
 
 
 
 
 

 
Mission Statement 

 
To Improve the Quality of Life 

For Those Who Live and Work in The District 
 

 
 
21 April 2009 
 
Dear Councillor 
 
You are hereby invited to a meeting of the Planning Committee to be held in 
Committee Rooms 1 and 2, Civic Centre, Portholme Road, Selby on 29 April 
2009 commencing at 4:00pm. 
 
 
The agenda is set out below. 
 
 
1.  Apologies for Absence and Notice of Substitution 

 
To receive apologies for absence and notification of substitution. 
 

2.  Disclosure of Interest 
 
To receive any disclosures of interest in matters to be considered at 
the meeting in accordance with the provisions of Section 117 of the 
Local Government Act 1972, and Sections 50, 52 and 81 of the Local 
Government Act 2000 and the Members’ Code of Conduct adopted by 
the Council. 
 

3.  Minutes 
 
To confirm as a correct record the minutes of the proceedings of the 
meeting of the Planning Committee held on 1 April 2009  
(pages 5 to 12 attached). 
 

4.  Chair’s Address to the Planning Committee 
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5.  Service Performance Agreements (SPAs) 
 

• Report of the Head of Development Services (pages 13 to 
15 attached). 

 
6.  Planning Applications Received - Site Visits 

 
Reports of the Head of Development Services   
 

• 2008/1299/FUL – Bar House, Doncaster Road, Brayton 
(pages 16 to 24 attached). 

 
7.  Planning Applications Received – Non Site Visits 

 
Reports of the Head of Development Services   
 

• 2009/0095/FUL – Stone Lea Grange, Field Road, West 
Haddlesey  (pages 25 to 37 attached). 

 
• 2009/0007/OUT – Lambourne, Main Street, Little Smeaton 

(pages 38 to 45 attached). 
 

• 2008/1097/CON– Ergon House, Weeland Road, Eggborough       
(pages 46 to 50 attached). 

 
 

 Reports for Information 
 

1. 
 
 
 

List of Planning Applications Determined Under Delegated 
Powers 
 
Applications which have been determined by officers under the 
scheme of delegation. 
 
A copy of this report is available in the Members’ Room 
 

 
 
 
 
 
 
M Connor 
Chief Executive 
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Public Speaking 

 
Please note the deadline for registering to speak at Committee is 3.00 pm 
Monday 27 April 2009 
 

Disclosure of Interest – Guidance Notes: 
 

(a) Councillors are reminded of the need to consider whether they have any 
personal or prejudicial interests to declare on any item on this agenda, 
and, if so, of the need to explain the reason(s) why they have any personal 
or prejudicial interests when making a declaration. 

 
(b) The Democratic Services Officer or relevant Committee Administrator will 

be pleased to advise you on interest issues.  Ideally their views should be 
sought as soon as possible and preferably prior to the day of the meeting, 
so that time is available to explore adequately any issues that might arise. 

 
 
 

Dates of Future Meetings of the Planning Committee 
 

Date of Meeting Deadline Date Distribution Date 

27 May 2009 12 May 2009 18 May 2009 
 

 
Membership of the Planning Committee 

12 Members 
 

Conservative Labour Independent 

J Mackman (Chair) B Marshall J McCartney 
J Deans (Vice-Chair) S Shaw-Wright  
J Cattanach   
I Chilvers   
D Fagan   
W Inness   
D Mackay   
E Metcalfe   
C Pearson   
 
If you have any enquiries relating to this agenda, please contact Carol Baker on: 
Tel:  01757 292207  
Fax: 01757 292020 
Email: cvbaker@selby.gov.uk
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Items for Planning Committee  
29TH April  2009 

 
 
 
 
File Number: Site Address: Case Officer Page 
    
 SITE VISITS   
2008/1299/FUL Bar House, Doncaster Road, Brayton RABA/JOOS 18 
    
 PLANNING APPLICATIONS   
2009/0095/FUL Stone Lea Grange, Field Road, West 

Haddlesey 
RABA 27 

2009/0007/OUT Lambourne, Main Street, Little Smeaton         CLRI 40 
2008/1097/COU Ergon House, Weeland Road, Eggborough CLRI 47 
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Planning Committee 
1st April 2009 

 

SELBY DISTRICT COUNCIL 
 

Minutes of the proceedings of a meeting of the Planning Committee held on 1 
April 2009 in Committee Rooms 1& 2, The Civic Centre, Portholme Road, Selby, 

commencing at 4.00pm. 
 

743 Minutes 
744 Chair’s Address to the Planning Committee 
745 2008/1078/FUL – Cherry Tree Farm, Templar Close, Whitley 
746 2008/0956/OUT – 34 Leeds Road, Selby 
747 2009/0003/FUL – Glebe Farm, Main Street, Bolton Percy 
748 2009/0005/CON – Glebe Farm, Main Street, Bolton Percy 
749 2008/1305/FUL – Tesco Supermarket, Portholme Road,Selby 
750 Planning Enforcement Leaflet 
751 Planning Enforcement Sub Group 
752 Planning Committee Work Programme 
753 Continuation of meeting 
754 Private Session 
755 Enforcement Sub Group Minutes 

 
 

Present: Councillor J Mackman in the Chair 
  
Councillors: J Cattanach, I Chilvers, J Deans, D Fagan, W Inness, D Mackay, J 

McCartney, B Marshall, Mrs E Metcalfe, C Pearson, S Shaw-Wright,            
  
Officials: Head of Service – Legal and Democratic Services, Development Control 

Manager, Principal Planning Officer, Senior Planning Officer, Trainee 
Solicitor, Committee Administrator and Public Speaking Officer. 

  
Also in 
Attendance: 

Mr P Edwards – Kirton Consulting – Retail Consultants 
Mr T Coyne – Highways Officer – North Yorkshire County Council 
Public Speakers 

  
  
Public: 5 

  
  
741 Apologies for Absence and Notice of Substitution 

 
No Apologies were received  
 

742 Disclosure of Interest 
 
All members of the committee had received a letter from Tesco Stores 
Limited regarding application 2008/1305/FUL. 
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Planning Committee 
1st April 2009 

 

743 Minutes 
 
Resolved: 
 
That the minutes of the proceedings of the meeting of the Planning 
Committee held on 4 March 2009, subject to the following amendments 
 

• Minute 662 - Last paragraph ‘chances’ should read ‘changes’. 
 

• Minute 663 – Should read ‘ The Chair informed councillors that 
the application had been deferred to allow the site visit to take 
place’. 

 
• Minute 664 – Second paragraph ‘As the proposed constituted 

inappropriate development…….’ Should read ‘As the proposal 
constituted inappropriate development….’ 

 
• Minute 666 – Last sentence ‘met’ should read ‘ meet’ 

 
be confirmed as a correct record and be signed by the Chair. 
 
In relation to queries raised the Head of Service – Legal and Democratic 
Services confirmed advice would be sent to all planning committee 
members, and named substitutes. 
 
The Head of Service – Legal and Democratic Services also informed 
councillors that North Yorkshire County Council were confident that they 
could now deal with all mineral enforcement matters. 
 

744 Chair’s Address to the Planning Committee 
 
The Chair informed councillors of the following issues: 
 

• Organisation of Development Control – recruitment has been 
completed. 

 
• Training – next planning committee training scheduled for Thursday 

14th May at 5.30am and will cover Consequence Management. 
Additional 1hour session to be arranged to deal with the planning 
report template and will be arranged by mid June at the latest. 

 
• Performance – meeting all national statutory targets and exceeding 

internal targets. 
 

• Public Inquires – The committee decision to refuse the planning 
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Planning Committee 
1st April 2009 

 

application on the Parsonage at Escrick is scheduled to go to a Public 
Inquiry. 

    
745    Planning Applications Received  

 
Consideration was given to the schedule of planning applications submitted 
by the Head of Service – Development Services. 
 
Site Visit 
 
Application: 2008/1078/FUL 
Location: Cherry Tree Farm, Templar Close, Whitley 
Proposal: Erection of barn, tractor shed and store following demolition 
of existing barn. 
 
The Principal Planning Officer informed councillors of the issues concerning 
the application.  An additional condition would be added if councillors were 
mindful to approve the application concerning landscaping of the southern 
boundary. 
 
Resolved:  
 
That the application be granted as recommended in the Officer report 
and subject to the addition of a condition concerning landscaping of 
the southern boundary. 
 

746 Application: 2008/1956/OUT 
Location: 34 Leeds Road, Selby 
Proposal: Outline application for the erection of 2No. dwellings with 
garages to include matters of access and layout following demolition 
of existing garage and carport. 
 
The Principal Planning Officer informed councillors that the proposal was an 
amendment to previous schemes with the number of dwellings reduced from 
3 to 2.  Previous schemes had been refused on the grounds of impact, 
character and form, residential amenity and flood risk.  
 
The Principal Planning Officer informed councillors that the footprint of the 
revised scheme was large and the proposals had failed the sequential test 
concerning flood risk as the application site was in flood zone 3. 
 
Mr Hunter – Applicant 
 
Mr Hunter informed councillors of the following issues  
 

• Outline proposal 
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Planning Committee 
1st April 2009 

 

• Application had been under consideration for 4 years 
• Original application had been amended  
• Smaller houses nearby had been completed 
• All area in flood zone 3 
• Flood defences improved since 2000 floods 
• Other areas affected by flooding have been developed 
 

The Principal Planning Officer clarified the issues concerning flood risk, zone 
3 and the sequential test, which he advised were strong reasons for refusal 
of the application.  
 
