
 
 
 
 
 

 
Mission Statement 

 
To Improve the Quality of Life 

For Those Who Live and Work in The District 
 

 
 
18 May 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 27 May 
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 29 April 2009  
(pages 6 to 12 attached). 
 

4.  Chair’s Address to the Planning Committee 
 
 
 
 



5.  Planning Enforcement Sub Group  
 
To consider the membership of the Planning Enforcement Sub Group 
 
 

6.  Planning Committee 2008/2009 Performance Indicator 
Report: April 2008 - March 2009 (2008/2009 Year End) 
 

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

 
 

7.  Planning Applications Received - Site Visits 
 
Reports of the Head of Development Services   
 

• 2009/0233/FUL – Selby War Memorial Hospital, Doncaster 
Road, Selby (pages 19 to 49 attached). 

 
 

8.  Planning Applications Received – Non Site Visits 
 
Reports of the Head of Development Services   
 

• 2009/0213/REM – Staynor Hall Development, Bawtry Road, 
Selby (pages 50 to 58 attached). 

 
• 2009/0054/FUL – Manor Felde, Barff Lane, Brayton (pages 59 

to 66 attached). 
 

• 2009/0013/COU– Haulage Yard, Hazel Old Lane, Hensall          
(pages 67 to 78 attached). 

 
• 2009/0004/FUL – The Surgery, 14 High Street, South Milford 

(pages 79 to 84 attached). 
 

• 2009/0162/FUL – 1 The Haven, Selby (pages 85 to 90 
attached). 

 
• 2008/1080/FUL – YMCA Charity Shop, 4 – 6 New Street, Selby 

(pages 91 to 96 attached). 
 

• 2009/0069/FUL – Windy Ridge, 147 Main Road, Drax (pages 
97 to 103 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 
 

 
 
 
 
 
 
 
Jonathan Lund 
Deputy Chief Executive 
 
 

Public Speaking 
 
Please note the deadline for registering to speak at Committee is 3.00 pm 
Tuesday 26 May 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 

24 June 2009 16 June 2009 8 June 2009 
22 July 2009 14 July 2009 6 July 2009 
19 August 2009 11 August 2009 3 August 2009 
16 September 2009 8 September 2009 28 August 2009 
14 October 2009 6 October 2009 28 September 2009 
11 November 2009 3 November 2009 26 October 2009 
9 December 2009 1 December 2009 23 November 2009 
6 January 2010 23 December 2009 16 December 2009 
3 February 2010 26 January 2010 18 January 2010 
3 March 2010 23 February 2010 15 February 2010 
28 April 2010 20 April 2010 12 April 2010 
26 May 2010 18 May 2010 10 May 2010 
 
 
 

 
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



Items for Planning Committee  
27th May 2009 

 
 

File Number: Site Address: 
Case 
Officer Page 

 Site Visits   

2009/0233/FUL 
Selby War Memorial Hospital, Doncaster Road, 
Selby DYJO 21 

    
 Planning Applications   
2009/0213/REM Staynor Hall Development, Bawtry Road, Selby JOOS 51 
2009/0054/FUL Manor Felde, Barff Lane, Brayton RABA 61 
2009/0013/COU Haulage Yard, Hazel Old Lane, Hensall ELPH 71 
2009/0004/FUL The Surgery, 14 High Street, South Milford KERO 80 
2009/0162/FUL 1 The Haven, Selby RABA 87 
2008/1080/FUL YMCA Charity Shop, 4-6 New Lane, Selby CLRI 93 
2009/0069/FUL Windy Ridge, 147 Main Road, Drax RISU 99 
    
 



Planning Committee 
29th April 2009 

 

SELBY DISTRICT COUNCIL 
 

Minutes of the proceedings of a meeting of the Planning Committee held on 29 
April 2009 in Committee Rooms 1& 2, The Civic Centre, Portholme Road, Selby, 

commencing at 4.00pm. 
 

819 Minutes 
820 Chair’s Address to the Planning Committee 
821 Service Performance Agreements (SPA’s) 
822 2008/1299/FUL – Bar House, Doncaster Road, Brayton, Selby 
823 2009/0095/FUL – Stone Lea Grange, Field Road, West Haddlesey 
824 2008/1097/COU – Ergon House, Weeland Road, Eggborough 
825 2009/0007/OUT – Lambourne, Main Street, Little Smeaton 
826 Appeal Decision 

 
 

Present: Councillor J Deans (Vice Chair) in the Chair 
  
Councillors: J Cattanach, I Chilvers, D Fagan, W Inness, D Mackay, J McCartney, B 

Marshall, Mrs E Metcalfe, C Pearson, Mrs S Ryder (for J Mackman) and S 
Shaw-Wright,            

  
Officials: Head of Service – Development Services, Interim Head of Service – Legal 

and Democratic Services, Development Control Manager, Principal Planning 
Officer, Senior Planning Officer, Planning Officer, Trainee Solicitor, 
Committee Administrator and Public Speaking Officer. 

  
Also in 
Attendance: 

Public Speakers 

  
Public: 4 

  
  
817 Apologies for Absence and Notice of Substitution 

 
Apologies were received from Councillor J Mackman. 
 
Substitute Councillor was Councillor Mrs S Ryder 
 

818 Disclosure of Interest 
 
None 
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Planning Committee 
29th April 2009 

 

819 Minutes 
 
Resolved: 
 
That the minutes of the proceedings of the meeting of the Planning 
Committee held on 1 April 2009, subject to the following amendments, 
 

• Minute 746 – In the resolution the reasons for granting the 
application should read ‘……The reasons for granting the 
application contrary to the Officer’s recommendation were’ 

 
• Minute 747 – the issues given by Ms Parkins – the 5th item 

should read ‘ conservation area’ and not ‘conversation’ 
 
 be confirmed as a correct record and be signed by the Chair. 
 
 

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

• Performance for 2008/09 was excellent with the department 
exceeding both minimum Government targets and local targets. 

 
• Training programme for members – the next sessions are scheduled 

for 14th May to cover conflict management and the 18th June to 
cover the reports template. In addition a trip to the new wind farm at 
Flixborough has provisional been arranged for the 21st May, further 
details will be confirmed as soon as possible. 

 
• All members had received correspondence from the former Interim 

Head of Service – Legal and Democratic Services concerning advice 
on dealing with the planning application for the Selby Community 
Project and Enforcement contacts at North Yorkshire County Council. 

 
• The Chair introduced the new interim Head of Service –Legal and 

Democratic Services, Lorna McShane and the new Principal Planning 
Officer, Mr Joe O’Sullivan.   
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Planning Committee 
29th April 2009 

 

821 Service Performance Agreements (SPA’s) 
 
The Head of Service – Development Services presented a report detailing 
the resources, planned improvements and performance indicators for 
2009/10 for Development Control.  The performance indicators included two 
new indicators relating to enforcement cases. 
 
Resolved: 
 
That the Service Performance Agreement for Development Control be 
approved. 
 

822 Planning Applications Received  
 
Consideration was given to the schedule of planning applications submitted 
by the Head of Service – Development Services. 
 
Site Visit 
 
Application: 2008/1299/FUL 
Location: Bar House, Doncaster Road, Brayton, Selby 
Proposal: Erection of a detached dormer bungalow following 
demolition of existing dwelling 
 
The Senior Planning Officer informed councillors of the issues concerning 
the application. Environmental Health officers had agreed to hold their 
enforcement notice to get the site tidied and the removal of asbestos until 
the committee had heard the planning application. 
 
Condition 3 stated the incorrect policy, it should read that the scheme failed 
to meet the criteria set out in policy ENV1 not H6. 
 
Mr Bellamy – Objector 
 
Mr Bellamy informed councillors he objected to the application for the 
following reasons: 
 

• No objection to redevelopment of site 
• Should preserve the toll booth 
• Toll booth built in 1831 
• Only 17 listed buildings in Selby, toll booth not listed 
• English Heritage not prepared to give listed building status 
• Don’t want to preserve for no purpose but toll booth should be 

incorporated into application 
• Toll booth at Askern, Doncaster similar and has been successfully 
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Planning Committee 
29th April 2009 

 

incorporated into new dwelling 
• Need to preserve our heritage 
• Give permission for a new dwelling but with condition to preserve the 

toll booth 
 
Councillor M Crane – Ward Member 
 
Councillor Crane informed the committee he objected to the application for 
the following reasons: 
 

• Agree with Mr Bellamy 
• Historical links with town 
• Part of Selby heritage 
• Sad to demolish building but should preserve toll booth 
• Planning application is incongruous of the site 
• Refuse permission and issue enforcement proceedings to tidy site 
• Should retain and improve 

 
Mr Saunders – Agent 
 
Mr Saunders informed councillors of the following issues: 
 

• Site purchased via Estate Agent and marketed as site clearance 
development 

• Checked for any restrictions, informed of none 
• Enforcement notice issued to secure site after property broken into  
• Client had to pay for damage and securing 
• Proposed dwelling acceptable but orientation needs amending 
• English Heritage not prepared to list property 
• Proposal in keeping with area 
• Would install commemorative plaque 
• Would accept adjustment of proposal but if restrictions imposed client 

would probably put back on market 
 
Resolved:  
 
That the application be refused, for the reasons set out in the officer’s 
report, subject to condition 3 being amended to indicate that the 
scheme failed to meet the criteria set out in policy ENV1. 
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Planning Committee 
29th April 2009 

 

823 Application: 2009/0095/FUL 
Location: Stone Lea Grange, Field Road, West Haddlesey 
Proposal: Change of use of land and conversion of buildings to create 
a holiday home park comprising of 12 timber lodges, reception and 
shop. 
 
The Senior Planning Officer informed councillors that this application was a 
resubmission application previously refused in February 2008 and that a site 
visit had taken place prior to that meeting. 
 
The original application had been the subject of an appeal, which had been 
dismissed on the grounds of flood risk. The resubmitted application now 
addressed these concerns and now a full sequential test had been carried 
out the Environmental Agency had withdrawn their previous objections.  
 
The Senior Planning Officer reported that she had received an email on 
behalf of the Parish Council and objectors, which reiterated their previous 
objections and comments. 
 
Amendments would be required to conditions 8, 9 and 13 in relation to the 
Environment Agency withdrawing their objections.  In response to 
councillor’s questions as to the period of closure of the site it was confirmed 
that one month was standard practice and monitoring officers would be 
responsible for checking compliance with this condition. 
 
Mr Ayre – Agent 
 
Mr Ayre informed councillors of the following issues: 
 

• The report justifies planning permission 
• Sequential test commissioned and acceptable 
• Environment Agency have withdrawn objections 
• Understand the condition for one month closure 

 
Resolved:  
   
That the application be granted as recommended in the Officer’s 
report, subject to amendments to conditions 8, 9 and 13 concerning 
flood risk and foul and surface water drainage. 
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Planning Committee 
29th April 2009 

 

824 Application: 2008/1097/COU 
Location: Ergon House, Weeland Road, Eggborough 
Proposal: Change of use of office building (B1) to fish and chip shop 
(A5) 
 
The Planning Officer informed councillors of the issues concerning the 
application. 
 
Mr Philips – Applicant 
 
Mr Philips informed councillors of the following issues: 
 

• Confirmed that the use will be a fish and chip shop 
• He was a local resident 
• Any problems concerning litter will be dealt with 

 
Resolved:  
 
That the application be granted 
 
 

825 Application: 2009/0007/OUT 
Location: Lambourne, Main Street, Little Smeaton 
Proposal: Outline application for a detached dwelling with new access 
for existing dwelling. 
 
The Planning Officer informed councillors of the issues concerning the 
application. An email had been received from Councillor Mrs Ivey regarding 
concerns of access and the site was located near to a haulage company. 
The Planning Officer informed councillors that an additional condition, 
concerning access construction and visibility, would need to be added if 
councillors were mindful to approve the application. 
  
Resolved:  
 
That the application be granted as recommended in the Officer report, 
subject to the addition of a condition concerning access and visibility. 
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Planning Committee 
29th April 2009 

 

826 Appeal Decision 
 
The Head of Service – Development Services updated councillors of the 
appeal against the Enforcement Notice issued for Hazelwood Equestrian 
centre, Stutton.  The inspector directed that the enforcement notice be 
quashed and granted planning permission on the application. 
 
The Head of Service – Development Services informed councillors that the 
Council would be seeking further advice and a copy of the appeal decision 
was placed in the Members room. 
 

 
The meeting closed at 4.55pm. 
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Agenda Item No: 6 
___________________________________________________________________ 
 
Title: Planning Committee 2008/2009 Performance Indicator Report: 

April 2008 - March 2009 (2008/2009 Year End) 
  
To: Planning Committee 
  
Date: 27 May 2009 
  
Service Area: Policy and Performance 
  
Author: Melanie Hambrecht – Policy and Performance Assistant 
  
Presented by: Keith Dawson, Head of Service – Development Services 
__________________________________________________________________ 
 
1 
 
1.1 

Purpose of Report 
 
To assist councillors in focussing on priority areas and managing the 
performance of the Council by updating the Planning Committee on the 
progress that has been made in 2008/2009 for the corporate and statutory 
National Indicators (NIs) for which they are responsible. 
 
 

2 
 
2.1 

Recommendation 
 
That future actions and priorities be established to recognise 
achievement and address the areas of weakness highlighted. 
 
 

3 
 
3.1 

Executive Summary 
 
As from April 2008 the new national indicators came into being and as such 
quartiles cannot be used as they apply to the old Best Value Performance 
Indicators. 
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4 
 
4.1 
 
 
 
 
4.2 

The Report 
 
This report has been produced using the statistical data that is collated from 
Development Control for statutory and corporate performance indicators 
throughout the year.  Background figures and full audit trails are available 
within the service area. 
 
The officer responsible for reporting the data has provided the commentary 
for this report. 
 
 

5 
 
5.1 
 
 
 
 
6 
 
6.1 

Financial Implications 
 
The level and quality of statutory performance data can have an impact on 
the total Planning Delivery Grant (PDG) awarded by the Department for 
Communities and Local Government (DCLG). 
 
 
Conclusions 
 
Future actions and priorities need to be established to recognise 
achievements and address the areas of weakness highlighted in this report. 
 
 

7 
 
7.1 

Link to Corporate Plan 
 
The ongoing management of performance and improvement data assists the 
Authority in achieving its strategic themes and priorities. 
 
 

8 
 
8.1 

How Does This Report Link to the Council’s Priorities? 
 
The ongoing management of performance and improvement data assists the 
Authority in achieving its priorities. 
 
 

9 
 
9.1 

Impact on Corporate Policies 
 
Service Improvement 
The continual monitoring of Development Control will 
address areas of weakness, if any, highlighted. 
 

 
 
Impact 

9.2 Equalities 
 

No Impact 

9.3 Community Safety and Crime 
 

No Impact 

9.4 Procurement 
 

No Impact 

9.5 Risk Management 
There is a significant risk given the impact that performance 
management has on the outcome of Council and service 
area inspections. 
 
 

Impact 
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9.6 Sustainability 
 

No Impact 

9.7 Value for Money 
The on-going management of performance will facilitate 
improvement in services and hence value for money. 
 
 

Impact 

10 
 
10.1 

Background Papers 
 
Planning Committee 2008/2009 Performance Indicator Report: April 2008 –
March 2009. 
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PLANNING COMMITTEE PERFORMANCE UPDATE
APRIL 2008 - MARCH 2009

DEVELOPMENT CONTROL

Code Description Reporting 
Period

2007/2008 
Target

2007/2008 
Year-End

2008/2009 
Target 2008/2009 Year to Date

2008/2009 
Minimum 

Government 
Targets

NI157a
(Old 

BV109a)

Processing of major planning applications determined in 13 
weeks. Quarterly 60.00% 63.64% 65.00% 76.67%

2008/2009 Year to 
Date compared to 
2008/2009 Target.

