in the 
analysis of its deliverability ensuring it is robust.



ZONE APPLICATION DESCRIPTION 

A Mill Remodelling Works

B Mixed Use development land on Barlby Road.  
Infrastructure and Housing land south of the 
railway line.

C Employment and higher value uses adjacent  
to the Bypass.

D Long term development site between BOCM 
PAULS mill and RHM.
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PHASING 

The scheme will be developed in three phases 
over a fi fteen year construction period with 
anticipated commencement in 2013. It should 
be noted that zones are not phases and it is 
anticipated that development within different 
zones can occur simultaneously, subject to 
market conditions over the development 
programme.  Exact timings will be driven in part 
by market conditions.

The table below identifi es the proposed 
development phases and key infrastructure 
requirements for each phase:

PHASE YEARS DEVELOPMENT

1 2013 - 2016 Development 
• Neighbourhood centre (anticipated trading 2014)
• Phase 1 housing  (approx. 200 houses occupied by 2016)
• Employment land developed (fl oor space and use class to be determined by market 

conditions)

Key Infrastructure requirements
• Demolition works on Barlby Road and land south of railway
• Mill Remodelling works
• Bridge construction/level crossing closure
• Access Road from A63 Bypass
• Barlby Road highways works
• Acoustic and landscape screen to Potter group

Development of these pieces 
of infrastructure will be 
triggered by housing numbers

• Start of junction remodelling works
• Phase 1& 2 drainage on land south of railway
• Equipped children’s play area
• Potential Primary School

Development required to 
facilitate Phase 2

• Sports pitches and bowling green and Allotments constructed
• Community Hub

2 2017- 2021 Development 
• Phase 2 housing  (approx. 400 houses occupied by 2021)
• Employment land developed (fl oor space and use class to be determined by market 

conditions)

Key Infrastructure requirements
• Acoustic and landscape screen to railway line
• Equipped children’s play area

3 2022 - 2027 Development 
• Phase 3 housing  (approx. 400 houses occupied by 2021)
• Employment land developed (fl oor space and use class to be determined by market 

conditions)

Key Infrastructure requirements
• Equipped children’s play area

4 Beyond 2027 Safeguarded Employment Land for beyond the current plan period

DELIVERY FRAMEWORK - PHASING AND ZONING 





Olympia Park, Selby90

levels will be based on what is considered to 
be a fair sum given the ability of the scheme to 
support such payments. 

Roger Tym and Partners have been appointed 
by the landowners to prepare viability appraisals 
and the District Valuer is acting on behalf of 
SDC to review the appraisals and provide advice 
to SDC on an appropriate level of developer 
contribution based on the viability led approach.

The landowners will enter into a Section 106 
agreement with the Council, which subject to 
viability, will ensure the delivery of:-

• Recreational Open Space Provision

• Waste Recycling Facilities

• Primary and Secondary Education Facilities

• Primary Health Care Facilities

• Community Facilities

• Affordable Housing Provision

• Highways Infrastructure and Enhancement 
of the Public Realm

In 2010, CB Richard Ellis, on behalf of BOCM 
PAULS and Selby Farms, produced high level 
viability appraisals for the scheme to give the 
Council the comfort that the scheme was 
deliverable and its inclusion as a strategic site 
in the Draft Core Strategy could be justifi ed. 
This work formed part of the evidence for 
the Examination in Public which opened in 
September 2011 and was scrutinised by the 
District Valuer.

Subsequent appraisals undertaken by BOCM 
PAULS to demonstrate that the site proposals 
are viable.  Because these appraisals have been 
informed by the fi ndings of extensive site analysis 
which have identifi ed site constraints and enabled 
costs to be assigned to appropriate mitigation 
measures,  BOCM PAULS are confi dent their 
viability appraisals are robust.

Recent appraisals have been based on detailed 
cost plans prepared by Stephen Byrne Associates 
on behalf of BOCM PAULS and Selby Farms 
and the signifi cant abnormal costs have been 
calculated. Abnormal costs for the scheme 
include: 
• Raising of Barlby Road
• Road/Bridge construction
• Selby Farms access road
• BOCM PAULS mill remodelling to 

accommodate the bridge
• Remediation
• Acoustic screening/bunding to the Potter 

Group and Leeds-Hull railway line
• Retention of access to Recreation Road for 

Ouse Bank residents 

SECTION 106

It is recognised that the development of the 
site will be subject to the abnormal costs as 
set out above and it has therefore been agreed 
between BOCM PAULS and SDC that developer 
contributions will be made on a “open book 
appraisal” basis, in other words contribution 

VIABILITY
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SECTION 106 CONTINUED 
• Local Employment Skills Training

Achievability of the Council’s S106 aspirations 
will only become clear once the viability 
appraisals are completed.

