SELBY DISTRICT COUNCIL

MINUTES

Minutes of the proceedings of a meeting of the Planning Committee held on 3 February 2010 in Committee Rooms 1& 2, The Civic Centre, Portholme Road, Selby, commencing at 4.00pm.
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	Planning Committee Work Programme 2010/11
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	Planning Application – 2009/0257/FUL – The Cottage, Colton
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	Planning Application – 2008/0400/FUL – Low Farm, Low Farm Road, Bolton Percy
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	Planning Application – 2009/0698/FUL – West Mount, Tadcaster

	566
	Planning Application – 2009/1021/HPA – Laureen, Doncaster Road, Brayton
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	Consultation Response on Ferrybridge 100 MW Multi Fuel CHP Application
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	Planning Application – 2009/0724/FUL – Tesco Supermarket, Portholme Road, Selby - PUBLIC
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	Private Session
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	Planning Application – 2009/0724/FUL – Tesco Supermarket, Portholme Road, Selby - PRIVATE
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	Planning Application – 2009/0724/FUL – Tesco Supermarket, Portholme Road, Selby - PUBLIC
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	Private Session

	573
	Enforcement Sub Group Minutes – 23 November 2009


	Present:
	Councillor J Mackman in the Chair

	
	

	Councillors
	J Cattanach, I Chilvers, J Deans, Mrs C Goodall, W Inness, D Mackay, Mrs D Davies (for B Marshall), Mrs S Ryder (for Mrs E Metcalfe), C Pearson, S Shaw-Wright

	
	

	Officials:
	Head of Service – Development Services, Principal Planning Officer, Planning Officer, Accountancy Services Manager, Overview and Scrutiny Coordinator, Democratic Services Assistant

	
	

	Public
	6

	Press
	0

	
	

	556
	Apologies for Absence and Notice of Substitution
Apologies were received from Councillors B Marshall, J McCartney and Mrs E Metcalfe

Substitute Councillors were Mrs S Ryder (for Mrs E Metcalfe) and Mrs D Davies (for B Marshall)


	557
	Disclosure of Interest

Councillor D Mackay expressed a personal and prejudicial interest in relation to 2009/0698/FUL – West Mount, Tadcaster.

The Chair explained that all Members of the Planning Committee had received further supporting documentation in relation to 2009/0257/FUL – The Cottage, Colton and 2008/0400/FUL – Low Farm, Low Farm Road, Bolton Percy



	558
	Minutes
Resolved:

That the minutes of the proceedings of the meeting of the Planning Committee held on 9 December 2009 and 15 December 2009 be confirmed as a correct record and be signed by the Chair, subject to the following amendments:

9 December 2009

· The attendance list for 9 December 2009 should include Councillors J Cattanach, B Marshall and S Shaw-Wright

· Minute 446 should read ‘the deletion of Councillor Fagan from the list of councillors present’

· Minute 450 should no longer include the reference to ‘Counsel’s opinion supports the officer’s recommendation to approve’

· Minute 453 should have condition 07 changed to ‘Delegated authority be granted to officers to grant permission, subject to being satisfied that a gas pipeline in the locality does not interfere with the proposed installation of the wind turbine’

· Minute 458 should read ‘reported on a recent hearing by the Planning Inspectorate when temporary permission for the gypsy site at Towton was granted until 2014’

15 December 2009

· Minute 461 should have the word ‘one’ deleted from the phrase ‘within one 1 month’ set out in Condition 02

· Minute 461 should read ‘complete’ rather than ‘completed’ in line 5 of Condition 02

· Minute 461 should read ‘maintained’ rather than ‘retained’ in line 5 of Condition 03 



	559
	Chair’s Address to the Planning Committee

The Chair of the Planning Committee addressed the following points to the Committee:

· Planning is currently performing above the national targets

· Planning applications received for 2009 were 770, as opposed to 910 in 2008, representing 15.4% fewer applications

· Staff update – Louise Milne was appointed to the position of Planning Officer and is due to start in March 2010 as a replacement for Richard Pollard who retired in 2009