60.00%

NI157b
(Old 

BV109b)

Processing of minor planning applications determined in 8 
weeks. Quarterly 68.00% 68.97% 70.00% 71.23% 65.00%

NI157c
(Old 

BV109c) 

Processing of other planning applications determined in 8 
weeks. Quarterly 88.00% 82.91% 82.00% 86.36% 80.00%

P4
(Old 

BV204) 

The number of planning appeal decisions allowed against 
the authority ’s decision to refuse on planning applications, 
as a percentage of the total number of planning appeals 
against refusals of planning applications.

Quarterly 20.00% 31.10% 25.00% 24.62%

NI157a - The performance of the Development Control Team in meeting the number of major applications which have been dealt with in 13 weeks throughout the year has been 
strong. In March, the team dealt with 100% of major applications within time. Year to date the team has dealt with 76.67% of all major applications within the 13 week deadline which 
is above both local and national targets which are 65% and 60% respectively and shows a continuing month on month improvement. The team has continued through the year to 
effectively manage their case loads of major applications to ensure that both the local and national standards have been exceeded whilst also ensuring that older out of time 
applications are also dealt with.

NI157b - For March, the Development Control Team dealt with 71.23% of all of the minor applications within the targeted 8 weeks. This is above both the national standard of 65% 
and the local target of 70%. Year to date, the team are performing at 71.23% of all minor applications being dealt with in 8 weeks which exceeds both national and local targets and 
shows a continued short term performance improvement. The team has successfully managed to exceed the local target as well as manage to release a number of out of time 
applications throughout the year to reduce the applications backlog which had developed.

NI157c - The team determined 86.11% of the others category of applications for the month of March which exceeds the local and national performance standards of 82% and 80% 
respectively. Year to date, the team has determined 86.36% of the others category of applications. Whilst this is a  short term decline of 0.02% over the month of February, this 
continues to exceed both the local and national standards.
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PLANNING COMMITTEE PERFORMANCE UPDATE
APRIL 2008 - MARCH 2009

DEVELOPMENT CONTROL continued

P4 - For the month of March the Council received three appeal decisions from the Planning Inspectorate and one of those decisions was allowed contrary to the decision made by 
the Council. As such the local target of no more than 25% of appeals being overturned by the Inspectorate has been met at 24.6%. This figure shows a long term improvement in the 
quality and accuracy of the decisions made by the Council on planning applications but in the short term it is a worse figure than that which was received in February for the reason 
given above.
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PLANNING COMMITTEE
APRIL 2008 - MARCH 2009

NI Description

BACKGROUND FIGURES
Quarter 1

(Apr - Jun)
Quarter 2
(Jul - Sep)

Quarter 3
(Oct - Dec)

Quarter 4
(Jan - Mar) Cumulative YTD

Number
Determined

On 
Time

Number
Determined

On 
Time

Number
Determined

On 
Time

Number
Determined

On 
Time

Number
Determined

On 
Time

NI157a
(Old 

BV109a)

Processing of major planning 
applications determined in 13 weeks.

2007/2008 8 7 9 2 16 11 11 8 44 28

2008/2009 10 8 8 7 4 4 8 4 30 23

NI157b
(Old 

BV109b)

Processing of minor planning 
applications determined in 8 weeks.

2007/2008 96 50 101 63 124 105 98 71 419 289

2008/2009 119 76 101 67 75 62 56 45 351 250

NI157c
(Old 

BV109c) 

Processing of other planning 
applications determined in 8 weeks.

2007/2008 195 145 182 152 186 163 151 132 714 592

2008/2009 167 146 167 145 134 118 104 85 572 494

Number of 
Appeals

Number 
Allowed

Number of 
Appeals

Number 
Allowed

Number of 
Appeals

Number 
Allowed

Number of 
Appeals

Number 
Allowed

Number of 
Appeals

Number 
Allowed

P4 (Old 
BV204) 

The number of planning appeal 
decisions allowed against the 
authority ’s decision to refuse on 
planning applications, as a 
percentage of the total number of 
planning appeals against refusals of 
planning applications.

2007/2008 14 4 4 0 17 5 10 5 45 14

2008/2009 21 4 17 5 15 5 12 2 65 16
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APPLICATION SITE
Item No:
Address:

N

S
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Selby War Memorial Hospital, Doncaster Road, Selby
2009/0233/FUL
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ADDITIONAL MAP FOR THIS ITEM IS AVAILABLE ON 
REQUEST FROM DEMOCRATIC SERVICES 



  
APPLICATION 
NUMBER: 
 

8/19/357H/PA 
2009/0233/FUL 

PARISH: Selby Town Council 

APPLICANT: 
 

North Yorkshire 
and York NHS 
Trust/Selby District 
Council 

VALID DATE: 
 
EXPIRY DATE: 

18 March 2009 
 
17 June 2009 

PROPOSAL: 
 

Erection of a combined community hospital and civic centre building 
together with detached single storey stores, construction of roads, car 
parking and the demolition of the existing hospital 

LOCATION: Selby War Memorial Hospital Site, Doncaster Road, Selby 
 

 
 
DESCRIPTION AND BACKGROUND 
 
The Site 
 
The site lies off Doncaster Road, to the south west of the town centre of Selby on one of 
the arterial roads into the town in an area that is predominantly residential in character.  
 
The site itself is currently occupied by the existing Selby War Memorial Hospital building 
and its associated car parking and grounds.  The existing hospital building dates from 
1927 and is a two storey building with a slate mansard roof. The hospital has been 
significantly extended since 1927 in a piecemeal and space inefficient fashion with a 
number of unattractive flat roofed buildings to create a complex which sprawls along the 
southern boundary of the site alongside Green Lane. 
 
Vehicular access to the existing hospital site is purely from Doncaster Road adjoining the 
development known as Worsley Court. Fifty six formally designated car parking spaces 
exist at present within the hospital site predominantly towards the Doncaster Road 
frontage and to the rear of the building adjoining the eastern boundary of the site. Further 
space exists within the grounds of the building to accommodate additional vehicles on an 
ad hoc basis.  
 
To the north of the existing hospital building and to the west of Worsley Court lies a parcel 
of undeveloped green land. This parcel of land is divided from the hospital and Worsley 
Court by wooden fencing and hedging.  
 
The site is bordered to the south, west and north by existing residential properties on 
Green Lane, ‘The Ruddings’, Courtneys and by Worsley Court, which provides a care 
home service, and the Ambulance Station to the east. Low fencing and a thick trimmed 
hedge forms the existing boundary of the site along Green Lane, whilst a mixture of low 
fencing and hedge/tree planting predominantly forms the boundary along Doncaster Road. 
The boundary of the hospital site between ‘The Ruddings’ and Courtneys is ramshackle in 
character being composed of hedging, trees and residential fencing of various heights, 
material and age. 
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The Proposal 
 
Proposed is a joint project between the North Yorkshire and York NHS Trust and Selby 
District Council to erect a combined community hospital and civic centre building together 
with detached single storey stores and a new car park. The combined facility will replace 
the existing War Memorial Hospital, which will be demolished, and also the existing Selby 
District Council offices, known as the Civic Centre, which lie on Portholme Road to the 
north east of the application site in Selby. 
 
It is proposed to construct a building, which predominantly consists of two wings with a 
common entrance forecourt. The new hospital building will be housed in the south western 
wing of the building with the new Civic Centre being within the north wing. The Civic 
Centre part of the building will be an elongated two storey building adjoining the eastern 
boundary of the site at a distance of approximately 37m from the back wall of the closest 
dwelling on the Courtneys with an attached single storey Council Chamber building which 
fronts towards the communal entrance foyer to the site. The hospital part of the building 
will range between two and three storeys in height and will back onto the southern 
boundary of the site at a distance of 41m wall to wall to the nearest dwelling on The 
Ruddings.  
 
The new building will have a combined gross floor area of 8153m² which is broken down 
into 4792m²- of floor space for the hospital, 3253m² for the new Civic Centre and Council 
Chamber and 108m² for the proposed café. The new Civic Centre will be 11m at its 
highest point with the highest part of the hospital building being approximately 16.5m high. 
 
The new building will be erected on the currently unbuilt parcel of green land to the rear of 
Worsley Court to allow the existing hospital to continue to function whilst the new one is 
being built. On completion and occupation of the new building, the existing War Memorial 
Hospital buildings will be demolished and will be replaced by car parking and landscaping 
provision. 
 
The hospital part of the project will accommodate 24 beds and will have 54 consulting 
rooms. Within the ground floor of the building are the consulting rooms with a radiology 
unit, dentist surgery, physiotherapy and Occupational Health as well as space for 
administrative staff being on the first floor of the building. The second floor provides an 
inpatient ward for the patients and accommodates the 24 beds referred to previously. 
Accommodation for plant exists in the roof void of the hospital part of the proposed 
building. A service area is located towards the northeast corner of the building to 
accommodate plant and equipment required in connection with the operation of the 
hospital. 
 
One hundred and sixteen (116) members of staff will be employed within the hospital, 
which also includes the staff from Raincliffe Street, which will also be relocated to this site. 
This figure includes both operational (Doctors/Nurses etc) and non-operation staff 
(administrative/maintenance staff). It is proposed to provide 158 parking spaces within the 
site for use by both hospital staff and visitors. 
 
The Civic Centre part of the building will consist of two elements, a single storey Council 
Chamber and a two-storey office area. The Council Chamber has a distinctive mono-
pitched roof and a large area of glazing beyond and will be used for formal council 

                                              22



meetings and also by the community for various functions. The council offices will be 
arranged over two floors with a lift and a staircase located at the centre of the office. The 
building will predominantly be open plan with lightweight partitions being used to separate 
various service areas of the council from each other to allow flexibility in the future to alter 
the layout of the building to meet the needs of the Council. Meeting rooms, individual 
offices for senior officers of the Council, an archive store and a locker room are also 
proposed within the building on the ground and first floors. 
 
Two hundred and forty one (241) staff will be employed within the building, which also 
includes staff currently employed in the depot behind the Tesco Store off Portholme Road. 
A provision of 93 parking spaces will be made for Council staff and visitors. 
 
The combined building will principally be constructed of red facing brick with a white render 
finish to the upper floors. The remaining parts of the building will be faced in glass. The 
roof of the building will be natural aluminium. 
 
The car park to the building is arranged in a semi circle to the south/south east of the 
combined building and to the south west of Worsley Court. The access point into the site 
remains in the same location off Doncaster Road. In terms of landscaping, in the first 
instance it is proposed to retain as many of the existing trees on site as possible and to 
supplement these with additional trees and shrubbery to reduce the built appearance of 
the site. 
 
Planning History 
 
Numerous planning permissions exist for the extensions which have been carried out to 
the hospital. None of these permissions are particularly relevant in the determination of 
this proposal. 
 
However the following is considered to be relevant: - 
 
Planning application 2004/0135 – Outline planning permission for the erection of a 
replacement hospital which was approved on 21 January 2004. This permission has now 
lapsed. 
 
CONSULTATIONS 
 
SELBY TOWN COUNCIL 
 
Object as they consider that the building is of poor architectural design with no style or 
balance and that it will not age well. 
 
Raise concerns on how staff/patient/visitor parking spaces are to be allocated and 
consider that there is insufficient parking provision on site to accommodate all who will use 
the building. This will result in overspill car parking to adjacent residential streets. 
 
NORTH YORKSHIRE COUNTY COUNCIL (HIGHWAY AUTHORITY) 
 
Does not raise any objections to the scheme subject to the imposition of conditions on the 
permission. Have also requested that the applicants’ enters into a Section 106 agreement 
to provide a commuted sum of £48,000 to the County Council to pay for the following 
works which are required in connection with the scheme: - 
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• A mini roundabout at the entrance to the site,  
• Provision of a Zebra crossing on Doncaster Road to the north of the site access, 
• Provision of speed cushions on Doncaster Road to the south of the site entrance, 
• Highway lighting and signing required in connection with the works outlined above. 
 

YORKSHIRE WATER SERVICES  
 
Does not raise any objections to the scheme. 
 
THE ENVIRONMENT AGENCY 
 
Initially objected to the proposal on the grounds that the Council had not confirmed that the 
sequential test had been passed. On confirmation that officers were satisfied that the 
application site was considered to be the sequentially preferred site in the district, the 
Environment Agency withdrew its objection to the scheme. 
 
Objections were also initially raised as to the contents of the Flood Risk Assessment 
(FRA). Additional work has been carried out to the satisfaction of the Environment Agency 
and as such, they have also withdrawn their objection to the FRA side of the scheme. 
 
As a result, they no longer object to the scheme subject to the imposition of conditions in 
relation to the carrying out of the scheme in accordance with the contents of the FRA. 
 
SELBY AREA INTERNAL DRAINAGE BOARD 
Does not raise any objections to the scheme. 
 
NORTH YORKSHIRE COUNTY COUNCIL (COUNTY PLANNING OFFICER)  
 
Not received at the time of writing this report 
 
NORTH YORKSHIRE COUNTY COUNCIL (COUNTY ARCHAEOLOGIST) 
 
Does no raise any objections to the scheme subject to the imposition of a condition 
requiring further investigation work during the development of the site. 
 
DEVELOPMENT POLICY MANAGER 
 
The Development Policy Manager’s comments are as follows: - 
 
The site is within the development limits for Selby and therefore development in principle is 
acceptable subject to consideration of the following Selby District Local Plan policies. 
 
EMP2  -  Location of Economic Development 
EMP6  -   Employment development within development limits 
T1  - Development in relation to the Highway network 
VP1  -  Vehicle Parking Standards 
CS1  - Health Care Facilities.  
 
This application is for a combined hospital and local government offices and therefore is 
unique and difficult to assess against either the community services or the employment 
policies in isolation. 
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Since the proposed new development is on the existing hospital site, I have considered 
this element first. Whilst at the time of preparing the Local Plan it was not envisaged a new 
hospital would be required and Policy CS1 was predominately aimed at small scale 
facilities, the criteria can still be applied to proposed development. 
The Policy states that there needs to be: - 
  

1. a proven need, as the proposal is for a replacement hospital and a merger with 
an existing clinic I am of the opinion need has been established. 

2. Situated within development limits 
3. Does not create conditions prejudicial to highways – NYCC Highways have 

responded on this issue.  
4. This criterion is not relevant as it refers to proposals where there is a change of 

use from residential  
 

Therefore subject to NYCC having no adverse comments regarding highway issues, the 
continued use of this site and the proposal is acceptable in principle.  

 
The proposed relocation of local government offices again was not considered and the 
nearest fit would be to judge the proposals against EMP2 and EMP6.  
 
EMP2 states that new employment will be concentrated in Selby, Tadcaster, Sherburn and 
Eggborough. The proposal meets this criterion.  
 
The proposal is however not on an allocated site or an established employment area and 
therefore needs to be assessed against EMP6(B), where the proposal has to meet the 
following:- 
 

1) nature and scale is appropriate to the locality; 
2) the proposal would not prejudice the future comprehensive development of  

land; and 
3) would not harm acknowledged nature conservation, open space or amenity 

 value.  
 
With regards to EMP 6(B) criterion 1, if the local government offices were a standalone 
development and not a combined facility with joint usage of reception/meeting rooms and 
other facilities, I would have expected to see a case why the redevelopment of the existing 
site or alternative sites were not available in the Town Centre or established/allocated 
employment sites. A case has however been made for the joint facility and therefore the 
question is not that whether an alternative site exists but whether the scale and location is 
acceptable in policy terms. The usage is for B1 and therefore appropriate within a 
residential area. With regards to the scale, the proposed development does not exceed 
50% of the site and subject to meeting the criteria within the other policies then in principle 
the development is acceptable.  
 