FUNDING

It is recognised that up front infrastructure 
costs will put a heavy burden on fi nances for 
development in the early stages and that the 
landowners are unlikely to see a return on their 
investment until the later stages of development.  
To assists with this the following applications 
have been made for public funding:
• RGF Round 2 - Access Road into Selby 

Farms from the A63 bypass (Unsuccessful)
• Growing Places fund administered by Leeds 

City Region LEP - Access Road into Selby 
Farms from the A63 bypass (Pending)

• Growing Places fund administered by York, 
North York’s and the East Riding LEP - 
Access Road into Selby Farms from the A63 
bypass. (Pending)

Both the Growing Places applications are pending 
and a response is anticipated summer 2012.  

Further funding will be sought from RGF Round 
3 which opens in summer 2012.  This application 
is a contingency against an unsuccessful bid to 
the Growing Places Fund.

The Homes and Community Agency (HCA) has 
been closely involved in the scheme since the 
inception day for the PPA and have signalled their 
desire to maintain their involvement with a view 
to facilitating the delivery of affordable housing.  
A mechanism is being discussed with the HCA 
for this which, if required,  could result in an 
infrastructure loan being converted into land for 
affordable housing.

The rest of the funding will come from a mix of 
sources including, BOCM PAULS for development 
on their own site, infrastructure funders and 
infrastructure providers, including, developers 
and house builders (who are prepared to take 
a deferred receipt).  However, before these 
discussions can be fi nalised they need certainty 
that an implementable/commercially achievable 
planning consent is in place and the Landowners 
are working with SDC to achieve this.
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Any project of this scale and duration carries with 
it risks over the life of the development. Whilst 
it has been demonstrated that the Preferred 
Masterplan is robust, it remains subject to change 
as a result of risks shown in the table opposite. 

Some risks are regarded as signifi cant but all are 
capable of mitigation.

PROJECT RISK

RISK DESCRIPTION MITIGATION

Change in 
Employment 
Market demand

Timing and scope of application is based on anticipated 
occupier and market interest.  Market conditions are 
such that demand for employment space is likely 
to be subdued in the early stages of development. 
Market demand may change over the plan period and 
a corresponding change in the masterplan may be 
required to ensure masterplan remains market facing.

Ensure that agents are signalling early 
the likely changes in the market

Ensure suffi cient fl exibility in the 
masterplan to enable it to respond to 
change. Close liaison with developers, 
land owners and SDC regarding 
changing aspirations.

Change in 
Housing Market 
demand

Average dwelling size, density and coverage are all 
determined by market demand and vary over time 
as market conditions change.  Should the market 
conditions change over the period up to 2027 a 
corresponding change in the masterplan may be 
required to maintain residual land values.  

Ensure suffi cient fl exibility in the 
masterplan to enable it to respond to 
change.

Change in 
adjoining 
land owner 
aspirations

Agreed Heads of Terms are in place with Network Rail 
for the delivery of the road bridge and closure of the 
level crossing.  

Without this support an alternative 
route would need to be found for 
accessing the site

The aspirations and requirements of the Potter Group 
may change over the life of the LDF.

A proposed change of use on all 
or part of the Potter Group land 
could be accommodated by minor 
modifi cations to the Preferred 
Masterplan

Technical Issues The discovery of new technical constraints could 
impact on the masterplan

Robust baseline assessment has been 
undertaken to minimise this risk.

Change in 
Planning 
Policy and/or 
Public Body 
requirements 

A change in national planning policy and / or in the 
requirements of relevant bodies such as highways 
or the Environment Agency could impact upon the 
masterplan.

Mitigation measures will be 
determined by specifi c change.

Change in 
fi nancial 
circumstances 
of a partner

Inability of a key development partner to complete 
their responsibility within the project

Close management of all contracted 
parties and contingencies for non-
performance of contract.
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DELIVERY FRAMEWORK SUMMARY

The Delivery Framework demonstrates the 
Olympia Park proposals are deliverable within 
the plan period up to 2027.

It confi rms that the landowners,  BOCM 
PAULS and Selby Farms,  are fully behind the 
development proposals and are working with 
SDC and other key stakeholders to deliver 
the site in accordance with the Core Strategy 
Policies and the Vision.