Councillor J McCartney arrived 
 
Resolved:  
 
That the application be granted 
 
The reasons for granting the application contrary to officers 
recommendations were 
 

• Character and form were acceptable 
• The size of the proposal falls below the Environmental Agency 

consultation level of 10 dwellings or more. As such it was 
considered in flood risk terms, that the proposal was de minimis.

 
747 Application: 2009/0003/FUL 

Location: Glebe Farm, Main Street, Bolton Percy 
Proposal: Proposed conversion of redundant agricultural buildings to 
create 3 dwellings and 3 independent workspaces following the 
demolition of fold roof and outbuilding 
 
The Principal Planning Officer updated councillors with amendments to the 
report, including policy H7 allows for the conversion of existing buildings and 
clarification of details of car parking for the scheme. Condition 7 should be 
deleted and new conditions concerning hard-standing, bin storage and pre 
demolition requirements (evidence of entering into contracts) be added.  
 
Ms J Parkin – Agent 
 
Ms Parkin informed councillors of the following issues 
 

• Roof erected in the 1930s 
• Remainder of the site dates back to the 18th Century 
• Demolition will be newest parts of site 
• Application will secure future of the historic buildings 
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Planning Committee 
1st April 2009 

 

• Will enhance the character of the conversation area 
• Slates and timbers will be re-used 
• Engine sheds will be retained and repaired 
 
• External appearance will not be altered 

 
The Principal Planning Officer confirmed that condition 12 dealt with issues 
relating to the units for residential and business being tied. 
 
Resolved:  
 
That the application be granted as recommended in the Officer’s 
report, subject to the amendments and new conditions concerning 
hard-standing, bin storage and pre-demolition requirements. 
 

748 Application: 2009/0005/CON 
Location: Glebe Farm, Main Street, Bolton Percy 
Proposal: Conservation Area Consent for the demolition of Fold Roof 
and Storage building 
 
The Principal Planning Officer updated councillors with amendments to the 
report and to condition 4 concerning pre demolition requirements. 
 
Resolved:  
 
That the application be granted as recommended in the Officer’s 
report, subject to the amendment of condition 4 concerning pre-
demolition requirements. 
 

749 Site Visit 
 
Application: 2008/1305/FUL 
Location: Tesco Supermarket Portholme Road, Selby 
Proposal: Demolition of storage depot and extension to supermarket, 
car parking and access road. 
 
The Chair requested a variation from the normal Public speaking procedures 
to allow 2 Objectors (one with commercial retail concerns and the other with 
neighbour nuisance concerns) to address the committee for a reduced 
period of 3 minutes each. 
 
Resolved: 
 
That 2 objectors be allowed to address the committee for 3 minutes 
each.  
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Planning Committee 
1st April 2009 

 

The Development Control Manager presented the report to councillors and 
gave details of the relevant policies. If councillors were minded to approve 
the application the published recommendation would need to be amended to 
be subject to the completion of an agreed S106 agreement and an 
informative relating to the sewer that runs through the site. 
 
Mr McLeod – Objector 
 
Mr McLeod informed councillors he objected to the application for the 
following reasons 
 

• Previous problems with Tesco 
• Current noise levels 
• Environmental Health concerns 
• Late/ Early deliveries 
• Ventilation units noise 
• Bedrooms in adjoining properties have to be moved to living rooms 

 
Mr Barnes – Objector 
 
Mr Barnes informed councillors he objected to the application for the 
following reasons 
 

• He was Agent representing owners of Abbey Walk, Morrisons and 
Market Cross 

• Impact on the town centre 
• No need for the development 
• Development will physically prevent Market Cross development 
• School move 
• Significant impact on the town centre 
• Concern about the independent advice provided for the Council 
• Weaken the centre 
• PPS6 – Unacceptable impact 
• Sustainable investment in the town centre would be worthless 

 
Ms M Bath – Agent 
 
Ms Bath informed councillors of the following issues 
 

• Key operator in the Town 
• Need to increase floor space 
• Confirmed application would not be called in 
• Applicant had allowed time for the Market Cross development to 

happen 
• Possible the school development could still take place 
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Planning Committee 
1st April 2009 

 

• Not dependant on external funding 
• Benefits of the scheme included job creation and traffic improvements
• Objections mainly from other food retailers 
• Morrison trade above their average in Selby and would still do so 
• No unacceptable impact on the town 
• Complies with planning policies 

 
The Head of Service – Legal and Democratic Services explained why the 
draft retail study had been abandoned and that, as a consequence, it was 
not a material planning consideration. 
 
The Highways Officer responded to questions relating to proposed highways 
works. 
 
Resolved:  
 
That the application be granted, subject to the amendments to 
conditions, the completion of a S106 agreement and the addition of the 
informative regarding the sewer   
 

750 Planning Enforcement Leaflet 
 
The Chair informed councillors that the revised Planning Enforcement leaflet 
had been prepared in conjunction with comments from the Enforcement Sub 
Group. 
 
Recommended: 
 
That it be recommended to Policy and Resources Committee that the 
leaflet be approved to proceed to public consultation. 
 
 

751 Planning Enforcement Sub-Group 
 
The Chair requested councillors review the remit, frequency and 
membership of the Enforcement Sub Group.  
 
Resolved: 
 

• That the Planning Enforcement sub group continues to operate 
for a further twelve months and 

 
• That the Planning Enforcement Sub Group meet on a 4 monthly 

basis, starting from May 2009, but can be convened at any time if 
required and 
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Planning Committee 
1st April 2009 

 

• That the membership of the Sub Group consists of 4 councillors 
in a 3:1 spilt and 

 
• That the remit of the Sub Group remains the same. 

 
 

752 Continuation of Meeting 
 
Councillors were informed that the meeting had been running for three 
hours. 
 
Resolved: 
 
That the meeting continue for the remaining items. 
 

753 
 
 
 
 
 
 
 

Work Programme 
 
Councillors received the proposed work programme for 2009/10. 
 
Resolved: 
 
That the work programme be noted. 

754 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. 
 

755 The Chair presented councillors with the minutes of the meeting of the 
Enforcement Sub-Group held on 23 February 2009. 
 
 
Resolved: 
 
That the minutes be noted 
 

 
The meeting closed at 7.17pm. 
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                                                                            Agenda Item No:  5
___________________________________________________________________ 
 
Title: Service Performance Agreements (SPAs) 
  
To: Planning Committee 
  
Date: 29 April 2009  
  
Service Area: Policy & Performance 
  
Author: Melanie Hambrecht - Policy & Performance 

Assistant 
  
Presented by: Keith Dawson, Head of Service – Development 

Services 
__________________________________________________________________ 
 

Purpose of Report 1 
  
1.1 The purpose of this report is to seek councillor approval for the Service 

Performance Agreement (SPA) for 2009/2010 for Development Control. 
  

Recommendations 2 
  
2.1 It is recommended that councillors approve the Service Performance 

Agreement attached.  
  

Executive Summary 3 
  
3.1 SPAs will enable councillors to exercise control over services at a strategic 

level by outlining the nature of the service, staff involved, budgets, 
improvements and performance indicators.  They represent the agreed level 
of service provision within allocated resources. 

  
The Report 
 

4 

4.1 Attached is the SPA for the following service area: 
 

o Development Control 
 

4.2 As part of the arrangements to monitor the implementation of service plans 
and compliance with SPAs, councillors will receive regular performance 
monitoring reports during the year. 
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5 Financial Implications 
  
5.1 The financial implications are provided within each SPA. 
  
6 Conclusions 
  
6.1 That the SPA be approved. 
 
7 Link to Corporate Plan 
  
7.1 • Links to all the Council’s Strategic Themes. 
  
8 How Does This Report Link to the Council’s Priorities? 
  
8.1 • Positively contributes to all priorities. 
  
9 Impact on Corporate Policies 
 
9.1 Service Improvement Impact 
 Each SPA outlines the improvements for 2009/2010. 

 
9.2 Equalities Impact 
 All service areas are working towards the Council achieving Equality Standard 

Level 3. 
 

9.3 Community Safety and Crime Impact 
 All service plans contain a commitment to ensuring that Section 17 

community safety considerations are appropriately applied. 
 

9.4 Procurement Impact 
 Procurement is, where possible, undertaken within the context of the 

Council’s procurement strategy. 
 

9.5 Risk Management Impact  
 Each service area has produced a risk register for the issues within their 

remit. 
 

9.6 Sustainability Impact 
 Service areas seek to build stronger communities. 

 
9.7 Value for Money Impact 
 The delivery of services covered by the SPAs will be undertaken following 

Best Value principles. 
 
The individual SPAs contain details of efficiency gains where possible. 
 

 
10 

 
Background Papers 
 

10.1 Service Plans for 2009/2010 are held within each service. 
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SERVICE PERFORMANCE AGREEMENT 2009/2010 
Selby D C Development Control Dylan Jones
Nature of service: To undertake on behalf of the Council the Statutory Development Control and 
Enforcement function across the district. To implement Tree Preservation Order legislation. To advise 
councillors, departments and stakeholders on Planning Development Control matters. To promote 
and encourage a transparent and democratic planning decision making process. 