I am aware that North Yorkshire County Council Highways has responded on this 
application and their comments will need to be taken into account when considering the 
policy fit against T1, I don’t propose to add anything further on these issues.  
 
With regards to Vehicle Parking Standards, both organisations appear to have established 
large car parking facilities. The Adopted Selby District Local Plan includes car parking 
standards for offices however does not specify standards for hospitals, in addition the 
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standards in the Adopted RSS also needs to be considered. Which ever standard is used 
the two organisations have stated that this is a development/relocation of existing 
hospital/clinic and local government facilities with established travelling patterns and as 
such that they can’t meet the car parking standard. I am of the opinion if this was a new 
development then as a Council we would expect the proposal to meet the car parking 
standards; however I would agree to a degree of flexibility being introduced if the 
organisations agree to adopting Green Travel Plans, that part of the car parking is of a 
temporary nature and over five years from the occupation of the building the number of 
spaces will reduce to an agreed level. If the applicant is prepared to agree to this 
requirement I would have no objections to this application.  

 
 
PRINCIPAL ENVIRONMENTAL HEALTH OFFICER 
 
Has not objected to the scheme and advises conditions in terms of exterior lighting, 
unloading/loading times for commercial vehicles visiting to service the site and details of 
the emissions to the atmosphere from the chimneys proposed on the building. 
 
NORTH YORKSHIRE FIRE & RESCUE SERVICES 
 
Not received at the time of writing this report 
 
NATURAL ENGLAND 
Advise that they are satisfied with the ecological assessment made and agree with the 
recommendations made.  
 
They have advised in terms of bats that additional survey work as recommended in the 
applicant’s report should be carried out between May and September to ascertain if there 
are any maternity roosts in the building as bats and their roosts are protected under the 
Wildlife and Countryside Act 1981 and the Conservation (Natural Habitats) Regulation 
1994. Natural England has confirmed that they do not object to this scheme if two dusk 
and one dawn survey is to take place and as well as an internal inspection of the building. 
These works have commenced and the first surveys have been carried out on the 12th and 
13th May. Natural England recommends that a further survey is carried out either in June 
or July to inform the mitigation measures that will be required if a maternity roost is found 
within the building so that these are implemented before its demolition. They recommend 
that this is done by the use of a condition on the planning permission. 
 
Natural England has also commented that they advise that the new building should be 
constructed to a high level of sustainability, which should include a green roof, local energy 
production, and the fitment of low energy consuming appliances.  
 
NORTH YORKSHIRE COUNTY COUNCIL (COUNTY ECOLOGIST) 
 
The County Ecologist is generally satisfied with the ecological report but is disappointed 
that it has been carried out during the winter which is not the optimum time for carrying out 
habitat or protected species surveys. As a result recommend that additional work is carried 
out at the correct time of the year. They are however, in agreement with the schedule of 
works for visiting the building to carry out further surveys as agreed with Natural England. 
 
Nesting birds – Recommend a condition that no vegetation clearance works or demolition 
works are carried out in the bird breading season which runs from approximately 1st March 
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to 31st August. The reason for this is that breeding birds, their eggs and nests are 
protected under the Wildlife and Countryside Act 1981 (as amended). 
 
Also recommends in line with the ecology survey that the applicant carries out the 
biodiversity enhancements which they have proposed on site. 
 
NORTH YORKSHIRE BAT GROUP 
 
They are satisfied with the methodology as contained in the bat survey that has been 
carried out. However, the additional surveys advised in the report should be carried out 
prior to making a decision on this application because if bats are present this could affect 
the design of the building. The additional work as requested will be carried out in 
accordance with the specification agreed with Natural England to meet the requirements of 
the Habitat Regulations.  
 
YORKSHIRE WILDLIFE TRUST 
 
Not received at the time of writing this report 
 
NORTH YORKSHIRE AND YORK PRIMARY CARE TRUST 
 
Have not commented on the scheme, as they are the joint applicants for the proposal. 
 
NORTH YORKSHIRE POLICE (COMMUNITY SAFETY OFFICER) 
 
Advises that the proposal has been accepted as a secured by design application. 
 
WILBOURNE ASSOCIATES (ACTING AS THE COUNCIL’S CONSULTANT POLLUTION 
CONTROL OFFICER) 
 
Raises no objections to the scheme and concludes that the contaminated land report as 
submitted has revealed no significant sources of contamination on site which may require 
remediation. Recommends that a condition is imposed requesting that chemical testing 
takes place once the existing hospital building is demolished to ascertain if there is any 
contamination under that part of the site which requires remediation. 
 
CHURCHILL TREE AND LANDSCAPE SERVICES (ACTING AS THE COUNCIL’S 
CONSULTANT TREE AND LANDSCAPING OFFICER) 
 
Raises no objections to the scheme subject to all of the works being carried out in 
accordance with BS5387 2005 standards. 
 
PUBLICITY 
Neighbours were consulted by letter and by means of four site notice which were put up on 
the streets which border the site. Two separate press notices in the Selby Times have also 
advertised the proposal.  At the time of writing this report 22 letters of objection were 
received.  
 
Members should be aware that whilst 22 letters of objection have been received, a number 
of these are multiple letters from the same objectors.  
 
The comments that have been received are as follows: - 
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• The building should be on the other side of the site for privacy, visual and health 

and safety reasons. 
• Why does the Council need to relocate to the application site? Surely, it would 

make more sense to refurbish their existing offices? 
• There will be no room on this site for the hospital to expand in the future. 
• The glass part of the council offices will overlook the gardens and the rear 

boundaries of the dwellings on the Courtneys. 
• Trees proposed along the site boundary would also further impact on the amenities 

of the occupiers of the dwellings on the Courtneys. 
• The correct procedures have not been followed in the publicising of this application. 

Why haven’t the local residents been given the statutory month to make comments? 
• There will be insufficient screening between the car park and the dwellings on The 

Ruddings which will result in hospital staff and council workers being able to see 
into people’s bedrooms 

• Car headlights shining at night from the car park into neighbouring occupier’s 
windows will cause disturbance and impact on privacy. 

• The hospital as proposed is not large enough and should be similar in size to the 
one at Goole to meet the needs of local people. 

• The glazed part of the proposed Civic Centre is not required and is a waste of 
public money. 

• There is no requirement for the third storey roof rise to the rear of the Council 
building. It will have a negative impact on the living conditions of the occupiers of 
the Courtneys in terms of loss of daylight and sunlight and overshadowing. 

• The service yard is too close to residential properties and will cause noise nuisance 
and disturbance to nearby residents. 

• Residents will not be able to access the hospital site as they do now to maintain 
their fences and to trim overgrowing foliage. 

• The existing access is dangerous and will be more so once the council staff also 
start to use it. 

• The number of car parking spaces proposed is insufficient for the numbers of 
people who will be working on site and for visitors to the site. 

• The external design, appearance and materials of the new building do not fit in or 
complement the surrounding area. 

• Questions the financial sense of carrying out the proposal. 
• There is a covenant on the land, which restricts its use to a hospital. 
• Object to there being a council service depot on site as this will result in noise. 

Nuisance and disturbance to local residents. 
• Lights from the building will cause light pollution and as such will negatively affect 

the amenities of neighbouring occupiers. 
• The proposal will devalue the objectors’ properties.. 
• The objectors will have lost their view if the proposal is built. 
• Parts of the existing hospital building are relatively new and should be retained. 
• The new Civic Centre should be in Selby town centre and not in an out of centre 

location. 
• The new building should be as low as possible and have a green roof on it. 
• The uses proposed will conflict with each other. 
• The NHS Trust is short sighted as the combined building does not allow any room 

for extension in the future to meet population increases in the district. 
• A hospital and council office cannot co-exist with each other. 
• There are issues in combining both buildings with disease and bacteria control. 
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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. 
 
Relevant National Policies: 
 
PPS1 Delivering Sustainable Development 
PPS6 Planning for Town Centres  
PPG13 Transport 
PPG16 Planning and Archaeology 
PPS25 Development and Flood Risk 
 
Relevant Regional Spatial Strategy Policies: 
 
YH2 – Climate change and resource use – Encourages better energy, resource and water 
efficient buildings and encourages the redevelopment of previously used land. 
YH5 – Principal towns – Selby is defined as a Principal town and that it should be the 
focus for development in the district. 
ENV5 – Energy – All development shall be orientated to maximise solar passive heating 
and incorporate renewable sources of energy where possible. 
ENV11 – Health, recreation and sport – Ensure that accessible health care facilities are 
provided as close to people’s homes as possible  
E2 – Town Centres and Major Facilities – The centres of regional and sub regional towns 
shall be the focus for local services and facilities. 
T2 – Parking policy – Parking provision shall be in line with or more restrictive than those 
given in table 13.5 of the RSS For hospitals the RSS recommends 1 space per 2 staff and 
1 space per 3 daily visitors. For office uses it is recommended that 1 space per 35m² 
should be applied. These thresholds must be applied to any proposal above 2500m² in 
floorspace. For the Civic centre therefore a maximum of 93 spaces should be provided 
and for the hospital it should be 158. 
 
Relevant Selby District Local Plan policies: 
 
 ENV1 - Control of Development – Development is supported subject to criteria on design, 
access and impact on the character of the locality, landscaping, car parking, energy 
conservation and habitats. 
ENV2a – Environmental pollution and contaminated land- Require that applicants submit 
noise reports and contaminated land reports to accompany applications where noise and 
contamination have been highlighted as an issue. 
ENV3 – Lighting pollution – Development is supported if light levels are kept to a minimum 
and controlled to prevent spillage and glare to neighbouring properties and the adjoining 
highway network. 
ENV21a – Landscaping requirements – Landscaping should be an integral part of any 
scheme. 
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ENV28 – Other Archaeological remains – Requires the submission of an archaeological 
assessment if the site lies within or adjoining an area known to be of archaeological 
interest. 
EMP2 – New development – States that new employment development shall be 
concentrated in and around Eggborough, Selby, Sherburn, and Tadcaster. 
EMP6(b) – Employment development within defined development limits – Proposals will 
be supported where the scale of the proposal is appropriate to the locality, the proposal 
would not prejudice the comprehensive future development of the land and it would not 
harm nature conservation interest or result in the loss of recreational open space or 
amenity value of intrinsic value to the locality. 
T1 – Development in relation to the highway network – States that all proposals should be 
well related to the highway network and only permitted where the road network is capable 
of accommodating them. 
T2 – Access to roads – Proposals that would involve the intensification of the use of an 
existing access will only be supported where there would be no detriment to highway 
safety. 
T7 – Provision for cyclists – Developers shall make provision within schemes for cycle 
parking facilities and contribute towards the provision of new cycle routes on new 
developments which link them with the existing infrastructure of the locality. 
VP1 – Vehicle parking standards – All developments shall be in accordance with the 
adopted maximum parking standards. For medical uses, 1 space per doctor/nurse is 
allowed, plus 1 space per every 5 other staff and 1 space per consulting room. This 
amounts to a maximum of 132 spaces. For the new Civic Centre 1 space per 40m2 gross 
floor area is allowed which amounts to a maximum of 93 spaces.  
VP4 – Parking for people with disabilities – For schemes requiring 200 or more parking 
spaces, 4% of the total spaces plus an additional 4 spaces shall be made available as a 
minimum for people with disabilities requiring parking spaces. 
CS1 – Health care facilities – Proposals will be supported where there is a defined local 
need, is within the defined development limit of a settlement, would not prejudice highway 
safety or cause an adverse negative impact on local amenity. 
CS6 – Development Contributions – Developers will be required to contribute to the 
provision of infrastructure where the contributions are fair and reasonable in scale and are 
necessary to remedy any adverse impact generated by the proposal. 
 
The key issues in this case are as follows: - 
 

1. Principle of Development 
2. Visual Impact 
3. Impact on the living conditions of neighbouring occupiers 
4. Highway and parking considerations 
5. Developer Contributions 
6. Flood Risk 
7. Habitat Regulations 
8. Energy Efficiency/Renewable Energy 
9. Other Considerations 

 
1. Principle of Development 
 
The proposal as submitted and explained earlier in the report is a combined project 
between the Hospital Trust and Selby District Council where one building is proposed to 
accommodate both the hospital and the Council’s administrative headquarters. As such 
the impact and the principle of the proposal must be considered as one scheme. 
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In national, regional and local policy terms the acceptability and the impact of both uses 
are considered to be different and as such there is not a common policy, which can be 
used to assess and determine both proposals as a single whole.  Therefore both parts of 
the proposal have been assessed under the requirement of the relevant policies. 
 
National Policy – PPS6 
 
In national policy terms, the contents of Planning Policy Statement 6 (PPS6) apply to the 
Civic Centre part of the scheme, which deals with planning and town centres. PPS6 
considers that an office/administrative type use should be located within a town centre and 
provides criteria, which the proposal must be assessed against for it to be considered to 
be acceptable. A hospital use is not defined as a town centre type use in PPS6 so 
therefore its contents do not apply to the assessment of the hospital part of the scheme. 
 
The policy as contained in PPS6 states that retail; leisure and office/commercial type uses 
should be located within the defined town centre of a settlement. If they are to be located 
elsewhere, either in an edge of centre, out of centre or out of town location then the 
proposal must be assessed in relation to the following criteria: - 
 

• Whether there is a need for the development 
• That the development is of an appropriate scale 
• There are no more central sites for the development (the sequential test)  
• There are no unacceptable impacts on existing centres 
• That the location is accessible 

 
It must be remembered that the majority of the contents of PPS6 gives specific guidance 
on retailing and very limited advice on how to assess leisure, commercial and business 
type uses. Therefore, some of the sub criteria which are mentioned which has to be 
assessed in relation to the above does not always sit well or apply to non retail type uses. 
 
The proposed new Civic Centre/hospital building is located on Doncaster Road outside the 
town centre of Selby. The site lies in an out of centre location approximately 800m outside 
the boundary of the primary shopping area. The site cannot be defined as edge of centre 
as these are sites, which lie within 300m of the primary shopping area of the town. 
 
A sequential test has been prepared by the applicant and is assessed against the 
headings given above as following: - 
 
Whether there is a need for the development 
 
The case that has been given is that this proposal is innovative in that it is a joint scheme 
between the Council and the NHS Hospital Trust. The current Civic Centre building on 
Portholme Road is nearing the end of its life as is the existing War Memorial Hospital and 
as such both organisations are looking to replace their buildings. There are two significant 
reasons as to why a joint project has been put forwards, one being the need by both 
organisations to carry on functioning whilst any new building or buildings that they propose 
is being constructed and the financial burden of the cost of acquiring land and erecting a 
new building. By combining forces, both organisations will share the cost of the 
construction and maintenance of the building, which will be far cheaper than if they both 
chose to ‘go it alone’ and construct their own buildings. Also, doubts have been cast by 
both of the applicants as to the deliverability of any building if they chose to finance and 
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build their own separate replacement buildings. By erecting the new combined building on 
green land to the rear of Worsley Court, both the existing hospital and Civic Centre can 
continue to function without disruption to the service that both organisations give. 
 
PPS6 is clear that with non-retail uses the quantative and qualitative impact assessment 
does not apply. 
 
Therefore, it is considered having regards to the above that the need for the development 
has been established as there is a need for the council to have an administrative 
headquarters in the town and that it must for economies of scale purposes be constructed 
as a partnership with the NHS Trust to allow delivery of the building. 
 
That the development is of an appropriate scale 
 
It states in PPS6 that the assessment of the scale of the proposal relates to the impact of 
the gross floor space on the existing town centre. This test relates to retail schemes and is 
not appropriate in this instance. An assessment of the scale of the building in terms of its 
size, orientation and impact on the surrounding locality will follow later in this report. 
 