· Training on the issue of Affordable Housing was confirmed for Members on 11 February 2010



	560
	General Fund Revenue Budget Estimates and Revenue Bids 2010/11 – 2012/13

The Accountancy Services Manager presented the report and listed the following amendments:

· 3.2 should read ‘a 1% increase on superannuation costs’

· 4.19 should include the term Committee rather than Board

· 9.7 should read Planning Committee rather than Social Board

The Accountancy Services Manager explained the budgets and risk analysis, whilst highlighting that planning application fees have been identified as a risk due to circumstances beyond the control of Selby District Council in terms of price.

It was noted by the Committee that work undertaken by sections outside of Development Services were charged to the budget under Central Establishment Charges as detailed in Appendix 1 of the report.

In relation to the Planning Delivery Grant, the Accountancy Services Manager explained that it was allocated to the Service as required and that £40,000 was earmarked for the coming year with the remainder being put into reserves.

The Head of Service – Development Services explained that two vacant posts had not been filled which had resulted in substantial savings. However, there was no guarantee that further savings would be forthcoming in the next year.

Resolved:

That the Planning Committee note the budget estimates included within the report
Recommended to Council:

i) The acceptance of the report to the meeting of Council on 9   February 2010; and
ii)The bids included within the report be considered at the meeting of Council on 9 February 2010



	561
	Planning Committee 2009/2010 Performance Indicator Report April 2009 – December 2009

The Head of Service – Development Services presented the report and confirmed that current performance levels are above national targets.

Resolved:

That the report be noted



	562

	Planning Committee Work Programme 2010/11

The Head of Service – Development Services presented the Planning Committee Work Programme for 2010/11. 

Resolved:

That the Planning Committee Work Programme for 2010/11 be noted



	563
	Planning Applications Received 

Consideration was given to the schedule of planning applications submitted by the Head of Service – Development Services.

Application: 2009/0257/FUL 

Location: The Cottage, Colton
Proposal: Erection of three dwellings with garages, associated access and works

The Principal Planning Officer presented the report and updated the Committee as to the fact that the applicant had made an appeal on the grounds of non-determination. As such, the Committee was informed that their role was to make a ‘minded decision’ which would be referred to the Planning Inspectorate.

The Principal Planning Officer indicated that additional information was included in the report as a result of the site visit on 4 January 2010, therefore adding to the information received by the Committee when the application had originally been heard on 9 December 2009.
The Committee was informed that the previous application for 3 dwelling on the site had been refused. The amended application shows a reduced scale, but the Principal Planning Officer indicated that the property footprint was still significant.
The Committee commented that the development proposals were not indicative of sensitive infill and was not in keeping with the locality. It was also noted by the Committee that the greenbelt would be compromised by the development.

Resolved: 

That as a Minded Decision the application be Refused on the following grounds:

1. The previous planning application (reference 2008/0284/FUL) for the erection of three dwellings on the site was refused on the grounds that the proposed disposition of the dwellings on the site, the extent of their combined footprints; their massing; the siting of plot 1 in relation to Main Street; and the scale of the Plot 2 and Plot 3 dwellings in relation to the scale of nearby dwellings, all combine to create a layout and scale of development which would detract from the form and character of Colton and the amenity of nearby residents.  It is also considered that the scale and layout of the proposals would result in a loss of openness on the site, detract from the open character and the visual amenity of the Green Belt, and from the form and character of Colton contrary to Policies GB4 and H7 of the Selby District Local Plan.

It is the Local Planning Authority’s assertion that there have been no material changes in circumstances in terms of planning policy, the form and character of the area or significant changes to the scale, size, massing, footprint and general layout of the scheme to justify reversing the previous decision.  

2. The proposal, by virtue of the number of dwellings proposed and their layout does not constitute limited infill and therefore is contrary to the guidance in respect of new buildings in paragraph 3.4 of Planning Policy Guidance Note 2.  As such the proposal constitutes inappropriate development within the Green Belt, which should only be allowed in very special circumstances and which the applicant has failed to demonstrate in this case.  As such the proposal is contrary to the guidance in paragraph 3.2 of Planning Policy Guidance Note 2.