Budget Summary 2009/2010 (£’s) 
Expenditure: Total 1,429,030 
Employee costs 672,110 Income Total -742,440 

Premises related 0 Net Cost 686,590 
Supplies and 

Services
93,420 Capital 0 

CEC Recharges 610,470 

Staff (SDC and Partners): 
Development Control 
 Development Control Manager x 1 
 Principal Planning Officer x 2 
 Senior Planning Officer x 4 
 Assistant Planning Officer x 2 
 Enforcement Officer x 1.91 
 Planning Officer x 3.64 
 Enforcement Support Clerk x 1 

 
Development Support 
 Development Services Support 

Officer x 1 
 Support Clerk x 2 
 Plans Processing Unit Supervisor x 

1 
 Planning Support Clerk x 0.5 
 LLPG Custodian x 1 
 Plans Processor x 3 

Other 53,030 

Gershon Efficiencies Identified: 
 Cashable Non-Cashable
 2008/2009 2009/2010 2008/2009 2009/2010

Total  £58,130
Improvements for 2009/2010 – where we need to be:  

• Implementation of the Business Process Re-engineering findings to improve the speed, quality 
and delivery of the service and also to make cashable savings. 

• Continue to improve service performance in terms of the speed of processing applications to 
meet and exceed both local and national indicator targets. 

• Continue to prioritise enforcement to reduce the numbers of outstanding cases and to deal 
with new cases in a timelier manner. 

• Maintain service performance in terms of processing applications for LLPG registration. 

Performance Indicators Report Targets Date 
NI157a – Percentage of major applications dealt with in 
13 weeks. Monthly 70.00% April 2009 

NI157b - Percentage of minor applications dealt with in 8 
weeks. Monthly 70.00% April 2009 

NI157c - Percentage of other applications dealt with in 8 
weeks. Monthly 82.00% April 2009 

P6 (New) - Percentage of enforcement cases closed 
within 13 weeks. Monthly 55.00% April 2009 

P7 (New) - Percentage of enforcement cases site visited 
within 10 working days. Monthly 60.00% April 2009 

Service Plan Approved: 2009 Progress Reports Due: Quarterly 

Responsible Board/Committee: Planning Committee 
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This map has been reproduced from the Ordnance Survey mapping with the permission of Her Majesty's stationary off ice. © Crown copyright. 
Unauthorised reproduction infringes Crown copyright and may lead to prosecution or civil proceedings. Selby District Council: 100018656

APPLICATION SITE
Item No:
Address:

N

S
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Bar House, Doncaster Road, Brayton
2008/1299/FUL
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ADDITIONAL MAP FOR THIS ITEM IS AVAILABLE ON 
REQUEST FROM DEMOCRATIC SERVICES 



APPLICATION 
NUMBER: 
 

8/20/683/PA 
2008/1299/FUL 

PARISH: Brayton Parish Council 

APPLICANT: 
 

Mr Tim Baldwin VALID DATE: 
 
EXPIRY DATE: 

30 December 2008 
 
24 February 2009 

PROPOSAL: 
 

Erection of a detached dormer bungalow following demolition of existing 
dwelling 

LOCATION: Bar House 
Doncaster Road 
Brayton 
Selby 
North Yorkshire 
YO8 9AU 
 

 
 
DESCRIPTION AND BACKGROUND 
 
The Proposal 
 
This application seeks full planning consent for the erection of a dormer bungalow with an 
integral garage following the demolition of the existing dwelling and garage known as Bar 
House. 
 
The Site 
 
The site is located on the corner of Doncaster Road and Baffam Lane within the 
development limits of Brayton.  The surrounding area is predominantly residential and 
there are school fields to the south and west on the opposite sides of the roads. 
 
The Site currently comprises a semi-derelict vacant dwelling and garage.  The original 
building was built as a Toll House by the Turnpike Trust in the early nineteenth century 
however it has been extended and altered over the years.  To the north is the Grade I 
listed St Wilfrids Church.  
 
Planning History  
 
There is no recent / relevant planning history on the site. 
 
CONSULTATIONS 
 
BRAYTON PARISH COUNCIL 
No objections subject to neighbours being consulted and matching materials used. 
 
SELBY TOWN COUNCIL 
Urge the Council to resist this application and to retain the dwelling, which is of 
significance to Selby as one of the oldest properties in the town.  Appreciate that the 
dwelling has deteriorated but would hope to see it sympathetically renovated rather than 
demolished. 
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SELBY CIVIC SOCIETY 
 
Object, on the grounds the proposal would destroy a historic and unique building of 
heritage value to Selby.  It is a “toll cottage” and the only remaining such property in Selby.  
It is the oldest building in the area after Brayton Church.  It served as a toll collection point 
on the turnpike road between Doncaster and Selby from the early 19th century. 
Possibilities of renovating and preserving principle elements should be explored. 
 
ENGLISH HERITAGE 
There is not sufficient special architectural or historic interest to merit listing. 
 
LOCAL HIGHWAY AUTHORITY  
No objections. 
 
SELBY AREA INTERNAL DRAINAGE BOARD 
No observations to make. 
 
YORKSHIRE WATER 
No comments to make. 
 
PRINCIPAL ENVIRONMENTAL HEALTH OFFICER 
Proposals are satisfactory as far as this Department is concerned. 
 
PUBLICITY 
Neighbours have been consulted by letter and a site notice has been posted.  Four letters 
have been received by local residents and one letter has been received from an 
archaeologist at Hull University.  The letters raise the following issues: 
 

• The building to be demolished is of historic value to the area and should be 
renovated and preserved. 

• Other toll cottages towards Nostell Priory and Doncaster have been preserved. 
• The dwelling could be extended into a reasonable family home whilst retaining the 

character of the original building. 
 
POLICIES AND ISSUES 
Section 38(6) of the Planning and Compulsory Purchase Act 2004 states "if regard is to be 
had to the development plan for the purpose of any determination to be made under the 
planning Acts the determination must be made in accordance with the plan unless material 
considerations indicate otherwise". The development plan for the Selby District comprises 
the Regional Spatial Strategy being The Yorkshire and Humber Plan (published on 21 May 
2008) and the Selby District Local Plan (adopted on 8 February 2005), policies as saved 
by Direction of the Secretary of State, dated January 2008. 
 
The following policies are considered to be relevant to this proposal: 
 
PPS1  - Delivering Sustainable Development. 
PPS3  - Housing. 
PPS9  - Biodiversity and Geological Conservation. 
PPG15 - Planning and the Historic Environment. 
 
Regional Spatial Strategy; 
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YH1- Overall approach and key spatial priorities 
YH7- Location of Development 
Y1 - York Sub Area Policy 
ENV 1 - Development and Flood Risk 
ENV 9 - Historic Environment 
H1 – Provision and Distribution of Housing 
 
Selby District Local Plan: 
 
ENV1 -Control of Development 
H2A -Sustainable development 
H6 -Housing development in towns and larger villages 
T2 -Access to Roads 
VP1 -Vehicle Parking Standards 
 
Key Issues: 
 

1. Principle of Development 
2. Demolition of Existing Building 
3. Impact on the setting of the Listed Building 
4. Layout, Scale and Appearance  
5. Access and Parking 
6. Residential Amenity  
7. Protected Species 

 
1.  Principle of Development 
 
The site is previously developed land and is located within the development limits of 
Brayton which is identified in the Selby District Local Plan, under Policy H6, as being a 
sustainable settlement which is capable of accommodating additional growth.  The 
provision of additional housing in this location would therefore be acceptable in principle 
subject to other material considerations and compliance with all other relevant 
development plan policies. 
 
2. Demolition of Existing Building 
 
English Heritage have advised that the building does not merit a statutory Listed Building 
status given its condition and the fact that the: 
 

• internal refitting has resulted in the loss of original joinery and other features 
of interest. 

• original form of the building can still be identified but the numerous later 
alterations and extensions mean that the building has been too altered to 
meet the national criteria for listing. 

 
English Heritage have also advised that the original portion of the building is not without 
interest being a characteristic form for a toll house and showing that Doncaster Road was 
an early C19 turnpike road.  However the building is considered to be of local historic 
interest which makes a contribution to the distinctiveness of the area. 
 
Buildings that are statutory listed are given protection from alteration or demolition under 
the Planning (Listed Building and Conservation Areas) Act 1990.  However there are many 
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other buildings of significant local historic or architectural importance which do not have 
the protection afforded by Listed Status.  The Governments guidance for the protection of 
buildings of local importance is contained within PPG 15 at paragraph 6.16. 
 
Policy ENV1 states that in considering proposals the District Council will take account of 
the potential loss, or adverse effect upon, significant buildings, related spaces, trees, 
wildlife habitats, archaeological or other features important to the character of the area.   
 
It is considered that the toll house is a significant building that is important to the history of 
the area and therefore that its loss is a material consideration in the determination of this 
application. 
 
In order to make an assessment under the above policy of the potential loss of the building 
it would be reasonable that clear and convincing evidence is given to show that it is 
beyond restoration or sensitive reuse or is of insufficient architectural of historic interest to 
merit its retention over the proposed development.  Usually it would need to be 
demonstrated that all possible means of retention have been thoroughly investigated 
before the merits of the proposed replacement are considered.  
 