There are no more central sites for the development  
 
As the application site lies in an out of centre location the applicant must apply the 
sequential test to examine if there are other sequentially preferable sites which would 
prevent the proposal from coming forwards. 
 
Looking district wide, the applicant has rightly determined that as Selby is the Principal 
town in the District of Selby, that it should be the sole focus for carrying out the sequential 
test. Ten alternative sites have been identified for comparison, which would be large 
enough to accommodate the new joint hospital/Civic Centre building. The applicant has 
dismissed all ten sites as either being unavailable due to having existing permissions for 
housing or industrial uses, or for not being within a sequentially better site or in the 
instance of the site of the existing Civic Centre building, not large enough.  
 
One of the requirements of the sequential test is to look at whether part of the proposal 
can be disaggregated and sited on a sequentially preferable site. The applicant has 
throughout all of their submitted reports made great play of the fact that as a joint project 
this scheme will be delivered. Therefore should it be a requirement to disaggregate the 
Civic Centre proposal from the hospital and locate it in Selby town centre then it is unlikely 
that either a new Civic Centre or hospital may be built. This would then cause problems for 
both organisations in either financing new buildings separately or financial and service 
continuity problems if they renovated their existing buildings. 
 
Therefore, having regards to the above and the special circumstances of the proposal in 
that it is a joint project, which requires both parts to go ahead together, that the sequential 
test has been passed and that there are no more suitable central location to accommodate 
the scheme. 
 
There are no unacceptable impacts on existing centres 
 
Again, this part of the assessment is more appropriate for leisure and retail type uses 
where the impact of the development is easier to ascertain. In this instance, the case that 
has been put forwards by the applicant is that there will be a minimal impact on the town 
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centre as the Council has only recently opened Access Selby which functions as the 
Council’s one stop shop for all enquiries from the residents of the district. As such the 
existing Civic Centre does not have many visitors to it, and the situation would be 
unaffected by the move out to Doncaster Road.   The applicant has also indicated that if 
permission is granted and the Council vacates the existing building it can be brought 
forward as part of the town centre redevelopment. 
 
It is considered that as a consequence of the opening of Access Selby, that the loss of the 
Civic Centre function from its current location on Portholme Road and its relocation out to 
Doncaster Road will not have an unacceptable impact on Selby town centre. 
 
That the location is accessible 
 
The applicants have indicated in support of their proposal that the site lies approximately 
800m from the primary shopping centre of Selby and as such is easily accessibly by 
walking and cycling. Four bus services connect the site with the hospital providing both 
half hourly and hourly services into Selby with the train station being approximately 1.7km 
away, which represents a 30 minute walk. The site is also accessible by car through a 
number of main arterial routes within the town. The access into the site will also be 
improved as part of this proposal via a contribution under Section 106 of the Town and 
Country Planning Act which should also improve both the flow and safety of vehicular and 
pedestrian movements into the site. 
 
It is therefore considered that the application site is deemed to be sited in an accessible 
location. 
 
Conclusion on compliance with PPS6 
 
It is considered having regards to the above that the proposal complies with the 
requirements of PPS6 in relation to planning and town centres. 
 
Regional Policy – The Yorkshire and Humber Regional Spatial Strategy to 2026 
 
Unlike national guidance, the RSS provides specific guidance on the provision of hospital 
and medical buildings as well as on office/administrative type developments. 
 
Policy YH5 of the RSS states that settlements defined as the principal towns should be the 
main focus for housing, employment, shopping, leisure, education, health and cultural 
facilities. The joint project lies within the development limits of the principal town of Selby 
and as such complies with the requirement of policy YH5 of the RSS. 
 
Part b of policy ENV11 specifically relates to health care facilities and states that all 
facilities should be located in places, which are accessible and as close as possible to the 
homes of the potential users.  
 
It is considered that this proposal complies with policy ENV11 as the joint project allows 
the delivery of a brand new fit for purpose hospital building in an accessible location in the 
Principal Town of Selby. 
 
Policy E2 of the RSS aims to strengthen town centres and attempts to ensure that any 
new major facilities are located within the town centre. Part C of the policy states that if a 
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major facility, as this proposal would be were to be located outside the town centre then it 
could only be done so in accordance with the requirements of PPS6. 
 
This proposal complies with policy E2 as the assessment made previously of the scheme 
in relation to PPS6 found that the scheme was deemed to be acceptable in terms of its 
location and impact on the town centre. 
 
There are four policies within the Selby District Local Plan, which are appropriate for the 
consideration of the principle of this development. These are considered to be policy ENV1 
which relates to the whole building, policy CS1 which relates to the hospital and policies 
EMP2 and EMP6(b) which relates to the Civic Centre part of the proposal.  Whilst the 
Selby District Local Plan does contain policies on the town centre these are specifically 
related to retail and do not mention any other town centre use and are not considered to 
be applicable in this instance. The proposal has instead on the advice of the Development 
Policy Manager been compared to the relevant policies in the Employment chapter of the 
plan. 
 
Policy ENV1 is a catchall policy and states that development will be permitted provided 
that a good quality development can be achieved. To be successful, a proposal must meet 
all of the eight criteria which are contained in the policy. As the criteria contained in the 
policy relates to design, highway impact, effect on the amenity of local residents, loss of 
trees and the consideration given to disabled people in designing a scheme, it is 
considered more appropriate to prevent repetition to assess all of these requirements 
under the specific headings that they relate to later on in the report. 
 
Policy CS1 of the Selby District Local Plan relates specifically to the provision of health 
care facilities. The criteria contained in the policy indicates that proposals will only be 
supported where there is a defined need, is sited within the development limits of a 
settlement and will not negatively impact on highway safety. The proposal as submitted is 
a replacement hospital for the existing War Memorial Hospital and as such will meet the 
same local need as the existing building does. The proposal is sited within the 
developments limits for Selby and the Highways Officer has confirmed that he does not 
object to the proposal on highway safety grounds. 
 
Therefore the proposal complies with the requirements of policy CS1 of the Selby District 
Local Plan. 
  
In terms of the Civic Centre part of the proposal there is not a specific policy relating to the 
proposed relocation of local government offices. It was considered in this instance that the 
nearest fit would be to judge the proposals against policies EMP2 and EMP6.  
 
Policy EMP2 states that new employment will be concentrated in Selby, Tadcaster, 
Sherburn and Eggborough. The proposal is sited within Selby and as such it complies with 
the requirement of policy EMP2. 
 
As the proposal is not on an allocated site or an established employment area it must be 
assessed under the criteria as contained in policy EMP6(b), where the proposal has to 
meet the following 
 

1. nature and scale is appropriate to the locality 
2. the proposal would not prejudice the future comprehensive development of land  
3. would not harm acknowledged nature conservation, open space of amenity value.  

                                              34



 
 
It is considered in relation to part 1 of the policy that the applicant has carried out a 
sequential test to satisfy the requirement of PPS6. It is considered that its contents are 
suitable for use in the assessment of the first part of policy EMP6(b). It has been 
established by virtue of the assessment of the PPS6 tests that as a joint project the 
proposal can be satisfactorily located on site without harm or detriment to the functioning 
of the town centre of Selby. Also, it is established in later chapters of this report that the 
scale, design, siting and materials of the building are considered to be appropriate to the 
locality. 
 
In terms of part 2 of the policy, it is not considered that this is applicable for the 
development of this site as this site will be comprehensively developed as part of this 
application. 
 
Part 3 of the policy requires that the proposal does not harm nature conservation or results 
in the loss of valuable open space of amenity value. The green land which the 
hospital/Civic Centre is to be sited on is not designated as an area of open space in the 
local plan and is not considered to be a parcel of land which is of significant amenity value 
to the locality. Open space areas such as parks would fall within this designation. Natural 
England, the Bat Group and the County Ecologist have all commented in terms of the 
nature conservation impact of the proposal and none of them have raised any objections 
to the scheme. 
The Development Policy Manager has also commented that she is of the opinion that the 
proposal complies with the criteria as contained in policy EMP6(b) of the Selby District 
Local Plan. 
 
It is therefore considered having regards to the contents of policy EMP2 and policy 
EMP6(b) of the Selby District Local Plan that the principle of siting the proposal on the site 
of the existing hospital is acceptable.  
 
2. Visual Impact 
 
Policy ENV1 of the Local Plan states that in the determination of planning applications, the 
local planning authority will give consideration to the quality of development in terms of the 
standard of layout, design and materials used in relation to the locality, and the effect 
proposals would have on the character of the area. 
 
As detailed in the consultations section of this report, several objectors have stated that in 
their opinion the proposal would have a significant adverse visual impact on the character 
and appearance of the locality by virtue of the height, siting and the finishing materials that 
are proposed to be used on the building.  
 
The building is to be erected on green land to the north of the existing hospital and is to 
vary in height between one and three storeys in height. As stated previously the building is 
to be erected in two distinct wings and will be finished in brick with a white render finish to 
the upper floors. The remaining parts of the building will be faced in glass with the roof of 
the building finished in natural aluminium. 
 
It is clear on visiting the site that whilst there are three storey buildings in the vicinity of the 
site, they are not of the same size and scale. However, the proposal is to be sited behind 
the building known as Worsley Court and at a distance of 120m from the dwellings on 
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Green Lane and is an attractive modern looking building. Significant landscaping is 
proposed to the frontage of the site also to enhance its visual appearance.  
 
Therefore, in visual terms the building is almost hidden from the main public vista on 
Doncaster Road and the part of the site that will be seen will be an attractive landscaped 
car parking area. It is considered that the building will not have a significant impact on the 
character and appearance of the locality from the main Doncaster Road frontage or from 
Green Lane. It is also considered that the converse is true as the view towards the new 
building will be a significant improvement over the current view of the existing almost 
ramshackle hospital buildings on site, which the residents of Green Lane and Doncaster 
Road currently overlook. 
 
The residents of the Courtneys and the Ruddings will clearly be able to see the building 
from the rear of their properties unlike at present. However, it is considered that whilst the 
building is up to 16.5m high in parts it will not be out of keeping with the character and 
appearance of the locality. The closest part of the proposed building to the nearest 
residential property is to the dwellings on the Courtneys. The building has on purpose 
been designed to be lower at this point at 11m in height and is at a distance of 37m wall to 
wall to the nearest property. At its highest point of 16.5m, the building will face the 
Ruddings but will be at a wall to wall distance with the closest property of 41m.  Whilst the 
surrounding dwellings are predominantly two storey houses, dormer bungalows and single 
storey bungalows, it is not considered that the proposal by virtue of its siting or scale will 
have a negative impact on the character of the locality. 
 
Specifically in terms of material, it is clear that the majority of the dwellings in the locality 
are constructed from brick with either slate or dark tile roofs, although there are also 
examples of dwellings rendered in white in the vicinity. The objectors’ state that the chosen 
materials which will be facing brick, white render, glass and an aluminium roof are not 
appropriate, as they do not tie in with the character of the area. Whilst the proposed 
materials are not a carbon copy of the others in the locality, it is considered that the 
materials are not inappropriate in the context of the locality.  
 
Therefore it is considered that the proposal complies with parts 1, 4 and part 5 of policy 
ENV1 of the Selby District Local Plan. 
 
3. Impact on the Living Conditions of Neighbouring Occupiers 
 
Part 1 of policy ENV1 of the Local Plan states that in the determination of planning 
applications, the local planning authority will give consideration to the impact proposals 
would have on the amenity of neighbouring occupiers. 
 
Numerous objections have been received from the residents of the Courtney, The 
Ruddings and Green Lane stating that they consider that the height, orientation and the 
fenestration of the building and the siting of the car park will have a negative impact on 
their living conditions particularly in terms of privacy. 
 
As mentioned previously the new building will be divided into two wings with the council 
occupying the two storey wing facing to the north of the site and the hospital occupying the 
part to the south and to the west. 
 
Dealing firstly with the Civic Centre part of the proposal, this part of the building will be 
11m in height and will be completely glazed. As there is a potential to overlook from the 
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first floor into the gardens of the dwellings known as the Courtneys, the first floor has been 
designed to be a hanging mezzanine level with a 4m gap from the end of the floor to the 
window. At ground floor level, landscaping and fencing will be provided to replace the 
existing haphazard boundary treatment between the site and the Courtneys to maintain 
privacy. The exact details of the fencing will be the subject of a planning condition with the 
details being agreed with the local residents whose properties border the site. There is a 
distance of 37m between the closest property on the Courtneys and the Civic Centre part 
of the scheme, and a distance of 42m between the service buildings and the dwellings on 
the Courtneys which exceeds the 21m standard, which the council expects to be provided 
between existing and proposed buildings to maintain privacy.  
 
For clarity, the 21m figure mentioned is derived from the Parker Morris standards which 
were applied to municipal houses in the 1950’s/60’s/70’s and has been deemed to be an 
appropriate distance both by inspectors in appeals and in case law to apply between 
existing dwellings and new builds. 
 
It is considered in terms of the Civic Centre part of the proposal that the privacy of the 
residents of the Courtneys will not be affected by the proposal by virtue of the internal 
design of the new building, the distance between the building and the dwellings on the 
Courtneys, coupled with landscaping and fencing. 
 
In terms of the hospital part of the scheme, this part of the building is predominantly 14m 
high but does go as high as 16.5m. The western elevation of the hospital differs to the 
Civic centre in predominantly having a number of individual windows in it to ensure that the 
privacy of both the users of the hospital and the occupiers of the surrounding dwellings on 
the Ruddings is maintained as the hospital will be operational 24 hours of the day, 365 
days of the year. There is a distance of 41m between the western elevation of the hospital 
and the closest dwelling on the Ruddings, which is almost twice the distance of 21m which 
is the accepted separation distance between opposing buildings to protect the privacy of 
the occupiers. There is a service yard which encompasses buildings which are 6m at their 
highest point in between the hospital part of the building and the boundary with the 
Ruddings. There is a distance of 23m between the service building and the wall of the 
nearest dwelling on the Ruddings which again exceeds the Council’s separation distance 
of 21m. 
 
The objectors have also commented that the proposals will have a negative impact on 
their privacy when using their gardens. Whilst the residents of the Courtneys and the 
Ruddings will lose some privacy in their gardens over and above that which they currently 
receive it is not considered to be significant and as mitigation a suitable boundary 
treatment is proposed to be conditioned which will further screen their properties from the 
new building. To clarify, the distances quoted in the previous paragraph relate to window 
to window overlooking and do not apply to gardens as gardens do not in law enjoy the 
same level of privacy as the dwelling itself enjoys.  
 
The objectors consider that the proposed landscaping will also overshadow their gardens 
to the detriment of their amenities. The gardens of the Courtneys and the Ruddings are 
currently overshadowed by existing trees adjoining the boundary and within the gardens of 
the property. It is not considered that additional planting as part of this application will 
cause any significant additional overshadowing over that which currently exists. 
Furthermore, the landscaping will take a number of years to mature and as such, its 
impact will be gradual and only be felt over a longer period rather than immediately as the 
objectors seem to imply in their letters. 
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The objectors have stated that the proposal will have a negative impact on their living 
conditions by virtue of noise nuisance and disturbance particularly in relation to the service 
yard which lies to the west of the new building. The applicant has carried out a noise 
assessment of the proposal, which has been assessed by the Council’s Environmental 
Health section. The Environmental Health Officer has commented that she doesn’t object 
to the scheme on noise nuisance grounds and has advised that a condition be imposed to 
limit noise from vehicles delivering to the service yard which forms part of the site.   
 