3. The proposal, by virtue of its size, scale, layout and massing of the dwellings is not considered to be sensitive infill or small scale redevelopment and is therefore contrary to Policies GB2 and H7 of the Selby District Local Plan.

4. The proposal, by virtue of the disposition of the dwellings on the site, the extent of their combined footprints and their massing would significantly detract from the openness of this Green Belt location contrary to policy GB4 of the Selby District Local Plan and the guidance in Planning Policy Guidance Note 2.

5. The proposal, by virtue that it comprises backland, tandem development would contrast with the strong linear form of the southern frontage of Main Street to the significant detriment of the historic character and form of the village, and therefore the visual amenity of this Green Belt location contrary to Policies GB4 and H7 of the Selby District Local Plan and the guidance in paragraph 3.15 of PPG2.

6. The proposal, by virtue that it comprises backland tandem development and the size, scale and massing of the building at Plot 3 would create significant degrees of overshadowing to, and appear oppressive when viewed from the adjoining garden at Willow Cottage and therefore would significantly detract from the amenity of the occupiers of Willow Cottage, contrary to Policy H7 of the Selby District Local Plan.

	564
	Application: 2008/0400/FUL

Location: Low Farm, Low Farm Road, Bolton Percy
Proposal: Conversion of agricultural buildings to create four self contained dwellings

The Principal Planning Officer presented the report, pointing out that letters of representation and further information received had been included in italics within the body of the report.

The Principal Planning Officer explained that the proposed development was outside the definition of a brownfield site under National Planning guidance PPS3 (Annex B).

Public Speaker – Jenny Hubbard (Agent)

Jenny Hubbard presented the following issues in support of the application:

· The development limits criteria were put in place in 1991 and the proposal would be within existing guidelines

· This is not a greenbelt issue

· The application should be dealt with on its merits

The Principal Planning Officer explained that the external structure of the silos would remain the same under the proposal, with the addition of an internal lining in order to meet 

Resolved: 

That the application be Refused on the following grounds:
1. The proposed conversion of the silos, by virtue of their limited size, materials and present visual impact on the character and form of the area, in general, and the Bolton Percy Conservation Area in particular, would provide a poor quality of development both in terms of the residential amenity of future occupiers of the silos and the overall visual amenity and impact resulting from the retention of the silos.  The proposal therefore fails to achieve a good quality of development or a high standard of design contrary to the requirements of Policy ENV1 of the Selby District Local Plan and the guidance in PPS1.

2. The proposal, by virtue that it relates to the conversion of agricultural buildings, which are not classified as constituting previously developed land in Annex B of PPS3, would constitute development of a greenfield site and as such would be contrary to Policy H2A of the Selby District Local Plan.  

Policy H2A refers to the criteria in Policy H7, which allows for the conversion or change of use of ‘existing buildings’.  However notwithstanding that Policy H7 does not define the land use class of the ‘existing buildings’ to which it refers, in order to be consistent with Policy H2A the reference to ‘existing buildings’ should only be considered to refer to buildings other than agricultural buildings, to ensure compliance with Policy H2A and paragraph 5.75 of the Selby District Local Plan.

The proposal is therefore contrary to Policies H2A and H7 and the guidance in paragraph 5.75 of the Selby District Local Plan.

3. The proposal, by virtue that it retains the obsolete grain silos as residential accommodation would detract from the form and character of the settlement of Bolton Percy and therefore would fail to preserve the character and appearance of the Bolton Percy Conservation Area contrary to Policy H7(1) and ENV25 of the Selby District Local Plan.


4. The proposal would fail to provide a satisfactory standard of residential accommodation and amenity contrary to Policy H7(2) of the Selby District Local Plan.