The building has been empty for some time, appears to be in a poor state of repair and the 
site is untidy however no evidence has been submitted to justify its complete demolition or 
alternatives such as part demolition and sensitive renovation of the original building with 
appropriate extensions to form the dwelling.  Demolition is therefore considered to be 
premature at this stage. 
 
3. Impact on the setting of the Listed Building 
 
Section 16 and 66 of the Act requires authorities considering applications for planning 
permission for works which affect a listed building to have special regard to certain 
matters, including the desirability of preserving the setting of the building.  To the north of 
the application site is the Grade I Listed Building, St Wilfrids Church. The setting of a 
building may be limited to ancillary land, but may often include land some distance from it. 
The existing site contains a dwelling and therefore its replacement should not affect the 
setting of the Listed Building subject to matters of layout, scale and appearance. 
 
4. Layout, Scale and Appearance  
 
It is proposed to demolish the single storey former Toll House and its associated 
extensions and outbuildings and to erect a dormer bungalow with an integral garage.  The 
proposed dwelling would be located in roughly the same position as the existing building 
and would not be significantly larger in terms of its scale. 
 
The main elevation of the proposed dwelling would face Baffam Lane and a side elevation 
would face Doncaster Road, which is the principle road.  The design is very basic and 
despite having a bay window on the side and semi hexagonal shaped feature to the rear it 
has very little character.  There is no symmetry to the building or its fenestration.    
 
The site is located on a corner plot and is particularly prominent as there are open playing 
fields on the opposite sides of Doncaster Road and Baffam Lane and other dwellings on 
Doncaster are set back from the highway.  The site is also near to a Grade I listed church 
and therefore the design of the proposal is very important.  A design and access statement 
has been submitted with the application however this fails to make reference to the history 
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of the site or the adjacent listed church and it does not define the character of the area or 
how the proposed design would appear in its context.  
 
However given the historic interest of the site and its prominent corner position it is 
considered that a higher quality and standard of design is required that may incorporate 
the retention and renovation of the original toll house building if supported by appropriate 
evidence that detailed the structural integrity. 
 
5. Access and Parking 
 
It is proposed to utilise the existing vehicular access onto Baffam Lane and there would be 
adequate space within the site for parking and turning.  The proposal would generate no 
more traffic than if the existing dwelling were renovated and reoccupied.  The Highway 
Authority have been consulted and raised no objections. 
 
The proposal is considered to be in accordance with policies T2, VP1 and H6 (3) of the 
Selby District Local Plan and therefore acceptable in terms of parking and turning. 
 
6. Residential Amenity  
 
There are no dwellings to the south or west of the site on the opposite sides of Baffam 
Lane or Doncaster Road.  There would be a side elevation, containing a utility room door 
and an en-suite bathroom window, facing the side of the bungalow to the east (1 Baffam 
Lane).  There would be a minimum separation distance of 8.1m between the side of the 
proposed dwelling and the side of 1 Baffam Lane.   
 
The bungalow to the north, 155 Doncaster Road, has a side elevation and conservatory 
facing the rear elevation of the proposed dwelling. The minimum separation distance 
between these elevations would be approximately 10m.  There would be two large dormer, 
bedroom windows in the rear elevation.  Given the orientation of the proposed dwelling 
these would be facing the large front garden and side elevation of 155 Doncaster Road.  
Due to the irregular boundary line of the site and the orientation of the proposed dwelling, 
it would in places be very close to the neighbouring boundary of 155 Doncaster Road.  
 
Boundary treatment would mitigate against over looking between ground floor windows 
and the proposed dormer windows at the rear could be conditioned to be fixed and 
installed with obscure glazing. Subject to these details the proposal would be acceptable in 
terms of residential amenity and would not be contrary to Policy H6(2) of the Local Plan. 
 
7. Protected Species 

 
The proposal involves the demolition of an existing building, which has been unoccupied 
and in a poor state of repair for some time and therefore there is potential that protected 
species could be present.  However, no bat survey has been submitted with the 
application.  All species of native British bat are protected under the 1981 Wildlife and 
Countryside Act 1981 and under European law. 
 
Policy H6 (6) requires that proposals should not harm nature conservation interests.  In 
addition further guidance regarding the planning system and protected species is provided 
by PPS9 and accompanying Circular 06/2005.  In particular, paragraph 98 of Circular 
06/2005 states 
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“The presence of a protected species is a material planning consideration when a planning 
authority is considering a development proposal that, if carried out, would be likely to result 
in harm to the species or its habitat”. 
 
Furthermore Paragraph 99 of 06/2005 states 
 
“It is essential that the presence or otherwise of protected species, and the extent that they 
may be affected by the proposed development, is established before the planning 
permission is granted, otherwise all relevant material planning considerations may not 
have been addressed in making the decision.” 
 
It is therefore concluded that the applicant has failed to provide sufficient information to 
enable the local planning authority to undertake a full assessment in relation to protected 
species. 
 
 
CONCLUSION 
 
The application for the erection of a detached dormer bungalow following demolition of the 
existing dwelling (which is partly a Toll House) raises a number of issues.  The site is 
previously developed land and it is in a suitable location for new housing development.  
Additionally the proposed redevelopment of the site would be acceptable in terms of 
highway safety and residential amenity. The proposal involves the demolition of a locally 
historic building, which is in a poor state of repair and has no statutory protection.  
However no details have been submitted in order to allow the assessment of the loss of 
this locally historic Toll House.   
 
The demolition of this building could be outweighed by a replacement building of high 
quality design given its prominent corner position on the entrance into Selby.  However, 
the design submitted is not considered to be acceptable and does not make the most of 
the opportunity to improve the quality of development in the area.  The proposal is 
therefore considered to be contrary to Policies ENV1 and H6 of the Selby District Local 
Plan and PPS1. Furthermore no information has been submitted in relation to the potential 
presence of protected species and the application is therefore also contrary to Policy 
ENV1 of the local plan and PPS9. 
 
For these reasons the proposed development is considered to be contrary to the policies 
of the Development Plan and there are no other material considerations that are of 
sufficient weight to indicate the decision should be otherwise.  Planning Permission is 
therefore recommended for refusal. 
 
RECOMMENDATION 
 
This application is recommended to be Refused for the following reasons: 
 

1. The site is located on a prominent corner plot near the entrance to Selby and a 
grade I listed church.  Due to the location of the site it is considered that the 
proposed design is not of sufficient quality and fails to take the opportunity 
available for improving the character and quality of the area.  The proposal is 
therefore contrary to Policies ENV1 and H6 of the Selby District Local Plan and 
advice contained in PPS1. 
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2. The proposal involves the demolition of existing buildings and no information 
has been submitted in relation to the potential presence of protected species.  
The application is therefore contrary to Policies ENV1 and H6(6) of the Selby 
District Local Plan, and the guidance contained within PPS9 and accompanying 
Circular 06/2005. 

 
3. Insufficient information has been submitted to enable the Local Planning 

Authority to assess the impact of the loss of this building of local historic interest.  
The Local Planning Authority have therefore taken a precautionary approach 
and considered that the scheme fails to meet the criteria set out in policy H6 of 
the Selby District Local Plan. 
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APPLICATION 
NUMBER: 
 

8/31/33G/PA 
2009/0095/FUL 

PARISH: West Haddlesey Parish Council 

APPLICANT: 
 

Mrs C A Atkinson VALID DATE: 
 
EXPIRY DATE: 

30 January 2009 
 
1 May 2009 

PROPOSAL: 
 

Change of Use of land and conversion of buildings to create a holiday 
home park comprising of 12 timber lodges, reception and shop 

LOCATION: Stone Lea Grange 
Field Road 
West Haddlesey 
Selby 
North Yorkshire 
YO8 8QA 

 
 
DESCRIPTION AND BACKGROUND 
 
The Proposal 
 
This application seeks consent for change of use of the former garden centre, previously 
known as Yorkshire Garden World, to a holiday park comprising 12 timber lodges and 
conversion of the former garden centre tea room to a reception and shop. 
 
The Site 
 
The site is located on the northern side of Field Road in West Haddlesey and is bounded 
by agricultural land to the north and west, the applicant’s dwelling to the east and a row of 
residential properties to the south on the opposite side of Field Lane. 
 
The former garden centre which ceased trading in 2003 is generally flat and comprises a 
number of buildings including the timber former tea room and a collection of greenhouses 
and polytunnels.  The site contains many mature trees and hedges, which would be 
retained to screen the proposed development, and a small pond that filled in and replaced 
by a larger pond to attract wildlife and to serve surface water storage.  
 
There is an existing vehicular access from Field Road that would be upgraded as 
necessary.  A visitor parking area would be provided opposite the former tea room and a 
perimeter access road would serve the lodges, each of which would have private lodge 
side parking space. 
 
The proposed lodges would be single storey units with shallow pitched roofs and timber 
cladding.  The former tea room would also be re-clad in brick and re-roofed with pantiles 
that would require a slightly higher pitch than at present. 
 
The proposal would generate a small number of jobs in the reception/shop and for grounds 
and lodge maintenance.  The shop would be open to local people. 
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Planning History 
 
2007/1375/FUL - Change of Use of land and conversion of buildings to create a holiday 
home park comprising of 12 timber lodges, reception and shop – Refused on the grounds 
that the flood risk sequential test had not been carried out and that the scale of 
development and number of cabins would result in overdevelopment that would be out of 
character with the surrounding area.  An appeal against this decision was dismissed on 
the grounds that the flood risk sequential and exceptions tests had not been passed.  The 
Inspector concluded that the proposal would not have a significant adverse effect on the 
character and appearance of the area. 
 