Comments have also been made by the objectors that the proposal will have a negative 
impact on the amount of daylight and sunlight that their properties will receive and that as 
a consequence of the height of the building their properties will become overshadowed. 
The proposal is directly south of the dwellings on the Courtneys and east of those on the 
Ruddings. Currently there are no buildings in the vicinity of these dwellings and as such 
sunlight and daylight is only impeded by fencing and existing trees along the boundary of 
the site.  
 
It is not considered that the amount of daylight and sunlight which the dwellings on the 
Courtneys will receive will be significantly affected as the lower two storey part of the Civic 
Centre faces these properties. As there is a separation distance of 37m between the 
dwellings on the Courtneys and the proposed building, digital animation of the sun’s 
trajectory during both the summer and winter months shows that the residents of the 
Courtneys will be unaffected and will receive the same amount of sunlight and daylight as 
they do at present. 
 
The same situation is also the case with the Ruddings. Digital animation of the sun’s 
trajectory shows that during the whole of the day the residents of the Ruddings will be 
unaffected by the proposal in terms of loss of daylight or sunlight or the creation of 
overshadowing.   
 
One of the objectors has commented that as the hospital part of the site will be operational 
for 24 hours of the day, it will be lit both internally and externally in the car park area 
causing light pollution at night.  Policy ENV3 of the Selby District Local Plan is applicable 
and states that proposals will only be supported if light levels are kept to a minimum and 
controlled to prevent spillage and glare onto the adjoining highway network or into the 
habitable rooms of any adjoining occupier.  
 
The application site is located in an urban area where some form of light pollution during 
the night will occur as opposed to an undeveloped site in the middle of the open 
countryside. It is not considered to be appropriate to limit the amount, type and frequency 
of use of lighting inside the building however a condition can be imposed requiring details 
of the exterior lighting on the building and the means of lighting the car park to ensure that 
the lighting levels are kept to a minimum and that glare and spillage is minimised so that 
the amenities of the adjoining residents are unaffected or affected as little as possible. 
Boundary fencing and landscaping will also be in place to prevent car headlights from 
shining into the windows of adjoining properties during the evening or in the darker winter 
months to protect the privacy of the occupiers.  
 
It is therefore considered in terms of privacy, overlooking, loss of daylight and sunlight, 
noise pollution and light pollution that the proposal complies with part 1 of policy ENV1 and 
policy ENV3 of the Selby District Local Plan. 
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4. Highway and Parking Considerations 
 
Policy T1 of the Selby District Local Plan states that all proposals must be well related to 
the highway network and shall only be permitted where the road network is capable of 
accommodating them. Policy T2 states that any proposals that would involve the 
intensification of the use of an existing access will only be supported where there would be 
no detriment to highway safety. 
 
Objections have been received by a number of local residents raising concerns over the 
ability of the existing access to cope with the additional number of vehicles it would take as 
a consequence of the Civic Centre part of the proposal and that Doncaster Road is often 
overloaded with traffic and cannot cope with the additional volume of traffic. 
 
As part of the proposal, the applicant commissioned and prepared a Transport 
Assessment (TA) which was forwarded to the Highways Officer of North Yorkshire County 
Council for comment. The Highways Officer has commented that he does not object to the 
application and has recommended conditions to make the access and the layout of the site 
safe in terms of highway safety. The Highways Officer has also recommended that the 
applicant enter into a section 106 agreement to provide a commuted sum to create a 
roundabout on the entrance of the site, a zebra crossing and speed cushions adjoining the 
entrance to reduce the speed of vehicles entering and exiting the site, to provide a safer, 
dedicated crossing point for pedestrians and also to improve accessibility and reduce 
queuing for traffic both entering and exiting the site. It is considered that the scope of the 
works proposed as part of the Section 106 agreement, together with the conditions 
recommended by the Highways Officer will overcome the objections raised by the 
objectors to the scheme. 
 
Numerous objection have been received to the proposal on car parking grounds. The 
objectors are of the opinion that the combined total of 251 parking spaces will not be 
sufficient to cope with the 383 staff and the patients/visitors who will visit the building.  
 
Planning Policy Guidance note 13 provides government policy on car parking. PPG13 
introduced back in April 2001 the notion of maximum car parking standards where 
previously minimum standards had been set. The requirement for travel plans to 
accompany planning applications was also introduced at the same time. The aim of doing 
this is to enforce users to reduce their reliance on the private car and for developers and 
building operators to have in place methods to encourage their staff and users to access 
their building by more green methods of travel such as walking and cycling. 
 
Policy VP1 of the Selby District Local Plan provides specific criteria on vehicle parking 
standards.  For medical uses (albeit, not specifically hospitals), 1 space per doctor/nurse is 
allowed, plus 1 space per every 5 other staff and 1 space per consulting room. This 
amounts to a maximum of 132 spaces. For the new Civic Centre 1 space per 40m² gross 
floor area is allowed which amounts to a maximum of 93 spaces. This amounts to a 
maximum provision of 225 spaces. In the scheme the applicant proposes 257 spaces 
which exceeds that which is permissible as a maximum in the adopted parking standards 
and is therefore in conflict with policy VP1.  
 
However, in the context of the above it is considered that on examining the contents of 
policy T2 of the RSS which was adopted in May 2008 that this more up to date policy on 
car parking applies and supersedes all of the car parking standards which are contained in 
the older local plans and unitary plans in the Humber and Yorkshire area. Whilst the local 
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plan policy on car parking standards in the Selby District Local Plan was saved on 7th 
February 2008 it is considered that the contents of the standards in the RSS supersede it 
as that document was adopted on 8th May 2008 and as such is a newer more up to date 
policy document.  
 
It is stated in policy T2 of the RSS that the standards given should apply and that Council’s 
can apply them more stringently if they choose to do so. There is no leeway for Council’s 
to be more lenient and allow more parking spaces than the maximum that is permitted 
unlike which has been the case with many current local plans in the RSS area. 
 
Table 13.5 of the RSS provides specific criteria for hospitals and recommends a maximum 
of 1 space per 2 staff and 1 space per 3 daily visitors. For office uses it is recommended 
that 1 space per 35m² should be applied. These thresholds must be applied to any 
proposal above 2500m² in floorspace. For the Civic centre therefore a maximum of 93 
spaces should be provided and for the hospital it should be no more than 158 spaces. 
 
It is considered that the proposal complies with the contents of policy T2 of the RSS as 
251 spaces are proposed which is the maximum permitted under table 13.5. 
 
Policy T7 of the Selby District Local Plan in relation to the provision for cycle parking 
facilities and policy VP4 in relation to car parking specifically for people with disabilities 
also applies to this proposal. In relation to policy T7 and the contents of the car parking 
standards the applicant must provide a minimum cycle parking space of 1 per 3 consulting 
rooms for the hospital and 1 space per 150m Gross Floor Area for the Civic Centre. This 
amounts to a total of 42 spaces. The applicant has provided two cycle racks, one providing 
22 spaces and the other providing 20 spaces to provide a total of 42 spaces which 
complies with the minimum criteria as contained in policy T7 of the Selby District Local 
Plan have been complied with. 
 
Policy VP4 of the Selby District Local Plan requires that for schemes proposing a building 
to be used for health purpose and for public buildings which require 200 or more parking 
spaces, 4% of the total spaces plus an additional 4 spaces shall be made available as a 
minimum for parking spaces for people with disabilities. This amounts to 14 spaces. The 
applicant has proposed two separate bays, giving a total of 15 spaces and as such 
complies with the requirements of policy VP4 and ENV1(6) of the Selby District Local Plan. 
 
Therefore, it is considered in terms of highway safety, car parking, cycle parking and 
spaces for disabled users that the contents of policies T1, T2, T7 and VP4 of the Selby 
District Local Plan and policy T2 of the Yorkshire and Humber RSS which has superseded 
policy VP1 of the Selby District Local Plan.  
 
5. Developer Contributions 
 
Policy CS6 of the Local Plan and the provisions of the Developer Contributions 
Supplementary Planning Document states that in some cases a commuted sum shall be 
submitted for highway improvement works which are a necessity as a consequence of the 
proposal to make its impact on the highway network acceptable.  
 
The Highways Authority has requested that the applicants enter into a legal agreement 
under Section 106 of the planning act to contribute a commuted sum to the value of 
£48,000 to the County Council to provide means to improve accessibility to the new 
building in the interest of highway safety. The contribution would pay for a zebra crossing 
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to the north of the entrance, speed cushions to the south of the entrance and a mini 
roundabout to the entrance to the site. 
 
Policy CS6 of the local plan states that all contributions must be fair and can only be 
requested where they resolve a genuine issue which will be caused by the proposal and 
not a pre-existing problem. It is considered that the contribution for the works appears to 
be proportional to the scheme and will help to resolve concerns in relation to the access to 
and from the site which has also been raised as an issue by a number of the objectors. 
 
A section 106 agreement is currently in the process of being drafted by the County Council 
and will be signed by Selby District Council, the NHS Trust and the County Council as 
soon as possible. 
 
It is considered in relation to the above that the requested contribution complies with policy 
CS6 of the Selby District Local Plan and will also contribute to the improvement of highway 
safety in the vicinity of the junction to the application site in line with the content of part 2 of 
policy ENV1. 
 
6. Flood Risk  
 
The proposed building would be located in Flood Zone 2 area which is at risk from flooding 
from rivers of between 1 in 100 and 1 in 1000 years annual probability. The hospital part of 
the proposal is defined as a more vulnerable use whilst the Civic Centre part is defined as 
a less vulnerable use.  PPS25 states that more vulnerable and less vulnerable uses are 
appropriate development in Flood Zone 2; however, Flood Risk Assessments and 
Sequential Testing still need to be undertaken. Table D3 of PPS25 indicates that as a 
consequence of the classification an exception test is not required as the type of use 
proposed is deemed in its own right to provide wider sustainability benefits to the local 
community.  
 
The applicant has examined alternative sites within the district and concentrated the site 
search on the urban areas of Sherburn, Tadcaster and Selby. Whilst Sherburn and 
Tadcaster have been examined, ultimately they have been dismissed as there would be a 
conflict with the catchment area for the hospital and as such, the search has been reduced 
down to Selby itself. 
 
In the town of Selby, a number of alternative sites in a lower flood zone area (Flood Zone 
1) were examined, but none of these were available due to the fact that they had existing 
permissions for housing on them or were allocated for industrial development. 
Recreational open space areas were also considered; however, as there is a deficit in the 
district of public open space, it would be contrary to policy to allow the proposal on such a 
parcel of land. As such ROS areas were dismissed. Other sites were dismissed as they 
were either in a worse flood zone area (flood zone 3) or on land which was at the same 
risk of flooding (flood zone 2). It is considered in terms of the sequential test that the 
combined hospital and civic centre building will be sited in the preferred site in terms of 
flood risk. 
 
A Flood Risk Assessment has been submitted with the application and given consideration 
by the Environment Agency. The Environment Agency does not object to the proposal 
subject to a condition and informatives being imposed on any planning permission 
granted. 
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It is considered as a result of the above that the proposal complies with the contents of 
Planning Policy Statement 25 on Planning and Flood Risk. 
 
7. Ecology and Habitat Regulations 
 
Policy ENV1(5) of the Selby District Local Plan states that all proposals must be 
considered in relation to the potential loss or adverse effect upon wildlife habitats in the 
area. Natural England and the County Ecologist have been consulted on this proposal as it 
will if approved involve the demolition of the existing hospital building. As bats maybe 
roosting in the building, its demolition could cause potential for conflict with bats which are 
protected under the 1981 Wildlife and Countryside Act and the Habitats Regulations 1994.   
 
The Habitats Regulations 1994 require the local planning authority to have regard to the 
requirements of the Directive so far as they might be affected by those functions.  The 
directive allows “derogation” (deviation) from the requirements of the Directive where there 
are reasons of “overriding public interest, including those of a social or economic nature 
and beneficial consequences of primary importance for the environment” and provided that 
there is ‘no satisfactory alternative’ and the proposal would not be ‘detrimental to the 
maintenance of the population of the species concerned at a favourable conservation 
status in their natural range’.   
 
The applicant has prepared and submitted a bat survey with the application and neither 
Natural England nor the County Ecologist has objected to the scheme. However, they 
have both noted that the bat survey was done out of season and that additional survey 
works had to be carried out between May and September to ascertain if there is a roost 
within the building. The applicant has agreed with Natural England that two dusk and one 
dawn survey is to take place as well as an internal inspection of the building. These works 
have been carried out on the 12th and 13th May and at another date to be agreed in either 
June or July.  Natural England and the County Ecologist has confirmed that if bats are 
found and suitable mitigation is proposed following the second visit in July/August that they 
do not object to the scheme and as such the council has discharged its requirements 
under the terms of the Habitat Regulations. 
 
The County Ecologist has also commented that all breeding birds, their eggs, nests and 
young are protected under the Wildlife and Countryside Act and as such recommends that 
a condition is imposed that no demolition or clearance of vegetation takes place between 
1st March and 31 August which is the bird breeding season. 
 
In terms of its impact on ecology it is considered that the requirements of the Habitat 
Regulations have been met and that the proposal complies with the requirements of policy 
ENV1(5) of the Selby District Local Plan.  
 
8.  Energy Efficiency/Renewable Energy 
 
Comments were made by the Environmental Health Officer, the Environment Agency and 
the objectors over the green credentials of the scheme, particularly the new building itself. 
They all consider that consideration should be given to a green roof on the building and/or 
photovoltaic cells and other similar renewable energy initiatives to reduce the impact of the 
building on the environment and to minimise non renewable energy use.  
 
Policy YH2 of the RSS states that all proposals must encourage better energy, resource 
and water efficiency, minimise resource demands for the development and reduce traffic 
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growth through improving facilities for travel by more sustainable methods including 
walking and cycling. Policy ENV5 of the RSS, which relates specifically to energy use, 
states that greenhouse gas emissions will be reduced if buildings are orientated and laid 
out to maximise passive solar heating. The policy also states that renewable energy 
generation options should be maximised wherever possible. Part 7 of policy ENV1 of the 
Selby District Local Plan also states that all proposals need to maximise opportunities for 
energy conservation through design, orientation and construction. 
 
The applicant has stated in their design and access statement that it is mandatory for all 
hospitals to meet the  BREEAM (British Research Establishment Environmental 
Assessment Method) ‘Excellent’ rating as part of the NHS business case approval. The 
BREEAM rating is a national standard which audits the sustainability of buildings. There is 
not a need in this instance for the Civic Centre part of the proposal to meet this standard, 
but as it is part of the same building then it will also benefit from the sustainability options 
chosen.  
 
As part of the sustainability requirements for the scheme, draft travel plans have been 
prepared which will champion more sustainable forms of travel including walking and 
cycling. In terms of energy generation, the building will be compliant with Building 
Regulations Approved Document L2 on the conservation of fuel and power in buildings 
other than dwellings and it is the intention to minimise energy consumption by improving 
the environmental performance of the building. The building is predominantly going to be 
naturally ventilated via trickle vents in the walls. The Civic Centre part of the building is to 
be ventilated by a combination of automatically controlled ventilators in the glazing, natural 
ventilation pipes beneath the ground floor and wind catchers on the roof. As such there is 
a limited need for air conditioning units which will be provided by slim line units in the 
Council chamber and meeting rooms and also in the part of the building where high IT or 
medical equipment requires it.  
 
The applicants have considered the use of low or zero carbon technologies for the site to 
meet the BREEAM ‘Excellent’ rating which the hospital has to achieve. The applicants 
have looked at solar thermal, biomass, photovoltaics, wind turbines, ground source heat 
pumps and combined heat technology to reduce the energy impact of the building. The 
applicants have chosen to use a combined heat and power unit to generate heat and 
electricity for use on the site. This will help to reduce the CO2 emissions from the 
proposed building. The applicants have chosen not to use green roof technology in this 
instance as they have stated that it would have limited benefit in the reduction of energy in 
the proposed building. 
 