5. The applicant has failed to provide sufficient information, in respect of a marketing exercise to show what levels of demand exist in relation to the reuse of those buildings, lying outside of the defined development limit, for business purposes, to allow the Local Planning Authority to undertake a full assessment of the proposal against criterion 1 of policy H12 of the Selby District Local Plan.

6. The applicant has failed to provide sufficient information, in respect of a structural survey, in relation to those buildings lying outside of the defined development limit, to allow the Local Planning Authority to undertake a full assessment of the proposal against criterion 3 of policy H12 of the Selby District Local Plan.


	565
	Application: 2009/0698/FUL

Location: West Mount, Tadcaster
Proposal: Erection of a detached dwelling following the demolition of the existing garage

Councillor D Mackay left the Planning Committee.

The Principal Planning Officer presented the report updating the Committee that a letter of objection from Cunnane Planning had been received, but that there objections did not alter the conclusion reached by the report.

The Principal Planning Officer confirmed the parking facilities to be made available on the site and that the space criteria would be met in relation to number 15 and 17 on West Mount. 

Resolved: 

That the application be Approved subject to the conditions outlined in the report



	566
	Application: 2009/1021/HPA

Location: Laureen, Doncaster Road, Brayton
Proposal: Erection of a single storey extension to the side

Councillor D Mackay returned to the Planning Committee.

The Planning Officer presented the report indicating that there would be a minor rewording of Conditions 3 and 4. It was also explained to the Committee that the proposed development was sympathetic in design in terms of visual amenity, whilst there were no issues relating to height and overlooking that would unduly impact upon residential amenity.

Resolved: 

That the application be Approved subject to the conditions outlined in the report



	567

	Consultation Response on Ferrybridge 100 MW Multi fuel CHP Application 
The Principal Planning Officer presented the consultation report highlighting concerns over the development that will be raised to the Department of Energy and Climate Change (DECC) in their process of consideration.
The Chair commented on aspects raised in the consultation response in relation to highways and emissions. The Committee was also informed that initial comments had been supplied to DECC on 18 December 2009 and that further comments would be accepted by them right up to the final date of their deliberations

The Principal Planning Officer explained that a further biomass plant in Pollington is currently in the development phase.

Resolved:

That the report be noted and the response approved

	568
	Application: 2009/0724/FUL 

Location: Tesco Supermarket, Portholme Road, Selby
Proposal: Erection of a replacement store with associated car parking, landscaping and ancillary works following demolition of the Council Depot and existing store

The Principal Planning Officer presented the report and informed the Planning Committee that there were amendments to the original report received in relation to the Section 106 Agreement. The Principal Planning Officer also informed the Committee that following the conclusions reached by the 9 December 2009 Planning Committee Condition 19 had been included in addition to the existing conditions.


	569
	Private Session

Resolved:

That in accordance with Section 100(A)(4) of the Local Government Act 1972, in view of the nature of the business to be transacted, the meeting be not open to the Press and public during consideration of the following items as there will be a disclosure of exempt information as defined in Section 100(1) of the Act as described in paragraph 3 of Part 1 of Schedule 12A to the Act.



	570
	Private Session:

The Solicitor to the Council presented the legal aspects in relation to the Section 106 agreement.


	571
	The Planning Committee returned to Public Session
Resolved:

That the application be Approved:

i) Subject to the signing of the amended Section 106 Agreement; and

ii) Following consultation with North Yorkshire County Council

	572
	Private Session

Resolved:

That in accordance with Section 100(A)(4) of the Local Government Act 1972, in view of the nature of the business to be transacted, the meeting be not open to the Press and public during consideration of the following items as there will be a disclosure of exempt information as defined in Section 100(1) of the Act as described in paragraph 3 of Part 1 of Schedule 12A to the Act.



	573
	Enforcement Sub Group Minutes
The Committee received the Enforcement Sub Group Minutes from the meeting held on 23 November 2009.
Resolved:

That the minutes of the proceedings of the meeting of the Planning Enforcement Sub Group held on 23 November 2009 be confirmed as a correct record and be signed by the Chair.




The meeting closed at 6.50 pm.

Planning Committee

3 February 2010