It confi rms that all technical constraints on 
the site have been identifi ed and appropriate 
mitigation measures costed and the landowners 
are unaware of any technical constraints that 
could undermine the deliverability of this 
development.

It confi rms that whilst the development is 
viable the signifi cant abnormal costs incurred 
in the early stages of development will result 
in the landowner not seeing a return on their 
investment until the latter phases of development.  

These exceptional abnormal costs may impact 
on the timing of S106 contributions.
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CONCLUSION
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The aspirations of all parties are viable and 
deliverable.

This Masterplan and FDD promotes good 
quality placemaking principles, sustainability and 
integration with Selby, Barlby and beyond to the 
wider area through a number of physical and 
social connections.  This integration is reinforced 
through the inclusion of a robust green 
infrastructure network running throughout 
the site that links Recreational Open Space, 
play areas, a primary school, a community hub, 
allotments, sports pitches and bowling green.  
These measures ensure that Olympia Park will 
be experienced as an extension to Selby and 
Barlby and not as an isolated, disjointed and 
disconnected development remote from its 
context.

New infrastructure, in particular the proposed 
new access bridge over the Leeds-Hull railway 
and the access road extending from the existing 
roundabout on the A63 bypass, opens up Olympia 
Park to  housing and employment development 
and signifi cantly improves access from these sites 

This Framework and Delivery Document 
demonstrates that the proposed development of 
Olympia Park presents Selby with an opportunity 
to secure its long term economic and housing 
future in a robust and sustainable manner.  The 
scheme will allow the phased delivery of 1000 
new mixed type and tenure houses.   over 2500 
FTE jobs will potentially be created on 23ha of 
employment land and a further 10.6ha reserved 
for longer term employment use, 

Olympia Park will enable Selby to deliver 40% of 
its housing requirements and bring to the market 
a substantial number of jobs and employment 
opportunities in the plan period up to 2027 from 
a single sustainable site.  

Through working corroboratively, BOCM 
PAULS and Selby Farms together with SDC 
and key stakeholders have successfully 
developed a Masterplan and Framework and 
Delivery Document (FDD) that accords with 
the aspirations contained in  the Draft Core 
Strategy and the Olympia Park Project Vision.  

CONCLUSION
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their unique water’s edge setting and creates a 
high quality and attractive environment where 
residents and workers can live and work in 
safety. Healthy lifestyles are encouraged through 
easy access to pedestrian and cycle routes and 
a wide range of community and sports facilities 
which are accessible to all.  

The Olympia Park Masterplan and Framework 
Delivery Document presents Selby with a ‘once 
in a generation’ opportunity to secure its long 
term prosperity and to deliver the aspirations 
contained in SDC’s Draft Core Strategy and 
Vision.  

to Selby town centre and the wider area.  All 
proposed infrastructure and technical mitigation 
measures can be delivered in a phased manner 
throughout the construction period and are 
viable.  The landowners are not aware of any 
infrastructure or technical issues that have the 
potential to undermine the deliverability of 
Olympia Park.

The Preferred Masterplan gives opportunities 
to deliver a mix of house types and styles that 
will add to the rich tapestry that already exist 
in the area.  Through its scale, location and 
design, the masterplan brings opportunities for 
sustainable energy infrastructure and for the 
impact of the development on climate change to 
be minimised through the delivery of buildings 
that are designed to meet the relevant Code for 
Sustainable Homes and BREEAM standards.

The masterplan brings enhancement to Barlby 
Road and gateways to Selby and the new 
residential and employment developments.  It 
reinforces and enhances the banks of the River 
Ouse with buildings that respond positively to 
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APPENDIX

View from the fl ood defences to the south of Olympia Park with Ouse Bank Properties to the right and Selby Abbey on the left
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YEAR DEVELOPMENT
Phase 1: 2012 - 2016

2012 Demolition works commence on Barlby Road and land south of the railway

Detailed technical submission sent to Network Rail for bridge approval.

Employment land promotion and development strategy developed between Selby Farms and Selby Council 

Commercial Agents appointed to market Olympia Park employment land

Detailed design of new industrial estate road and services prepared and submitted to local authority as part of Zone B planning application.