In terms of the orientation of the building the hospital part faces south and will benefit from 
sunlight throughout the day with the eastern part, which includes the Council Chamber and 
part of the Civic Centre receiving sunlight in the morning and the western side of the 
hospital receives sunlight in the evening. Due to the requirement to fit two uses into the 
building, coupled with the size of the site, it is unfortunately unavoidable that part of it will 
face north. However, it is considered that the energy provided by the sun can be utilised to 
light and heat the reminder of the building. 
 
It is considered that the proposal as submitted complies with the requirements of policies 
YH2 and ENV5 of the RSS to minimise its impact on the environment in terms of the use 
of energy both in its construction and when in operation.  
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9. Other Considerations 
 
The objectors have raised numerous other concerns in relation to this scheme. These will 
be addressed under this section of the report. 
 
Comments have been made by the objectors that the building should be sited on the other 
side of the site in the interest of privacy and that the building as proposed allows no scope 
for any future extensions to the hospital if additional facilities are required. Comments have 
also been made that the hospital as proposed is not large enough and one the size of the 
hospital at Goole should be built on Doncaster Road. Another objector comments that 
parts of the existing hospital are relatively new and it would be more cost effective for 
these to be retained and there is also a covenant on the land restricting the use of the land 
to a hospital. It is clear on examining the report that the building as proposed is sited in a 
location which exceeds the 21m separation distance asked by the Council between 
buildings and a condition will be imposed requiring details of a suitable boundary treatment 
along all of the boundaries of the site to protect the privacy of the objectors. Therefore, it is 
not considered that there would be any planning case to ask the applicants to move the 
building from its current location. In terms of the size of the hospital, the ability to extend it 
in the future and the possibility of the retention of the newer parts of the existing building, 
and the matter of the covenant, these are not material planning considerations which can 
be taken account of in the determination of this planning application. 
 
Additional comments have been received indicating that the objectors question the 
financial sense of carrying out the joint project, the proposal if built would devaluate their 
property and result in the loss of their views. Objections have also been made on the 
grounds that the two uses are not compliant with each other and concerns have been 
raised over the spread of disease between both sections of the building.  None of the 
above matters are material considerations in the determination of this or any other 
planning application. 
 
The objectors have commented that if this proposal is approved and erected they will not 
be able to access the grounds of the existing hospital to maintain their fences and to trim 
existing foliage. The matter of access onto somebody else’s land is civil law and is 
something that should be agreed between the landowner and the person wishing to enter 
the land to prevent action being taken for trespassing.  As access rights and trespassing 
on somebody else’s land is Civil rather than planning law, then this matter cannot be 
considered as a material planning consideration in the determination of this application.  
 
Finally, the objectors have commented that this planning application has not been 
publicised correctly to the local residents who live in the vicinity of the site. They state that 
they have not received the 1 month notice period that they are entitled to. This application 
has been advertised by means of individual letter to all of the residents of the Courtneys 
and The Ruddings that border the site, and also to the residents of Green Lane who either 
border or adjoin the site. Four site notices were erected within the streets that surround the 
site and the matter has been advertised in the press twice. The statutory time period of 21 
days has been given in all of the methods of publicity for the receipt of comments. 
Therefore, it is considered that this proposal has been advertised in excess of what is 
required by the regulations to ensure that local residents have been aware of the contents 
of the scheme. 
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CONCLUSION: 
 
It is recommended that the proposal be approved as it complies with the contents of PPS1, 
PPS6, PPG13, PPG16, PPS25, policies YH2, YH5,  ENV5, ENV11, E2 and T2 of the RSS 
for the Yorkshire and Humber Region and policies ENV1, ENV2a, ENV3, ENV21a, 
ENV28, EMP2, EMP6(b), T1, T2, T7, VP4, CS1,  CS6 of the Selby District Local Plan by 
virtue of the fact that the building is an appropriate use in the locality, will not be out of 
keeping with the character and appearance of the area, will not have a negative impact on 
either wildlife or highway safety and will not have a significant affect on the living 
conditions of the nearest neighbouring occupiers. 
 
RECOMMENDATION: 
 
This application is recommended to be APPROVED, subject to the satisfactory completion 
of a Section 106 Agreement relating to Highway improvements and the following 
conditions: 
 
01. 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. 
 
 
02. The development hereby approved shall be carried out in accordance with the 

original plans dated 13 March 2009 with the exception of the landscaping layout plan 
(part 1 of 2)  which has been superseded by amended plan reference number 2029 
(P) 106 REV D dated 14 May 2009 

 
 Reason: 
 For the avoidance of doubt. 
 
03. The development hereby permitted shall only be carried out in accordance with the 

approved Flood Risk Assessment (FRA) dated April 2009 and the following mitigation 
measures detailed within the FRA: 

 
1. Limiting surface water run-off generated by the 1 in 100 year critical storm so 

that it will not exceed the run-off from the undeveloped site and not increase the 
risk of flooding off-site, as discussed in section 5.3 of the FRA;  

2. Identification and provision of safe route(s) into and out of the site to a safe 
haven, as shown in figure 5.1 of the FRA;  

3. Finished floor levels are set no lower than 6.3m above Ordnance Datum level 
(AOD) as stated within section 5.1 of the FRA; 

4. Inpatient sleeping accommodation shall only be sited at first floor level or above, 
as stated in section 4.2 of the Design and Access Statement. 

 
Reason: 

 To prevent flooding by ensuring the satisfactory storage and disposal of surface water 
from the site. To ensure safe access and egress to and from the site. To reduce the 
risk of flooding to the proposed development and future occupants. 
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04. No development shall take place within the site until the applicant has secured the 

implementation of a programme of archaeological work in accordance with a written 
scheme of investigation which has been submitted to and approved in writing by the 
Local Planning Authority. 

  
 Reason: 
 The site is of archaeological importance and to comply with the requirements of policy 

ENV28 of the Selby District Local Plan. 
 

05. No demolition or vegetation clearance works shall be undertaken on site during the 
bird breeding season which runs from 1st March to 31 August in every calendar year. 

 
 Reason: 

To meet the requirements of the Wildlife and Countryside Act 1981 (as amended) 
which protects breeding birds, their eggs, nests and their young. 
 

06. Prior to the commencement of any works on site, details of all external lighting shall 
be submitted to and agreed in writing by the Local Planning Authority. This 
information shall include a layout plan with beam orientation, a schedule of equipment 
in the design (luminaire type, mounting height, aiming angles and luminaire profiles). 
The lighting shall be installed, maintained and operated at all times in accordance 
with the approved scheme. 

 
 Reason: 
 To reduce light pollution and to prevent vehicles in the highway being dazzled by 

lighting within the site. 
 
07. Any deliveries, loading and unloading of goods and vehicles accessing the service 

area shall be restricted to the hours of 0800 to 1800 hours Monday to Friday and 
between the hours of 0800 and 1300 on Saturdays and at no time at all on Sundays, 
Bank Holidays and Public Holidays. 

 
 Reason: 
 To protect the living conditions of the nearest neighbouring occupiers in the locality. 
 
08. Prior to the commencement of any works on site, a scheme to control noise from the 

generator which is located within the development shall be submitted to and agreed 
in writing by the Local Planning Authority. The generator (or any future replacement) 
shall be operated in accordance with the approved scheme with the noise mitigation 
measures being maintained for the lifetime of the development. 

 
 Reason: 
 To protect the living conditions of the nearest neighbouring occupiers in the locality. 
 
 
 
 
 
 
 
 

                                              46



09. Prior to the commencement of any works on site details of all fume extraction 
systems and discharge points to the atmosphere resulting from the development of 
the hospital and offices shall be submitted to and agreed in writing by the Local 
Planning Authority. All emissions to the atmosphere shall be carried out in 
accordance with the approved scheme and all mitigation measures shall be 
maintained for the lifetime of the development. 

 
 Reason: 
 To protect the living conditions of the nearest neighbouring occupiers in the locality. 
 
10. No part of the development to which this permission relates shall be brought into use 

until the carriageway and any footway/footpath from which it gains access shall be 
constructed to basecourse macadam level and/or block paved and kerbed and 
connected to the existing highway network with street lighting installed and in 
operation.The completion of all road works, including any phasing, shall be in 
accordance with a programme approved in writing with the Local Planning Authority 
before any part of the development is brought into use. 

 
 Reason: 
 In the interest of Highway safety 
 
11. There shall be no access or egress by any vehicles between the highway and the 

application site until full details of any measures required to prevent surface water 
from non-highway areas discharging on to the existing or proposed highway together 
with a programme for their implementation have been submitted to and approved in 
writing by the Local Planning Authority. The works shall be implemented in 
accordance with the approved details and programme and shall be retained for the 
lifetime of the development. 

 
 Reason: 
 In the interest of Highway safety 
 
12.  No part of the development shall be brought into use until the approved vehicle 

access, parking, manoeuvring and turning areas approved under condition number 
11 have been constructed in accordance with the submitted drawing reference  
number 2029 (P) 106 Rev D. Once created these areas shall be maintained clear of 
any obstruction and retained for their intended purpose at all times. 

 
 Reason: 
 In the interest of Highway safety. 
 
13. Prior to the development being brought into use, a full detailed Travel Plan shall have 

been submitted to and approved in writing by the Local Planning Authority. This shall 
include: 

 
(i) the appointment of a travel co-ordinator; 
(ii) a partnership approach to influence travel behaviour; 
(iii) measures to encourage the use of alternative modes of transport other than the 

private car by persons associated with the site; 
(iv) provision of up-to-date details of public transport services; 
(v) continual appraisal of travel patterns and measures provided through the travel plan; 
(vi) improved safety for vulnerable road users; 
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(vii) a reduction in all vehicle trips and mileage; 
(viii) a programme for the implementation of such measures and any proposed physical 

works; 
(ix) procedures for monitoring the uptake of such modes of transport and for providing 

evidence of compliance. 
 
 The Travel Plan shall be implemented and the development shall thereafter be 

carried out and operated in accordance with the Travel Plan. 
 
 Reason: 
 In the interest of providing more sustainable forms of access to and from the site.   
 
14. Within 1 month of the date of this permission details shall be submitted to and agreed 

in writing by the Local Planning Authority of further bat investigation work which must 
be carried out on the existing hospital building between 1 July and 31 August 2009. If 
bats are discovered in the building then a suitable mitigation scheme must be 
submitted to and approved in writing by the Local Planning Authority and all 
mitigation works to protect the bats carries out in accordance with the approved 
scheme prior to the demolition of the existing hospital building. 

  
 Reason:  
 To ensure that the development does not harm any bats which may roost within the 

existing hospital building which are a protected species under the terms of the 
Wildlife and Countryside Act 1994. 

 
15. Should any contaminants not identified in the approved contaminated land report be 

found on site, particularly during the demolition of the existing hospital building all 
works shall cease and a new contaminated land report shall be submitted to an 
agreed in writing by the Local Planning Authority. All works to remedy the unforeseen 
contamination shall be carried out in accordance with the approved scheme.   

 
 Reason: 
 In the interest of pollution control and human health. 
 
16.  Prior to the commencement of any works on site details of the means of the boundary 

treatment for the site shall be submitted to and agreed in writing by the Local 
Planning Authority. The boundary treatment shall be erected/planted in accordance 
with the approved details prior to the development being brought into use and 
thereafter shall be maintained and retained for the lifetime of the development. 

 
 Reason:  
 To protect the living conditions of the neighbouring occupiers. 
 
17. The building shall be constructed in accordance with the materials specified in 

paragraph 6.4 of the Design and Access Statement unless agreed otherwise in 
writing by the Local Planning Authority. 

 
 Reason: 
  
 To ensure that the proposal is in keeping with the character and appearance of the 

locality. 
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18. Before any development is commenced the approval of the Local Planning Authority 
is required for a scheme of landscaping and tree planting for the site, indicating inter 
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: 
 In the interests of amenity having regard to Policy ENV1 of the Selby District Local 

Plan. 
  
  
INFORMATIVE 
 

Additional guidance on flood risk can be found on the Environmrnt Agency Floodline 
publication ‘Damage Limitation.’ A free copy of this is available by telephoning 0835 
988 188 or can be found on the Environment Agency’s website www.environment-
agency.gov.uk Reference should also be made to the Department for Communities 
and Local Government publication ‘Preparing for Floods.’ Please e-mail 
communities@twoten.com for a copy. 
 

INFORMATIVE 
 

The applicant is hereby informed that it is recommended that you contact the 
Environmental Health Section of Selby District Council prior to the demolition of the 
existing hospital building and the construction of the new building to discuss their 
requirements in terms of minimising the impact of the works in terms of noise, 
nuisance and disturbance on the nearest neighbouring occupiers. 
 

INFORMATIVE 
 

The applicants’ attention is brought to the following advice which is given by the 
Highways section of North Yorkshire County Council.  
 
It is recommended that there should not be any access or egress by any vehicles 
between the highway and the application site until vehicle wheel washing facilities 
have been installed on the access road to the site.   All vehicles involved in the 
transport of waste materials or finished products to or from the site should be 
thoroughly cleaned before leaving the site so that no mud or waste materials are 
deposited on the public highway. 
 
For more information on this matter please contact the Highways department direct 
on 01609 532 685. 
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APPLICATION 
NUMBER: 
 

8/19/1011Y/PA 
2009/0213/REM 

PARISH: Selby Parish Council 

APPLICANT: 
 

Persimmon Homes VALID DATE: 
 
EXPIRY DATE: 

16th March 2009 
 
15th  June 2009 
 

PROPOSAL: 
 

Reserved Matters application of outline 8/19/1011C/PA for the erection of 
467 No. dwellings and a community hall together with amendments to the 
previously submitted master plan. 
 

LOCATION: Staynor Hall Development 
Bawtry Road 
Selby 
 

 
 
DESCRIPTION AND BACKGROUND 
 
The Proposal 
 
This Reserved Matters Scheme seeks approval for residential development and a 
community hall together with amendments to the previously submitted master plan at the 
Staynor Hall Development Site, Bawtry Road, Selby.  Means of access was determined as 
part of the Outline Planning Permission.  Siting, Design, External Appearance and 
Landscaping are therefore considered at this stage. 
 
The Reserved Matters Scheme is accompanied by the following reports; 
 

• Planning Statement 
• Design and Access Statement 
• Phasing Strategy 
• Affordable Housing Statement 
• Nature Conservation Management Plan 
• Archaeological Statement 
• Landscape Strategy 
• Tree Survey 
• Transport Assessment 
• Travel Plan 
• Utilities Statement 
• Noise Assessment 
• Site Waste Management Plan 

 
The scheme proposes 467 no. dwellings, community facilities and public open space in 
accordance with the Outline Planning Permission.  A range of densities are proposed with 
an overall average 36 dwellings per hectare (dph).  Low to Medium density (30 dph – 40 
dph) is proposed on the southern and eastern sides of the site.  Higher density 940 dph0 is 
proposed on the northern side of the site and adjacent to the employment area.  Car 
parking provision equates to an average of 1.5 spaces per dwelling.  The layout of the 
scheme provides for a mix of 2 (23.7%), 3 (35.8%), 4 (39.6%), and 5 (0.9%) bed roomed 
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dwellings.  The scheme proposes 77 dwellings as affordable with a tenure mix of 62 
intermediate housing and 15 social rented accommodations.   
 
The scheme excludes the employment area, phase 4 of residential development, the 
proposed school, shops, public house, and health care facilities in the centre of the site.  
Reserved Matters approval is therefore sort for the; 
 

• Residential element of the scheme Phases 3A to 3J including the conversion of 
Staynor Hall and associated network of footpaths and cycle ways. 