2006/0563/FUL - Resubmission of previously refused application 8/31/33D/PA for a 
proposed increase in pitched roof height and external alterations at former Tea Rooms – 
Refused  
 
2005/1074/FUL - increase in pitched roof height and external alterations at former Tea 
Rooms – Refused 04.11.05 
 
CO/2004/1033 Outline application for the erection of a single dwelling on land adjacent to 
Refused 21.10.2004 
 
CO/1989/0903- Outline application for the erection of a detached dwelling  - not 
determined 
 
CONSULTATIONS 
 
PARISH COUNCIL  
 
- Object on following grounds: site is outside development limits and is a Greenfield site, 
impact on bio-diversity, sequential test has omitted a property that may be suitable at 
Skipwith (details provided), existing public house intends to provide services of a village 
shop and a further shop may cause closure of this service, West Haddlesey is a H7 
settlement and growth should be restricted, increased traffic, village has little to offer for 
tourists. 
 
HIGHWAY AUTHORITY  
 
- No objections but recommend conditions. 
 
SELBY AREA INTERNAL DRAINAGE BOARD 
 
- No reply received. 
 
YORKSHIRE WATER 
 
 - Advise conditions regarding drainage. 
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ENVIRONMENT AGENCY 
 
- Object to proposed method of foul drainage.  The flood risk assessment is acceptable.  
Written confirmation is required from the Planning Authority that the Sequential test has 
been passed and added to the planning file for the public record. 
 
ENVIRONMENTAL HEALTH OFFICER  
 
- Environment Agency consent required to discharge to watercourse, possibility of 
contamination from past use, waste collection area not shown, operation of holiday site 
would require a licence and would be required to close for at least one month in twelve.   
 
PUBLICITY  
 
- Adjacent properties have been consulted by letter and site and press notices have been 
posted.  14 letters of objection have been received on the following grounds: 
 

• Village would be spoilt by noise, traffic, dog fouling and children trespassing 
• Contrary to policy – will provide housing outside village envelope 
• Would set a precedent for further building outside development limits 
• Greenfield site 
• Effect on wildlife / bio-diversity 
• Village will not sustain a development of this scale 
• Loss of amenity to nearby residents 
• Effect on drainage system / flood risk 
• 11 month tenancy difficult to control 
• Shop would not be viable as a shop will be opening in the public house in April 
• Proposal previously refused and dismissed at appeal 
• Highway safety 
• Devaluation of property 
• No demand for holiday homes in this location 

 
POLICIES AND ISSUES 
 
Section 38(6) of the Planning and Compulsory Purchase Act 2004 states "if regard is to be 
had to the development plan for the purpose of any determination to be made under the 
planning Acts the determination must be made in accordance with the plan unless material 
considerations indicate otherwise". The development plan for the Selby District comprises 
the Regional Spatial Strategy being The Yorkshire and Humber Plan (published on 21 May 
2008) and the Selby District Local Plan (adopted on 8 February 2005), policies as saved 
by Direction of the Secretary of State, dated January 2008. 
 
The site is located within open countryside but is not within a designated Green Belt.  The 
following policies are considered to be relevant to this proposal: 
 
National Guidance  
 
PPS7 Sustainable Development in Rural Areas 
Good Practice Guide on Planning for Tourism 
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Regional Spatial Strategy 
 
YH1 Overall approach and key spatial priorities 
YH7 Location Of Development 
Y1 York Sub Area Policy 
ENV 1 Development and Flood Risk 
E6 Sustainable Tourism 
E7 Rural Economy 
 
Selby District Local Plan 
 
DL1  Control of Development in the Countryside 
ENV1 Control of Development 
ENV21 Landscaping Requirements 
S4 Retail Development in the Countryside 
RT12 Caravan and Camping Facilities 
T1 Highway Network 
T2 Access to Roads 
 
The key issues are considered to be: 
 

1) Principle of Development 
2) Retail Development in the Countryside 
3) Impact on the Character of the Area 
4) Residential Amenity 
5) Highway Matters 
6) Flood Risk and Drainage Matters 
 

1) Principle of Development 
 
Policy DL1 is aimed at restricting development in order to safeguard the countryside from 
the adverse effects of development, whilst assisting rural development within the District.  
The preamble to this policy states that it will ‘support proposals which provide essential 
local services, local jobs and community facilities.’ 
 
The site is currently a vacant former garden centre surrounded by landscaping.  The 
immediate surrounding area is a mixture of agricultural land and rural housing.  The 
application proposes to change the use of the site to provide holiday accommodation.  The 
proposal involves the re-use of the former tea room as a reception/shop, which would be 
open to the local community and small scale employment would be created in the shop 
and in connection with grounds and lodge maintenance.  It is therefore considered that the 
use is acceptable in a rural area and would be in accordance with Policy DL1. 
  
The Selby District Local Plan identifies that the greatest number of jobs related to tourism 
within Selby District are directly concerned with the provision of accommodation.  The 
Local Plan also states that the District Council will encourage the private sector to provide 
further accommodation of the standard required by the different sectors of the tourist 
market. 
 
Policy RT12 relates to proposals for touring caravan and camping facilities and 
acknowledges that such developments are likely to be located beyond development limits. 
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The proposed lodges would be compliant with and defined as a ‘caravan’ under the 
Caravan Site Act 1968 and therefore the criteria in RT12 is considered to be relevant. 
 
There are no specific policies relating to the provision of holiday lodges, chalets, static 
caravans or cabins.  It is therefore considered that such sites must be considered as an 
exception and should be assessed against the general development control criteria set out 
in policy RT12.  PPS7 and the Good Practice Guide on Planning for Tourism give further 
guidance on holiday accommodation located in the open countryside. 
 
Since the application is for tourist accommodation and it is located in the countryside it is 
considered necessary to impose a condition limiting the times when the properties can be 
occupied.  In order to ensure that none of the properties are lived in on a permanent basis 
or occupied as residential dwellings a time limit of eleven months of the year would be 
implemented.  
 
The site has an existing lawful commercial use.  The former tea room would be re-used as 
a reception/shop and no additional ancillary buildings would be required.  Despite being 
outside of development limits the site lies between two separated parts of the settlement of 
West Haddlesey and is within walking distance of the village pub, a play area, local 
amenity area and a bus stop on the A19. 
 
The principle of the development is therefore considered to be acceptable subject to an 
appropriate occupancy condition. 
 
2)  Retail Development in the Countryside  
 
Policy S4 of the Selby District Plan refers to retail development in the countryside setting 
the criteria for such development.  The proposed scheme includes the reuse of a building 
for a reception /shop in connection with the proposed tourism use with the shop being 
ancillary to the main use of the site.  The buildings were previously used as a café and 
shop when the site operated as Garden Centre.  The scale of the proposed shop is 
considered to appropriate for this rural location and will contribute to the local economic 
context.  On this basis this small ancillary shop to be used in connected with the proposed 
holiday lodges in the countryside is considered appropriate. 
 
3) Impact on the Character of the Area 
 
The site is located in a predominantly rural area, however it is well screened by existing 
mature landscaping and the timber lodges would be set back a significant distance from 
the most common public viewpoint of Field Lane.  Further landscaping is also proposed 
which would result in a 15m wide tree screen around the whole of the site with the 
exception of the northern boundary which due to a watercourse maintenance easement of 
7m would have an 8m wide tree screen. 
 
The site density would be 7 lodges per hectare ensuring that the site is not overdeveloped 
and adequate space would remain for landscaping, leisure and parking.  The design and 
choice of materials also reflect the rural character of the area.  The internal layout of the 
site has been arranged to ensure that the new lodges are in the least prominent positions 
away from public viewpoints. 
 
Two existing timber buildings would be retained one of which would continue to be used as 
a garden store and the former tea room which would be refurbished and used as a 
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reception/shop.  As both of these buildings are existing they are not considered to have an 
adverse effect on the visual amenity of the area. 
 
The previous application was refused against officer recommendation on the grounds of 
over development and impact on the character of the area.  However the in the appeal 
decision the Inspector concluded that the development would not have a significant 
adverse effect on the character and appearance of the area. 
 
4) Residential Amenity 
 
There are a number of nearby residential properties to the east of the site and on the 
opposite side of Field Road.   The nearest property is occupied by the applicant and would 
be approximately 70m from the nearest timber lodge.  The lodges would be single storey 
and given the existing and proposed landscaping there would be no issues of overlooking, 
overshadowing or the new development being over dominant.   
 
The development would be served by the existing access to the former garden centre and 
it is considered unlikely that the proposal would generate more traffic than a successful 
garden centre.  Whilst it is accepted that residents of the holiday park would be able to 
access the site 24 hours a day, it is considered that due to the number of cabins, the 
amount of traffic movements at any one time are unlikely to be significant.   
 
It is therefore considered that the proposed development will have no detrimental effect on 
the residential amenity of neighbouring properties and is appropriate in this location. 
 
5) Highway Matters 
 
Access to the site would be via the existing access from Field Lane which served the 
former garden centre.  The Highway Authority has raised no objections to the proposal 
subject to conditions.  It is considered that the lawful use of the site as a garden centre has 
the potential to generate a significantly higher number of traffic movements and more 
frequent traffic movements than that of the proposal for 12 holiday lodges. 
 