Formal marketing of residential land to regional and national house builders commences

Close liaison between BOCM PAULS, HCA and Selby Council on affordable housing requirements

On-going consultation with:

- Allotment Association

- Bowls Club

- Football Club

- Ouse Bank and other Local Residents

- Barlby Bridge School (and NYCC)

- Wider community

- Council Members

2013 Barlby Road highway works commence.

Bridge works commence with bridge deck expected to be placed Christmas 2013

Mill remodelling works commence in order to facilitate new neighbourhood centre and new access

New industrial access road into employment zone constructed

Sale of fi rst neighbourhood centre land on Barlby Road

Neighbourhood Centre construction commences

Sale of fi rst residential land

PHASING SCHEDULE
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YEAR DEVELOPMENT

2014 New bridge expected to open and level crossing closes

Phase 1 drainage scheme constructed on land south of railway line

Neighbourhood centre and restaurants on Barlby Road commence trading.

Phase 1 housing commences on site.  40 New homes

occupied by end of year.

Employment Land available for development.  Floor space and Use class to be determined by market conditions

2015 80 New homes occupied by end of year.

On site equipped children’s play area constructed

Employment Land available for development.  Floor space and Use class to be determined by market conditions

2016 New acoustic and landscape screen erected adjacent to Potter Group

Phase 2 drainage scheme constructed on land south of railway line

Employment Land available for development.  Floor space and Use class to be determined by market conditions

80 New homes occupied by end of year.

New allotments constructed

New sports pitches constructed

Phase Two: 2017 - 2021

2017 Employment Land available for development.  Floor space and Use class to be determined by market conditions

80 New homes occupied by end of year.

New allotments occupied.  Existing allotments commence redevelopment

New sports pitches occupied.  Existing sports pitches

Commence redevelopment
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YEAR DEVELOPMENT

2018 Employment Land available for development.  Floor space and Use class to be determined by market conditions

80 New homes occupied by end of year.

New Primary School constructed

2019 Employment Land available for development.  Floor space and Use class to be determined by market conditions

80 New homes occupied by end of year.

On site equipped children’s play area constructed

2020 New acoustic and landscape screen erected adjacent to railway line

Employment Land available for development.  Floor space and Use class to be determined by market conditions

80 New homes occupied by end of year.

2021 Employment Land available for development.  Floor space and Use class to be determined by market conditions

80 New homes occupied by end of year.

Phase Three: 2022-2027

2022-2027 Employment Land available for development.  Floor space and Use class to be determined by market conditions

80 New homes occupied by end of year.
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TOPIC REPORT TITLE AUTHOR DATE

Geotechnical/
Ground

Phase One Environmental 
Audit

RPS 1998

Phase Two Contamination 
Assessment, site wide

RPS 2000

Geotechnical Investigation, 
Selby Farms Land

John Pritchard 
Goodman

2005

Geo-environmental Appraisal 
of the eastern part of Olympia 

Mills (BOCM PAULS)

Sirius 2007

Flood/Drainage Flood Risk Assessment Faber Maunsell 2007

Level 1 Strategic Flood Risk 
Assessment  

Scott Wilson 2008

Level 2 Strategic Flood Risk 
Assessment  

Scott Wilson 2010

Flood Risk Assessment Weetwood 2011

Highways/Roads Transport Assessment AECOM 2008

Bridge Design proposal.  AECOM 2008

Highways Modelling – Draft 
Selby LDF Phase 1 Option 

Testing Report

Jacobs 2009

Market Analysis Economic Impact Assessment Genegon 2012

Agriculture Agricultural Land Classifi cation Agricultural 
Systems Anaysis Ltd

2012

TOPIC REPORT TITLE AUTHOR DATE

Highways/Roads 
cont.

Highways Modelling – Draft 
Selby LDF Phase 2 Option 

Testing Report

Jacobs 2009

Swing bridge Junction Study. AECOM 2010

Ecology Phase 1 Habitat Survey AECOM 2007

Phase 2 Habitat Survey   AECOM 2010

Noise Noise Assessment - BOCM 
North

Faber Maunsell 2008

Noise Assessment - BOCM 
South

Kirby Charles 
Associates

2009

Noise Assessment - BOCM 
Mill

NWSS 2010

Baseline Noise Survey - 
Olympia Park

SKM Enviros 2011

Archaeology Archaeological Survey Archaeological 
Consultant

2008

Utilities Baseline information obtained 
from utilities companies in 

Selby.

Utilities Companies Various

Capacity and Infrastructure Peter Brett 2012

Sustainability Sustainability Assessment Peter Brett 2012

Environmental 
Impact Technical 
Papers

Environmental impact 
Assessment

Spawforth/Various 2012

CONSULTANT TECHNICAL REPORTS
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