• Staynor Hall Plantation Phase 3K 
• Community Facility 
• Public Open Space 

 
Approval is also sort for amendments to the overall Master Plan permitted by the Section 
106 Agreement attached to the Outline Planning Permission. The master plan has been 
updated after discussions with Selby College and further consideration of the 
archaeological constraints, drainage, ecological and landscape assessments.  The 
changes to the master plan alter the land uses primarily the location of the Village Centre 
and area of Open Space. 
 
The Site 
 
The application site forms part of a wider site that is allocated by policy SEL/2 of the Selby 
District Local Plan for residential development.  The wider site is known as Staynor Hall 
and has a total site area of some 56 hectares.  The application site approximately 30 
hectares is located on the south-eastern edge of the Market Town of Selby, approximately 
1.4 kilometres from the town centre and 1 kilometre from the town’s railway station, to both 
of which it is directly connected via the A1041, Bawtry Road.  The site consists of 
agricultural land divided into a series of fields with the Staynor Hall Farm complex and 
plantation at the centre of the site. 
 
Planning History  
 
The site has an extensive history of a number of planning applications for residential 
development on the site.  The Outline Planning Permission to which this Reserved Matters 
schemes relates to is reference 8/19/1011C/PA. 
 
CONSULTATIONS 
 
SELBY TOWN COUNCIL 
No objections subject to no overlooking of the existing properties on Abbots Road. 
 
HIGHWAYS 
Require amended details 
 
YORKSHIRE WATER SERVICES LTD 
No objection in principle 
 
ENVIRONMENT AGENCY 
Reply awaited 
 
SELBY AREA INTERNAL DRAINAGE BOARD 
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No objection provided the total discharge from the development is limited to 400 litres per 
second as stated in the Drainage Statement. 
 
HERITAGE OFFICER 
Advise that the archaeological statement and Planning Statement should be updated to 
include building recording work at Staynor Hall itself and an earthwork survey of the 
moated site. 
 
COUNTY ECOLOGIST 
Require additional information on assessment of the Protected Species Report and 
updated Nature Conservation Management Plan. 
 
EDUCATION 
View remains the same at the time of the outline application that the overall proposal will 
based on the information currently available, give rise to the need for a Primary School in 
the Staynor Hall area.  Note the commercial elements and trust that suitable restrictions 
would be in place to ensure the commercial activities undertaken were appropriate for a 
location next to a Primary School. 
 
DEVELOPMENT POLICY 
Require additional information before final comments can be provided. 
 
ENVIRONMENTAL HEALTH  
Recommend the imposition of conditions 
 
NORTH YORKSHIRE FIRE AND RESCUE SERVICE 
Reply awaited 
 
YORKSHIRE WILDLIFE TRUST 
Reply awaited 
 
NATURAL ENGLAND  
Further clarification required 
 
COMMUNITY SAFETY OFFICER 
Reply awaited 
 
HOUSING SERVICE 
Require additional information before final comments can be provided. 
 
PRIMARY CARE TRUST 
Reply awaited 
 
FIELDS IN TRUST 
Reply awaited 
 
SPORT ENGLAND 
Reply awaited 
 
PUBLICITY 
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Neighbours have been consulted by letter and a site notice has been posted.  No 
neighbour responses have been received within the statutory period. 
 
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. 
PPG 13 - Transport 
PPG 16 - Archaeology 
PP25 – Development and Flood Risk 
 
Regional Spatial Strategy; 
 
Y1 - York Sub Area Policy 
YH5 - Principal Towns 
H1 – Provision and Distribution of Housing 
ENV 1 - Development and Flood Risk 
H4 – Affordable Housing 
H5 - Housing Mix 
 
Selby District Local Plan: 
 
SEL/2 - Land for Housing Development between Abbots Road/Selby Bypass 
ENV1 - Control of Development 
ENV 10 - General Nature Conservation Considerations 
ENV 20 - Landscaping Requirements 
ENV 21 - Landscaping Requirements 
ENV 28 - Archaeology 
H2A - Sustainable development 
RT2 – Open Space Requirements 
T2 - Access to Roads 
VP1 -Vehicle Parking Standards 
 
Key Issues: 
 

1. Principle of Development 
2. Affordable Housing 
3. Public Open Space 
4. Layout, Scale and Design 
5. Landscape Features 
6. Nature Conservation Issues 
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7. Archaeology 
8. Impact on Residential Amenities 
9. Impact on the Highway Network 
10. Flood Risk and Drainage 

 
1.  Principle of Development 
 
Policies Y1, YH5 and H5 of the Regional Spatial Strategy set the overriding sub area 
policy, define Selby as principal town where development of this nature should be directed 
too and define the provision and distribution of housing.  Policies H2 & SEL/2 of the Selby 
District Local Plan allocate the application site (and the wider site) for residential 
development. Outline Planning Permission for the site has already been granted with a 
number of Planning Conditions and a Section 106 Agreement to control the development. 
The principle of proposed development of 467 no. dwellings therefore accords with the 
policies of the Development Plan and has also been established through the granting of 
Outline Planning Permission. 
 
2. Affordable Housing 
 
PPS 3 requires LDF’s to set targets for the amount of Affordable Housing required.  Policy 
H4 of the Regional Spatial Strategy requires the region to increase its provision of 
Affordable Housing in order to address the needs of local communities.  It sets a 
provisional target of over 40 % in North Yorkshire District’s.  The Council’s Developer 
Contributions Supplementary Planning Document sets a threshold of 15 dwellings or 0.5 
hectares with a 40% target for sites such as this.  This document also refers to exceptional 
circumstances where particular costs associated with the development of a site may need 
to be taken into account in order to agree a reduced amount of local needs affordable 
housing. 
 
As part of the Outline Planning Permission a Section 106 Agreement was entered into.  
This included a number of aspects including the provision of affordable housing.  The 
Section 106 Agreement required the submission of an affordable housing scheme prior to 
the commencement of development of each remaining phase.  The Section 106 
Agreement required the scheme to be based on a number of criteria. 
 
As part of the proposed scheme an Affordable Housing Statement was submitted, which 
detailed a 16.5% provision of affordable housing and the applicant’s reasons for this 
reduced provision.  The statement assesses the need for affordable housing and 
methodological shortcomings of policy.  No financial evidence on viability has been 
submitted to justify this reduced provision.  Further discussions are taking place with 
regard to affordable housing and members will be verbally updated at committee with 
regard to the outcome of these discussions. 
 
3. Public Open Space 
 
Policy RT2 of the Selby District wide Local Plan refers to Public Open and the 
requirements for its provision.  The Master Plan illustrates how open space is to be 
accommodated on the site.  It proposes a total open space provision of 21 hectares.  This 
includes both informal and formal open space together with the retention of Staynor Hall 
Plantation.  The Reserved Matters Scheme seeks approval for the central public open 
space (formal sport’s pitches), Local Equipped Areas of Play, informal public open space 
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associated with footpath network and management of Staynor Hall Plantation.  The 
scheme is considered to be in accordance with the policy. 
 
4. Layout, Scale and Design 
. 
The layout provides for a mixture of detached, semi-detached and terraced properties 
arranged around a series of estate roads and cul-de-sacs predetermined at the Outline 
Planning Stage.  These properties are a mixture of 2, 2 & a half and 3 storey dwellings 
designed in a similar manner to those already approved on previous phases of the 
development as a whole.  The design and layout of the proposed scheme generally 
provides for the main elevations of dwellings facing the street scene with open green 
frontages or boundary treatment set back with planting in front to soften the impact of hard 
boundary treatment.  There are instances were boundary treatment is situated at back of 
footpath with no space to plant and this arrangement is inconsistent with the design 
aspirations of the site, detrimental to the street scene and is therefore not acceptable.  
Amended details have been requested.  Members will be further updated at committee. 
 
There are also instances where side elevations face the public domains which don’t exhibit 
active frontages.  It is noted that some dwellings have been designed to consist of double 
frontages or windows inserted to try and create more active frontages.  There are 
instances however when blank gables or gables with windows that unbalance the 
elevation are situated in prominent positions or clustered together to detrimentally affect 
the street scene.  Amended details have been requested.  Members will be further 
updated at committee. 
 
5. Landscape Features 
 
The site comprises of generally flat agricultural land that is divided into a number of fields.  
Towards the centre of the site is Staynor Hall and the Staynor Hall Plantation.  There are 
very few other internal natural landscape features within the site.  As part of the overall 
concept of the wider site new planting and other landscaping are incorporated with the key 
elements being as follows: 
 

• Buffer planting 20 metres deep with native planting on the south eastern boundary 
with open countryside. 

• Planting of public open space and amenity areas. 
• Local planting to the housing areas. 

 
Such planting and landscaping is considered to enhance the overall environment softening 
the transition between built development. 
 
6. Nature Conservation Issues 
 
A scoping report for protected species was submitted as part of the application.  The report 
identified the need for further protected species survey.  Natural England and the County 
Ecologist have advised that surveys must be completed and any resulting mitigation and 
method statements be agreed and in place before the start of any development work.  As 
part of the Section 106 Agreement a Nature Conservation Plan was required to be 
submitted.  The County Ecologist has advised that the Nature Conservation Plan is 
updated and amended once the protected species surveys have been undertaken.  
Members will be updated verbally at committee. 
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7. Archaeology 
 
The Section 106 Agreement attached to the Outline Planning Permission requires an 
Archaeological Scheme for the pre-determined zone of Archaeological Sensitivity (area 
around Staynor Hall).  An Archaeological Statement was submitted with the application 
and the Historic Environment Records Officer has advised that the statement covers most 
aspects of works required but two aspects of work are not mentioned in the statement.  
The archaeological statement should be updated to include these aspects of work.  
Members will be further updated verbally at committee. 
 
8. Impact on Residential Amenities 
 
The separation distances between existing & proposed dwellings and within the site are 
generally acceptable.  There are instances were distances are below standards that would 
normally be expected but it is considered that they are sufficiently mitigated against with 
the position of boundary treatment, side gables and windows etc.  Impacts of the 
construction of the proposed residential development can be controlled by condition.  The 
proposed development is therefore considered not to cause significant detrimental impact 
on the residential amenities of the area. 
 
9. Impact on the Highway Network 
 
Two principal accesses serve the development as a whole from Bawtry Road with a local 
distributor road between the two junctions and a series residential access roads linking the 
dwellings and parking areas to the distributor road network.  A Travel Plan and Transport 
Assessment have been submitted to accompany the Reserved Matters Scheme.  
Amendments have been requested with regard to the internal layout of the scheme and 
members will be verbally updated at committee. 
 
10. Flood Risk and Drainage 
 
The development site is located within Flood Zone 1 therefore having a less than 1 in 1000 
annual probability of river or sea flooding in any one year.  Following the completion of 
improvements works to the River Ouse defences the Flood defences meet the 
requirements of PPS 25.  The Drainage Statement submitted to accompany the Reserved 
Matters scheme includes recommendations to raise floor levels a minimum of 600 mm 
above the lowest levels of the site and to consider flood proofing measures of the 
buildings.  The Environment Agencies response is awaited and members will be updated 
verbally at committee.   
 
Foul Water is proposed to be disposed of via public sewer at East Common Lane and with 
pumping stations required.  Surface Water is proposed to be disposed of via the ditch 
network to the east of the site and Roscarr’s Drain (at a restricted rate) which flows to the 
River Ouse.  Yorkshire Water and the Selby District Internal Drainage Board have raised 
no objections to the proposed methods of foul and surface water disposal. 
 
CONCLUSION 
 
The Reserved Matters scheme proposes the erection of 467 dwellings on the Staynor Hall 
Development to which the principle of residential development of this allocated site has 
already been established through the granting of Outline Planning Permission.  However 
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there are a number of outstanding issues that require resolution.  Members will be updated 
at committee with regard to progress with resolving these outstanding issues.   
 
The main issue of contention is the provision of Affordable Housing.  The Reserved 
Matters scheme details a 16.5% provision of affordable housing through a statement that 
assesses the need for affordable housing and methodological shortcomings of policy.  No 
financial evidence on viability has been submitted to justify this reduced provision.  On 
balance it is considered that insufficient information has been submitted to allow the 
District Council to consider the proportion of Affordable Housing included within this 
Reserved Matters Scheme.  A precautionary approach has therefore been taken and it is 
considered that the Scheme is therefore considered to be contrary to the provisions of 
PPS3, policy H4 of the Regional Spatial Strategy and the Developers Contribution 
Supplementary Planning Document.  For these reasons the Reserved Matters scheme is 
therefore contrary to the provision of the Development Plan and there are no other 
material considerations that are considered to be of sufficient weight to warrant approval of 
the Reserved Matters Scheme.  The Reserved Matters Scheme is therefore recommended 
for Refusal. 
 
RECOMMENDATION 
 
This application is recommended to be Refused for the following reasons: 
 
Insufficient evidence has been submitted to allow the District Council to consider the 
reduced proportion of Affordable Housing included within this Reserved Matters Scheme.  
The Scheme is therefore considered to be contrary to the provisions PPS3, Policy H4 of 
the Regional Spatial Strategy and the Developers Contribution Supplementary Planning 
Document. 

                                              58



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

EW

Manor Felde, Barff Lane, Brayton
2009/0054/FUL

                                              59



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



APPLICATION 
NUMBER: 
 

8/20/684/PA 
2009/0054/FUL 

PARISH: Brayton Parish Council 

APPLICANT: 
 

Progress Housing 
Group Ltd 

VALID DATE: 
 
EXPIRY DATE: 

5 February 2009 
 
2 April 2009 

PROPOSAL: 
 

Subdivision of existing residential premises to create four self contained 
units to provide individual assisted residential living accommodation for 4 
adults with learning disabilities. 

LOCATION: Manor Felde 
Barff Lane 
Brayton 
Selby 
North Yorkshire 
YO8 9ET 
 

 
 
DESCRIPTION AND BACKGROUND 
 
A request has been made by Councillor Crane for this application to be heard by the 
Planning Committee on the grounds that the site has caused significant nuisance to 
neighbours and the village in the past and needs conditions to ensure that problems are 
prevented in the future. 
 
The Proposal 
 
This application seeks consent for the sub-division of the existing C3 dwelling house (last 
occupied by six residents living together as a single household) to create four self 
contained C3 units for occupation by adults with learning disabilities.   
 
The four self contained units would all be located on the ground floor of the property and 
would each comprise an en-suite bedroom, kitchenette and sitting area accessed off a 
shared hall.  There would also be a communal kitchen/dining room and a sun lounge 
located on the ground floor.  The upper floor would remain as existing (except for the 
relocation of the staircase) and would provide 2 bedrooms for occasional visitors. 
 
The proposed external alterations to the building are very minor and could be carried out 
under permitted development rights.  These include replacement windows, removal of 
chimneys, alteration to openings, conversion of the garage to residential accommodation 
and the erection of a link extension between the existing garage and the dwelling.  A new 
underground oil tank is also proposed which is also permitted development as its capacity 
is less than 3,500 litres.  
 
The Site 
 
The site is located to the west of Brayton and is approximately 150m outside of 
development limits. 
 
A large detached dormer bungalow with a conservatory to the rear and a detached double 
garage to the site currently occupies the site.  The dwelling is currently vacant and has a 
large garden to the rear and an existing access and car parking/turning area at the front. 
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Relevant Planning History 
 
There is no recent planning history on the site. 
 
CONSULTATIONS 
 
BRAYTON PARISH COUNCIL 
 
Wish to ensure that this accommodation will be for adults with learning disabilities only, 
that neighbours are consulted and that matching materials are used. 
 
ENVIRONMENTAL HEALTH 
 
No comments or objections. 
 
NORTH YORKSHIRE HIGHWAYS 
 
No objections but recommend conditions. 
 