There would be a large parking and turning area for visitors of the site including the shop 
and occupiers of the holiday cabins would have their own lodge side parking space. 
 
The proposal is therefore considered to be in accordance with Policies T1 and T2 of the 
Selby District Local Plan. 
 
6) Flood Risk and Drainage Matters 
 
The site is located partially in flood zone 2 and partially in flood zone 3.  A flood risk 
assessment has been submitted which the Environment agency has confirmed is 
acceptable.  The sequential and exception test have also been undertaken and passed. 
 
The sequential test has been applied District Area with the exception of Green Belt areas 
(in which this type of development would be inappropriate) and other sites in flood zones 2 
and 3 (which would not be sequentially better in flood risk terms).  Urban areas were also 
ruled out on the basis that a low density holiday park such as this would not be appropriate 
in a built up area.  This was accepted by the Inspector.  Additionally in order to comply with 
other relevant policies a site was required that was close to an existing settlement with 
public facilities and which contained existing buildings.  As such villages smaller than West 
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Haddlesey were discounted.  The search for a 3 acre site was therefore narrowed down to 
25 villages.   
 
14 land agents and estate agents in the area were contacted none of which could identify 
any suitable sites.  The applicant also visited all of the villages and found no suitable sites 
for sale or available for development. 
 
A potential site at Skipwith was identified by the Parish Council.  However upon further 
investigation this site was considered to be unsuitable for a holiday park based on its 
remote location.  It was also a greenfield site. 
 
In relation to the exceptions test the scheme would provide local employment in 
construction and maintenance of the park and its buildings and cleaning, management, 
reception and shop work following the completion of the development.  The conversion of 
the tea room to a shop would introduce a shop into the village for use by holiday makers, 
tourists, local residents and visitors from barges and boats on the nearby canal.  Whilst it 
is noted from consultation responses that the local pub also intends to diversify into a shop 
competition is not a planning consideration.  At the present time there is no village shop.  
Guests of the holiday would also use existing services and facilities such as the local pub 
which would make them more sustainable and would increase income to the rural 
economy. 
 
It is therefore considered that wider community and sustainability benefits would outweigh 
the risk of flooding. 
 
A letter has been sent to the Environment Agency confirming that the sequential test has 
been correctly undertaken and passed as requested in their consultation response. 
 
Concerns were also raised regarding foul drainage.  Additional information has been 
submitted in relation to this matter and the comments of the Environment Agency are 
awaited.  Councillors will be verbally updated on this matter at the planning committee.  In 
the absence of a response from the Environment Agency a condition could be imposed 
requiring details of foul drainage disposal to be submitted to and approved in writing prior 
to commencement of the development. 
 
CONCLUSION 
 
The proposed development makes use of an existing commercial site and vacant buildings 
and the use is considered to be acceptable in a rural area.  It is considered that due to the 
design, layout, materials and landscaping the proposal would have a minimal impact on 
the visual amenity of the surrounding countryside or residential amenity.  The proposal is 
also considered to be acceptable in terms of highway safety and would benefit the local 
community by the provision of a local shop and the creation of a small number of jobs.  It is 
also likely that occupants of the holiday lodges would bring business to the local pub.  
 
A previous application for this development was refused on the grounds of over 
development, impact on character of the area and failure to correctly apply the sequential 
test.  The decision was appealed and the Inspector found that the development was 
appropriate and would not be harmful to the character of the area.  The appeal was 
dismissed purely on the grounds that the flood risk sequential and exception tests had not 
been applied and passed.  It is considered that these matters have now been satisfactorily 
resolved. 
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The proposed development is therefore considered to accord with the policies of the 
Development Plan and there are no other material considerations that are of sufficient 
weight to warrant a decision to be otherwise.  Permission for this change of use is 
therefore recommended subject to conditions to control the development. 
 
RECOMMENDATION 
 
This application is recommended to be Granted subject to the following conditions: 
 
 
 1 The development for which permission is hereby granted shall be begun within a 

period of three years from the date of this permission. 
  
 Reason:  
 In order to comply with the provisions of Section 51 of the Planning and Compulsory 

Purchase Act 2004. 
 
 2 The lodges hereby approved shall be occupied for holiday purposes only and not as 

a person’s sole or main place of residence. 
  
 Reason: 
 To ensure the approved holiday accommodation is not used for unauthorised 

permanent residential accommodation. 
 
 3 The owners/operators of the site shall maintain an up-to-date register of the names 

of all owners/occupiers of individual lodges on the site, and of their main home 
addresses, and shall make this information available to the Local Planning Authority 
at all times. 

  
 Reason: 
 To ensure the approved holiday accommodation is not used for unauthorised 

permanent residential accommodation. 
 
 4 The site hereby approved shall be closed for a minimum of one calendar month per 

year. 
   
 Reason: 
 To ensure the approved holiday accommodation is not used for unauthorised 

permanent residential accommodation. 
 
 5 Prior to the commencement of development details of the materials to be used in 

the construction of the exterior walls and roof(s) of the development shall be 
submitted to and approved in writing by the Local Planning Authority, and only the 
approved materials shall be utilised. 

  
 Reason:  
 In the interests of visual amenity and in order to comply with Policy ENV1 of the 

Selby District Local Plan. 
 
6 Before any development is commenced the approval of the Local Planning Authority 

is required to a scheme of landscaping and tree planting for the site, indicating inter 
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alia the number, species, heights on planting and positions of all trees, shrubs and 
bushes. Such scheme as approved in writing by the Local Planning Authority shall 
be carried out in its entirety within the period of twelve months beginning with the 
date on which development is commenced, or within such longer period as may be 
agreed in writing with the Local Planning Authority. All trees, shrubs and bushes 
shall be adequately maintained for the period of five years beginning with the date 
of completion of the scheme and during that period all losses shall be made good 
as and when necessary. 

  
 Reason: 
 To safeguard the rights of control by the Local Planning Authority in the interests of 

amenity having had regard to Policy ENV1 of the Selby District Local Plan. 
 
 7 Details of any external lighting shall be submitted to and approved in writing by the 

Local Planning Authority prior to its installation.   
  
 Reason: 
 In the interests of amenity in accordance with Policy ENV1 of the Selby District 

Local Plan. 
 
 8 The development shall be carried out in accordance with the approved Flood Risk 

Assessment stamped as received on 30 January 2009 and shall incorporate all the 
proposed mitigation measures detailed in that FRA. 

   
 Reason:  
 So as to reduce the risk to the property in the event of flooding and to accord with 

PPS25. 
 
9 The proposed holiday homes shall be a minimum of 750mm above site ground level 

/ hardstanding level, subject to being no less than 8.15m A.O.D. 
   
 Reason: 
 To reduce the risk to the properties in the event of flooding. 
  
 NOTE: The Applicant should be reminded that it is his/her own responsibility to 

ensure that this site can be developed and occupied safely. It is the Applicant’s 
responsibility to ensure the validity of his/her flood risk assessment upon the 
commencement of development. The Applicant should be aware that there will 
always be a residual risk of flooding in the area if flood defences are breached or 
overtopped.  

  
10 Prior to the commencement of any other part of the development hereby permitted, 

the access to the site shall be laid out and constructed in accordance with the 
following requirements:- 

  
 (i)       The existing access shall be improved to give a minimum carriageway width 

of 6 metres, and that part of the access road extending 10 metres into the site shall 
be constructed in accordance with Standard Detail number E6d and the 
specification of the Local Highway Authority. 

 (ii) The crossing of the highway verge and/or footpath shall be constructed in 
accordance with the approved details and/or Standard Detail number E6d and the 
specification of the Local Highway Authority. 
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 (iii) Any gates, barriers or other means of enclosure shall be erected a minimum 
distance of 10 metres back from the carriageway of the existing highway and shall 
open into the site. 

 (iv) Provision shall be made to prevent surface water from the site/plot 
discharging onto the existing or proposed highway in accordance with the approved 
details and/or Standard Detail number E6d and the specification of the Local 
Highway Authority. 

  
 NOTE: You are advised that a separate licence will be required from the Local 

Highway Authority in order to allow any works in the adopted highway to be carried 
out.  The local office of the Local Highway Authority will also be pleased to provide 
the detailed constructional specification referred to in this condition. 

  
 Reason: 
 To ensure a satisfactory means of access to the site from the public highway, in the 

interests of vehicle and pedestrian safety and convenience. 
 
11 Prior to the commencement of the development hereby permitted visibility splays 

providing clear visibility of 2m x 90m measured down the centre line of the access 
road and the nearside channel line of the major road shall be provided at the 
junction of the access road with the county highway at Field Road, West Haddlesey.  
Once created, these visibility areas shall be maintained clear of any obstruction and 
retained for their intended purpose at all times. 

  
 Reason: 
 In the interests of road safety to provide for drivers of vehicles using the access 

road to the site and the public highway with a standard of inter-visibility 
commensurate with the vehicular traffic flows and road conditions. 

 
12 Prior to the first use of the development the approved vehicle parking, manoeuvring, 

turning areas indicated on the submitted drawing shall be provided, laid out, hard 
surfaced, drained and made available for use.  Once created these areas shall be 
maintained clear of any obstruction and retained for their intended purpose at all 
times. 

  
 Reason: 
 To provide for appropriate on-site vehicle parking facilities with associated access 

and manoeuvring areas, in the interests of highway safety and the general amenity 
of the development. 

 
13 No development shall take place until details of the proposed means of disposal of 

foul and surface water drainage, including details of any balancing works and off-
site works, have been submitted to and approved by the Local Planning Authority.  
The approved scheme shall be implemented prior to the use hereby approved 
commencing and shall be retained and maintained thereafter throughout the lifetime 
of the development. 

  
 Reason: 
 To ensure that the development can be properly drained having had regard to 

Policy ENV1 of the Selby District Local Plan. 
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14 Details of waste storage and collection shall be submitted to and approved in writing 
by the Local Planning Authority prior to the first use of the holiday site. 

  
 Reason: 
 In the interests of amenity and public health. 
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2009/0007/OUT

                                              38



 
 
 
 
 
 
 
ADDITIONAL MAP FOR THIS ITEM IS AVAILABLE ON 
REQUEST FROM DEMOCRATIC SERVICES 



APPLICATION 
NUMBER: 
 

8/46/94B/PA 
2009/0007/OUT 

PARISH: Little Smeaton Parish Council 

APPLICANT: 
 

Mr J Bailey VALID DATE: 
 
EXPIRY DATE: 

6 January 2009 
 
3 March 2009 

PROPOSAL: 
 

Outline application for a detached dwelling with new access for existing 
dwelling 

LOCATION: Lambourne 
Main Street 
Little Smeaton 
Pontefract 

 
 
DESCRIPTION AND BACKGROUND 
 
This application has been presented to planning committee due to a request 
from a local member who raised concerns regarding the access to the site.  
 
The Site 
 
The site forms part of the side garden of an existing detached bungalow 
known as ‘Lambourne’. The site is within an established residential area 
within the development limits of Little Smeaton, which is washed over by 
Green Belt. To the west of the site is ‘Sycamore Lodge’ a two storey dwelling, 
with several windows, in the eastern elevation serving non habitable rooms, 
and which overlook the application site. There is a single window in the 
western elevation of Lambourne this serves a dining room-through- living 
room.  This internal space is served by large windows in the front elevation. 
 
The Proposal 
 
Outline planning permission is sought for the erection of a bungalow. The 
bungalow would be served from the existing access and a new access would 
be formed for the bungalow at Lambourne.  This ‘new access’ has been 
previously approved under a separate application reference 8/46/94A/PA. 
This application is an outline application including means of access with all 
other matters reserved for future approval.  
 
Planning History  
 
8/46/94/PA Outline application for dwelling on land adjacent and new access 
to serve existing dwelling at Lambourne was approved in 2008. This dwelling 
is to be sited to the east of Lambourne.  
 
8/46/94A/PA The erection of a single storey extension, erection of single 
garage and the creation of a new access at Lambourne was approved in 
2008.  
 
CONSULTATIONS  
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PARISH COUNCIL:  
Strongly object to the proposal on the grounds that:-  
 
1) The creation of additional access will create an additional traffic hazard. 
 
2) The siting of a building ’end-on’ to Main Street is visually inappropriate. 
 
3) Windows located on the west and east elevations of the bungalow would 
adversely affect the privacy of Sycamore Lodge and Lambourne. 
 
4) The extant permission for a single storey extension including garage at 
Lambourne would be negated and Lambourne would be left without a garage 
causing additional traffic. 
 
NORTH YORKSHIRE HIGHWAYS:  
No objections, but has recommended that conditions regarding access/verge 
crossing and visibility splays are attached to any approval. 
 
YORKSHIRE WATER:  
No objections. 
 
PUBLICITY: 
 
A site notice was placed near to the site and consultation letters were also 
sent to neighbouring properties. Two letters of objection were received which 
raised the following concerns: - 
 
1) Impact on privacy  
2) Impact of additional access on Main Street  
3) Over development  
4) Damage to trees along boundary  
5) Proposal maybe in front of building line 
 
POLICIES AND ISSUES 
 
Section 38(6) of the Planning and Compulsory Purchase Act 2004 states "if 
regard is to be had to the development plan for the purpose of any 
determination to be made under the planning Acts the determination must be, 
made in accordance with the plan unless material considerations indicate 
otherwise". The development plan for the Selby District comprises the 
Regional Spatial Strategy for Yorkshire and The Humber (published in May 
2008), and the Selby District Local Plan (adopted on 8 February 2005), 
policies as saved by direction of the Secretary of State, dated January 2008. 
 
The proposal is for a single dwelling within the development limits of the 
village of Little Smeaton. Little Smeaton is identified within the Selby District 
Local Plan as a village that is capable of accommodating only limited growth 
and therefore Policy H7 must be considered in determining this application. 
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The following policies are considered to be relevant to this proposal: - 
National Guidance: 
 
PPS1 Sustainable development 
PPS3 Housing  
PPG2 Green Belts 
 
Selby District Local Plan  
 
GB2 – Principle of development in the Green Belt  
GB4 Impact on the openness of the Green belt  
ENV1 – Control of development  
H2A – Sustainable development  
H7- Housing in Smaller villages 
T2 – Access to roads 
 
ASSESSMENT 
 
The key issues are considered to be: 
 
1. The principle of development in the Green Belt  
2. The principle of residential development 
3. Character and form 
4. Residential amenity 
5. Highway issues 
6 Drainage  
 
 
1. The principle of development in the Green Belt 
 
The decision making process when considering proposals for development in 
the Green Belt is in three stages, and is as follows:- 
 
a It must be determined whether the development is appropriate or 

inappropriate development in the Green Belt.  PPG2 and the Local 
Plan set out the categories of appropriate development. 

 
b If the development is appropriate, the application should be determined 

on its own merits. 
 
c If the development is inappropriate, the presumption against 

inappropriate development in the Green Belt applies and the 
development should not be permitted unless there are very special 
circumstances which outweigh the presumption against it. 

 
Paragraph 3.4 of PPG2 and Policy GB2 of the Local Plan set out those 
categories of development, which are considered not to constitute 
inappropriate development within the Green Belt.  Paragraph 3.4 of PPG2 
includes ‘limited infilling in existing villages’ subject to the criterion that those 
villages are specifically identified in the Local Plan.  This is reflected in Policy 
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GB2 (2) which allows for ‘small scale residential development and infilling 
within the defined development limits of settlements’.  The proposal accords 
with these criterion and therefore does not constitute inappropriate 
development within the Green Belt.  As such the principle of the development 
in the Green Belt is considered acceptable. 
 
Furthermore given that the proposal is located within a village setting and is 
surrounded by houses it would not detract from the open character and visual 
amenity of the Green Belt or conflict wit the purposes of including land within 
the Green Belt.  As such the proposal would not be contrary to Policy GB4 of 
the Selby District Local 
 
2. The principle of residential development 
 
The site is located within the development limits of Little Smeaton and being 
residential curtilage is previously developed land. As such residential uses 
would be acceptable in principle in terms of PPS3 and Policy H2A of the 
Selby District Local Plan.  
 
3 Character and form 
 
The site lies within a mixture of house types varying in size, scale and design.  
It is proposed to erect one detached dwelling on the site. Whilst some details 
of the dwelling have been submitted, these are indicative only. However, it is 
considered that a dwelling, in a form to be agreed at reserved matters stage 
could be accommodated on site without detriment to the character of the area.  
 
The net housing density resulting from the proposal for the application site 
would be 18 dwellings per hectare.  Although this would be below the 30 
dwellings per hectare required under Policy H2B this is considered acceptable 
given the constraints of the site in respect of the need to provide adequate 
separation distances between dwellings. 
 
4 Residential amenity 
 
As the design of the dwelling is not part of the application it is not possible to 
fully access the impact on neighbours, however it is considered that if a 
dwelling is positioned and designed carefully at the reserved matters stage an 
adequate standard of amenity could be achieved for both the proposed 
dwelling and the existing neighbouring dwellings around the site. No primary 
windows are to be located in the side elevations of the neighbouring 
properties Lambourne or Sycamore Lodge. An indicative layout plan has been 
submitted with the application it shows the proposed dwelling located 3 
metres from Sycamore Lodge and 1.8 metres from Lambourne.  However due 
to the existing window positions in the neighbouring properties and that the 
dining room-through-living room at Lambourne is served by a large window in 
the front elevation these separation distances are considered acceptable.  
 
Due to the above it is considered that should the dwelling be approved a 
satisfactory standard of amenity would remain for the existing dwellings 
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around the site. The proposed dwelling would also have an adequate garden 
area furthermore an adequate garden area would remain for Lambourne. The 
proposal therefore complies with policy ENV1 and H6 of the Selby District 
Local Plan. 
 
5 Highway issues 
 
Objections have been raised to the creation of a new access at the site. It is 
proposed that the existing drive way would serve the proposed dwelling and a 
new access would be created to serve the existing property Lambourne. A 
new access to serve Lambourne has previously been approved under 
planning application 8/46/94/PA. The access proposed in this application is in 
the same place as the previously approved one however in this application it 
includes a turning area. The Highways Officer has not raised any objections to 
the proposal. The proposal would create additional traffic to the area, which is 
associated with one dwelling. It is considered that the site of the new dwelling 
is of an adequate size to contain the parking requirement for the one dwelling. 
An adequate parking and turning area would also remain for Lambourne. The 
proposal therefore complies with policy ENV1 and of the Selby District Local 
Plan.  
 
6 Drainage 
 
Given the nature of the proposal, the location of the site and the comments 
received from Yorkshire Water, it is concluded that the proposal would be 
acceptable in terms of disposal for surface water and the site is not in a flood 
risk area. The applicant has indicated through the application that the disposal 
of surface water would be through a soakaway and the foul sewage would be 
disposed of by the main sewer. The Went Internal Drainage Board and 
Yorkshire Water Services have not objected to this drainage proposal. 
 
CONCLUSION 
 
The proposal has been assessed against the Selby District Local Plan policies 
ENV1, H2A, H2B, H7, T1, T2, GB2 and GB4 of Selby District Local Plan, 
material considerations including third party representations and the Central 
Government guidance PPS1 and PPS3. It is considered that the land is a 
previously developed site and therefore the principle of this development 
would be acceptable in that the development would be in accordance with the 
requirements of Policy H2A of Selby District Local Plan. It is considered that a 
dwelling of a form to be agreed at a later stage could be accommodated on 
the site without the detriment to the character of the area and is therefore 
considered to be acceptable.  It is considered that the proposal would not 
have any significant adverse impact on highway safety and that there would 
not be any significant adverse effect upon the existing amenities of adjacent 
properties. It is considered that the proposal is acceptable and in accordance 
with policies ENV1, H2A, H2B, H7, T1, T2, GB2, GB4 and T2 of Selby District 
Local Plan and the Central Government guidance provided in PPS1, PPG2 
and PPS3.  
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RECOMMENDATION: 
 
This application is recommended to be APPROVED subject to the following 
conditions:  
 
1) Approval of the details of the (a) layout, (b) scale, (c) external appearance 
of the buildings, (d) the landscaping of the site (hereinafter called 'the 
reserved matters') shall be obtained from the Local Planning Authority in 
writing before any development is commenced. 
 
Reason: This is an outline permission and these matters have been reserved 
for the subsequent approval of the Local Planning Authority, and as required 
by Section 92 of the Town and Country Planning Act 1990. 
 
2) Applications for the approval of the reserved matters referred to in No.1 
herein shall be made within a period of three years from the grant of this 
outline permission and the development to which this permission relates shall 
be begun not later than  the expiration of two years from the final approval of 
the reserved matters or, in the case of approval on different dates, the final 
approval of the last such matter to be approved. 
 
Reason:  
In order to comply with the provisions of Section 51 of the Planning and 
Compulsory Purchase Act 2004. 
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APPLICATION 
NUMBER: 
 

8/37/108E/PA 
2008/1097/COU 

PARISH: Eggborough Parish Council 

APPLICANT: 
 

Whitley Whaler Ltd VALID DATE: 
 
EXPIRY DATE: 

1 December 2008 
 
26 January 2009 

PROPOSAL: 
 

Change of use of office building (B1) to fish and chip shop (A5) 

LOCATION: Ergon House 
Weeland Road 
Eggborough 
Goole 
East Yorkshire 
DN14 0RX 
 

 
 
DESCRIPTION AND BACKGROUND 
 
The Proposal 
 
Planning consent is sought for the change of use from office/light industrial use (B1) to fish 
and chip shop (A5). The change of use relates to a small part of the existing offices called 
Ergon House. Two new doors and windows will be installed in to the front elevation of the 
building. The shop would cover an area of 27.5 square metres. The application does not 
include details of any signage and this will be subject to a separate application should 
advertisement consent be required.  
 
The Site 
 
The site is located within a mixed-use area at the centre of the village of Eggborough, 
which includes residential properties, shops, nursing home and a public house. The 
building is a two-storey office building. The building is constructed in brick and has a flat 
roof. The site is setback from the road by approximately 20 metres. Access to the site is 
currently gained from Weeland Road. The site currently benefits from a large parking area, 
which is located to the front of the building this is a communal area and is used by the 
whole building. It is not proposed to change the present access or parking arrangements.  
 
Planning History 
 
8/37/108D/PA - Proposed erection of a porch to create entrance access to the front 
elevation at Ergon House Weeland Road Eggborough was permitted in November 2004. 
 
8/37/108A/PA - Proposed change of use of existing showroom to office accommodation 
and replacement of existing windows to the front elevation of Ergon House Weeland Road 
Eggborough was permitted in May 1989. 
 
CONSULTATIONS  
 
EGBBOROUGH PARISH COUNCIL: - 
 
Made the following comments -   
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The opening hours are thought to be late. 
 
What signage is the applicant proposing? 
 
Adequate off road parking must be provided.  
 
What will be done to prevent noise?  
 
 HIGHWAY AUTHORITY: -  
No objections.  
 
ENVIRONMENTAL HEALTH: Had no objections subject to conditions.  
 
PUBLICITY  
 
Neighbours have been consulted by letter and a site notice has been posted.  Five letters 
of objection have been received. The following issues have been raised: 
 

1) Smell 
2) Litter 
3) Noise 
4) Increase in traffic 
5) Parking issues  
6) Impact of any lighting proposed  
 

 
POLICIES AND ISSUES 
 
Section 38(6) of the Planning and Compulsory Purchase Act 2004 states "if regard is to be 
had to the development plan for the purpose of any determination to be made under the 
planning Acts the determination must be made in accordance with the plan unless material 
considerations indicate otherwise". The development plan for the Selby District comprises 
the Regional Spatial Strategy being The Yorkshire and Humber Plan (published on 21 May 
2008) and the Selby District Local Plan (adopted on 8 February 2005), policies as saved 
by Direction of the Secretary of State, dated January 2008. 
 
The site is located within the defined development limits of Eggborough. There are no 
specific policies relating to this type of development within the local plan it is therefore 
considered that the proposal should be assessed against the following polices within the 
Selby District Local Plan:-  
 
ENV1 Control of Development 
ENV2 Environmental Pollution  
VP1 Parking Standards 
 
ASSESSMENT 
 
The key issues are considered to be: 
 

1. Impact on Amenity 
2. Highways Implications/Parking 
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1.Impact on Amenity  

 
The building is situated between a public house which is to the east of the site and a 
nursing home which is to the west of the site. The nearest residential property to the site is 
situated across the road from the site and is located 36 metres from the building. The 
nursing home is situated 35 metres from the site. The Environmental Health Officer has no 
objections to the proposal. It is considered appropriate to condition that a scheme be 
submitted for the removal of cooking odours in order to ensure the proposal would not 
signicanlty impact on neighbouring properties in terms of smell. Concerns were raised 
regarding litter this is not a planning issue and is controlled under separate legislation and 
therefore cannot be controlled by planning legislation. It is considered that patrons of the 
fish and chip shop will give rise to additional noise at the site due to people coming and 
going from the site however due to the distances of the site from residential properties and 
the comments received from Environmental Health it is considered that the noise created 
would not significantly harm the residential amenity of these properties. Due to the above it 
is considered that the proposal is acceptable and in accordance with policies ENV1 and 
ENV2 A of the Selby District Local Plan.  
 
 

2. Highways Implications/Parking 
 

The Local Plan sets out the parking standards for different types of development.  
However it should be noted that these are maximum standards and a flexible approach 
should be taken.  The Local Plan states that lower provisions may be appropriate, 
particularly in more central locations where public transport provision is greater. The 
parking standards required 1 parking space per 10 square metres. The proposal would 
cover an area of 27.5 square metres and therefore three spaces would be required for this 
development. To the front the site is a large area of hard standing, which is marked out for 
parking for the whole building. This is communal area and is also used for users of the 
other offices. The Highway Authority has no objections to the proposal and it is considered 
that the parking provision to the front of the building is adequate for the proposal. The 
proposal is therefore considered to be acceptable and in accordance of policy ENV1 and 
VP1 of the Selby District Local Plan.  
 
  
CONCLUSION 
 
The proposal has been assessed against policies ENV1, VP1, ENV2 (A) of the Selby 
District Local Plan. It is considered that the proposed development would not be 
detrimental to the amenity of local residents and the neighbouring business units. It is 
considered that the proposal would not create conditions prejudicial to highway safety. It is 
therefore considered that the proposal is in accordance with polices ENV1, VP1, ENV2 (A) 
of the Selby District Local Plan. 
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RECOMMENDATION 
 
This application is recommended to be Granted subject to the following conditions: 
 
 1 The development for which permission is hereby granted shall be begun within a 

period of three years from the date of this permission. 
  
 Reason:  
 In order to comply with the provisions of Section 51 of the Planning and Compulsory 

Purchase Act 2004. 
        
2 Before the development hereby approved shall commence a scheme for the 

removal of cooking odours, including details of the position, design, height and 
materials of any extractor should be submitted to and approved by this authority.  
The approved scheme shall be implemented in full before the use first commences, 
and shall thereafter be retained.  Any equipment shall be operated and maintained 
in accordance with the manufacturer’s instructions. 
 
Reason: In the interests of residential amenity 

  
3 Before the development hereby approved shall commence a scheme of noise 

insulation including the attenuation of noise from the use of any extract/ventilation 
system shall be submitted to and approved by the Local Planning Authority.  The 
development shall not commence until the works comprising the approved scheme 
have been implemented. The noise levels at the boundary of the proposed 
development shall not be in excess of 5dB above the LA90 15 min background noise 
levels at wind speeds not exceeding 12 metres per second. 

 
 Reason: In the interests of residential amenity 
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