NORTH YORKSHIRE POLICE 
 
Previously Manor Felde has been a major crime generator within the district which 
consumed large amounts of police time investigating crimes and following up missing 
person reports.  This was a major drain on police resources.   
 
Following a recent meeting with the police, the planning case officer, the applicants and 
agents it was made clear that the change of use is for 4 self contained apartments within 
Manor Felde to house adult tenants with learning disabilities.  24 hour carer cover is also 
to be provided on site. 
 
There are no objections to this change of use.  If it is not granted the property could again 
be used to house its previous type of client. 
 
PUBLICITY 
 
There are no immediate neighbours adjoining the site. Site and press notices have been 
posted.  Despite numerous telephone conversations, enquiries and meetings with local 
residents, Councillors and a planning consultant, no written representations had been 
received at the time of writing this report.   
 
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 outside of the development limits of Brayton in the open countryside, 
but not within a Green Belt.  The most relevant policies are considered to be: 
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Selby District Local Plan 
 
DL1 Control of Development in the Countryside 
ENV1 Control of Development 
H2A Managing Release of Housing Land 
 
The key issues are: 
 

1. Principle of Development 
2. Impact on Nearby Residents 
3. Access and Parking 

 
1. Principle of Development 

 
The site lies approx 150m outside of the development limits of Brayton and the proposal 
would create three additional dwelling units on the site. 
 
Policy DL1 sets out the types of development that are acceptable in the open countryside 
and this includes the re-use, adaption or extension of an existing building subject to 
appropriate design and no adverse impact on residential amenity or the character and 
appearance of the area. 
 
Policy H2A seeks to ensure that annual house building requirements are achieved in a 
sustainable manner and states that applications for residential development will only be 
acceptable on previously developed sites and premises within defined development limits. 
 
The site is previously developed land however because the proposal would create 
additional dwellings outside of development limits it is considered to be contrary to Policy 
H2A of the local plan.  The application has been advertised as a departure. 
 
In this case it is considered that there are several material considerations that could justify 
the approval of the application contrary to policy H2A. 
 

i) No new buildings are proposed (with the exception of a very small link extension 
between the existing dwelling and garage which does not require consent).  The 
self contained units would be created within the existing dwelling which would 
also contain communal areas.  The gardens and parking areas would not be 
sub-divided.  As such the proposal would have no significant visual impact on 
the character and appearance of the surrounding countryside. 

ii) The dwelling, which is currently vacant, was last used as a single dwelling, 
housing up to six residents at a time, without the requirement for planning 
permission.  The proposal would result in only four residents at a time occupying 
the property with the assistance of 24 hour carers.  

iii) There is a footpath immediately opposite the site that goes all the way to 
Brayton where there is a good provision of public facilities and public transport.  
The village centre is within reasonable walking distance and as such the 
proposal is not considered to be in a particularly unsustainable location. 

iv) The residents of the proposed self contained units would be adults with learning 
disabilities for which this peaceful location is ideal.  The applicants have been 
made aware of the fact that new market housing outside of development limits 
would normally be unacceptable and as such they are willing to accept 
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reasonable and necessary condition(s) restricting the use/occupancy of the 
building and preventing the sale or let of the self contained units on the open 
market without obtaining further planning consent. 

v) Failure to secure planning permission for the proposed use could result in the 
property reverting to its former use as a single dwelling for residents with 
behavioural or other similar problems.  This use has previously generated 
significant problems for local residents and the local police and as such it is 
considered that the proposal would result in improvements for the local 
community. 

 
For the reasons set out above it is considered that the principle of this proposal should be 
accepted contrary to Policy H2A of the local plan subject to the imposition of suitable 
conditions regarding use/occupancy. 
 

2. Impact on Nearby Residents 
 
The nearest neighbouring properties are over 150m to the east of the site.  The proposal 
would not result in any significant extensions, increase in number of residents or increase 
in traffic.  As such it is not considered that the proposal would have any detrimental impact 
on local residents in the area. 
 
I have been made aware, by residents, local Councillors and the police, of past problems 
associated with the site.  However these problems appear to have been as a result of the 
type of residents, inappropriate management and lack of liaison with the police. 
 
The proposed use is intended for an entirely different type of residents and is supported by 
the police.  As mentioned in the previous section of this report occupancy could be 
conditioned if this was considered reasonable and necessary in planning terms. 
 

3. Access and Parking 
 
There is an existing vehicular access to the site off Barff Lane and an unmarked hard 
standing parking area at the front. 
 
The access would remain the same and it was initially proposed to block pave the hard 
standing and parking areas.   However this raised concerns regarding the potential impact 
on the health and well being of trees along the site frontage.  As such amended plans 
have been submitted that confirm the existing parking and driveway surface will be remain 
the same and that trees will be retained and protected during works.  Whilst the garage is 
to be converted resulting in the loss of two car parking spaces there would still be eight 
spaces, one of which would be for disabled car users.  There would also be a bin storage 
area adjacent to the access. 
 
The Highway Authority has raised no objections but recommend conditions in relation to 
access construction, visibility splays, prevention of mud on the road and on site 
parking/storage during construction.  None of these conditions are considered necessary 
given that the access is existing, the proposal will make no significant change to the type 
and number of vehicle movements to and from the site, building works are fairly minimal 
and there is ample space for storage on the site. 
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CONCLUSION 
 
The application seeks consent for the sub-division of an existing dwelling (C3) to create 
four self contained residential units (C3) for use by adults with learning disabilities, with 
communal facilities and 24 hour carers. The site is previously developed land but lies 
outside of development limits and as such is considered to be contrary to policy H2A of the 
Selby District Local Plan.  However, it is considered that there are material considerations 
to justify the approval of this development which are; no new buildings are proposed, no 
impact on the character and appearance of the countryside, site is in a reasonably 
sustainable location, reduction in number of residents compared to previous use, 
improvements for local community compared to previous use, acceptance of reasonable 
condition(s) to restrict use/occupancy of the proposed residential units. 
 
The proposal is not considered to be detrimental to the residential amenity of other 
dwellings, which are a significant distance away, or to highway safety. 
 
It is considered that the proposal would be in accordance with policies DL1 and ENV1 of 
the local plan and that the material considerations set out above are sufficient to justify 
approval of the application contrary to policy H2A.  
 
RECOMMENDATION 
 
This application is recommended to be Granted subject to the following conditions and 
reasons: 
 
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 four self contained units hereby approved shall be used only for their intended 
purpose (for occupation by adults with learning disabilities and 24 hour care) unless 
otherwise agreed in writing by the Local Planning Authority and non of the units 
shall be sold or let on the open market. 

 
Reason: 
The provision of new market housing in this location would be contrary to policy 
H2A of the Selby District Local Plan. 

 
3. The development hereby permitted be carried out in accordance with the amended 

plans and specifications shown of drawing number 0822-P04A received by the 
Local Planning Authority on 7th May 2009. 

 
Reason: 
To ensure that the health, of existing trees around the site frontage, is not harmed 
and to retain the rural appearance of the site in accordance with Policies DL1 and 
ENV1 of the Selby District Local Plan. 
 

4. No existing trees shall be removed from the front of the site without the prior written 
agreement of the Local Planning Authority and protective fencing shall be erected 
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around the trees prior to any equipment, machinery or materials being brought onto 
the site.  The fencing shall be kept in place until all equipment, machinery and 
surplus materials have been removed from the site. Nothing shall be stored or 
placed in any area fenced in accordance with this condition, fires shall not be lit, and 
ground levels within those areas shall not be altered, nor shall any excavation be 
made, without the prior written consent of the Local Planning Authority. 

 
Reason: 
To ensure that the development does not adversely impact on trees or hedgerows 
which are to be retained, having had regard to Policies DL1 and ENV1 of the Selby 
District Local Plan. 
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APPLICATION 
NUMBER: 
 

8/38/125D/PA 
2009/0013/COU 

PARISH: Hensall Parish Council 

APPLICANT: 
 

SPH Transport Ltd VALID DATE: 
 
EXPIRY DATE: 

16 January 2009 
 
13 March 2009 

PROPOSAL: 
 

Change of Use of land from HGV parking and agriculture to storage of 
caravans and leisure vehicles 

LOCATION: Haulage Yard 
Hazel Old Lane 
Hensall 
Goole 
East Yorkshire 
DN14 0QA 
 

 
 
DESCRIPTION AND BACKGROUND 
 
This application has been referred to the Planning Committee due to number of objection 
letters received. 
 
Site Description 
The site is located to the west of Old Hazel Lane approximately 1kilometre south of 
Eggborough Power Station. It is currently a partly grassed piece of agricultural land and 
partly hard surfaced parking area with planning permission for use as an HGV Parking 
area. To the south of the site are detached residential dwellings and to the north and east 
of the site is open countryside. The site is outside the defined development limits of 
Hensall. The site used to be a landfill site, which has been filled up and restored to 
agricultural and HGV parking use. The site has a boundary treatment of pallisade fencing 
right round the site and some bunds to the west and north of the site. 
 
The Proposal 
The application seeks planning permission for the change of use of land from HGV parking 
and agriculture to storage of caravans and leisure vehicles. The total number of caravans 
and leisure vehicles would be 143. 
 
Further plans indicating landscaping proposals and the layout of the site were submitted. 
The plans indicated that the site would have access road constructed in 100mm hardcore 
base and the storage and other areas a base of 100mm of hardcore and a surface 
dressing of stone chippings. 
 
Planning History 
February 1998- Application (8/38/125B/PA) for use of land for the parking/operation of 
HGV’s and provision of new access road was approved. 
 
Whilst the haulage yard may not currently exist, the development was started by the 
installation and laying out of the access in early 2002. The remainder of the development, 
aside from the access, has not been carried out as yet, and is currently overgrown with 
pieces of scrap vehicle littering areas of the site. 
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February 2002- Application (8/38/125A/PA) for the approval of reserved matters for the 
erection of two dwellings/garage and HGV garage/workshop was disposed of. 
 
May 2006- Application (8/38/125C/PA) for the creation of under chasis vehicle wash was 
refused on the grounds that the number of vehicles using the site would result in a 
significant increase in the number of HGVs using Hazel Old Lane, particularly within the 
close proximity of the dwellings adjacent to the site.  The majority of the vehicles would not 
be under the ownership of the applicant and therefore it was considered that it would be 
impossible to control the direction of vehicular movement through a routeing agreement. It 
was considered that the proposal would result in a significant detrimental impact upon the 
residents on Old Hazel Lane in terms of noise disturbance and it was considered that the 
proposal would be contrary to policies ENV1 and EMP7 of the Selby District Local Plan 
 
CONSULTATIONS 
 
HENSALL PARISH COUNCIL 
Objects to the proposal for the following reasons 
- increase in traffic according to the proposed caravan numbers 
- the earth embankments are not high enough to act as shields bunds 
- the existing hedge provides inadequate visual protection. 
 
HIGHWAYS AUTHORITY-NYCC 
There are no highway objections subject to highway conditions being attached to any 
planning permission granted. 
 
YORKSHIRE WATER SERVICES 
No objections. 
 
KNOTTINGLEY TO GOWDALL INTERNAL DRAINAGE BOARD 
No response was received. 
 
DEVELOPMENT POLICY MANAGER 
No objections. 
 
PRINCIPAL ENVIRONMENTAL HEALTH OFFICER 
In view of the past land use on and/or around the site there is a possibility that 
contamination may be present on or about the site. Selby District Council has not 
conducted investigations on the site to determine whether possible contamination is 
present.  
 
The proposed development is to be located immediately adjacent to existing residential 
properties. The proposal may result in increased traffic and operational noise (resultant 
from the movement and storage of caravans and leisure vehicles) at adjoining residential 
properties. 
 
In order to ensure that the proposed development does not detrimentally impact upon the 
amenity of nearby residential dwellings, environmental health conditions should be 
attached to any planning permission granted. 
 
DEPARTMENT FOR THE ENVIRONMENT, FOOD AND RURAL AFFAIRS 
No response was received. 
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NEIGHBOURS 
The neighbouring residents were consulted by letter and a site notice was displayed 
adjacent to the site to notify the members of the wider public. 10 letters of objections were 
received and raised the following 
- Increase in traffic on Hazel Old Lane 
- No opening hours have been specified. 
- The proposal would have visual impact to the area, as the screening is not 

adequate. 
- The caravans would create noise and disturb the quality of life to the people in the 

area. 
- The caravan site being near residential area would result in increase in crime in the 

area. 
- The proposal would affect the rural aspect of the village. 
- Disposal of sewerage would be a problem in this area as a result of this proposal. 
- No limitation on the opening hours 
- Impact on the right of privacy and peace to the dwellings near to the site 

- Wash facilities could cause contamination and would affect the drainage system in 
the area  

-  concerns were raised with regards to illumination. 
- concerns were raised with regards to the nature of valeting referred to in the 
supporting statement. 
- the site is contaminated 
 
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 of the Regional Spatial Strategy for Yorkshire and the Humber (adopted May 
2008) and the policies in Selby District Local Plan (adopted on 8 February 2005) saved by 
the direction of the Secretary of State. 
 
The application site is located in the open countryside and the application proposes to 
change the use of the site from HGV parking and agricultural land to the storage of 143 
caravans and leisure vehicles. 
 
There are no specific policies relating to the storage of caravans and leisure vehicles in the 
countryside. 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 DL1 
and EMP7 and guidance given in PPS1 and PPS7. 
 
As such the most relevant local planning policies, which to assess the proposal against 
are: 
 
Local Planning Policies 
ENV1- Control of Development. 
DL1 – Control of Development in the Countryside. 
EMP7-Employment Development in the Countryside. 
T2 – Access to Roads. 
VP1 – Vehicle Parking Standard. 
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National Planning Policy Guidance   
PPS1-Delivering Sustainable Development. 
PPS7- Sustainable Development in Rural Areas. 
 
The main issues to be taken into account when assessing this proposal are: - 
1. The principle of the development 
2. Impact on the character and open appearance of the countryside 
3. Impact on highway safety and access to primary road network 
4. Impact on neighbouring residential amenity 
5. Drainage 
6. Contamination 
7. Crime 
 
1. Principle of Development 
The site is currently an open field surrounded by landscaping to the northern and southern 
sides of the site and palisade fencing right round the site. The immediate area is open 
agricultural land and open countryside with housing placed to the south of the site. The 
application proposes to change the use of the site from HGV parking area and agricultural 
land to caravan and leisure vehicles storage. Policy DL1 permits countryside development 
providing that it meets one of the four criteria.  Policy DL (1) requires development to be 
appropriate in a rural area. Sites for touring caravans and their storage are generally 
located in the countryside and there are a number of sites within the District.  It would not 
be desirable for important employment sites in and around urban areas to be used for 
caravan storage, which would take up a large area of land and generate only a small 
number of jobs. 
 
 The principle of the change of use of land to the proposed use in this location would be 
acceptable as it is considered that the nature of the development would not be appropriate 
within defined development limits and it is not considered sufficient space would be 
available.  It is therefore considered that the use is acceptable in a rural area and therefore 
in accordance with Policy DL1 of the Selby District Local Plan. 
 
2. Impact on the character and open appearance of the area 
The site has views to the north and east and would be visible on approach to the part of 
Hensall from the north. There is existing bund and landscaping to the south of the site, 
shielding the site for the residential dwellings which lie to the south of the site. As such it is 
considered that the site would be hidden from the view of the neighbouring residents (to 
the south) by an acoustic bund. The site would also be screened from the western views 
as there is an existing bund along the west and it is further proposed to have landscaping 
scheme on this western boundary.  Notwithstanding this the site would have views from 
the north and east however a landscaping scheme submitted indicates that a hedge would 
be planted along the palisade fencing on the northern boundary. It is considered that the 
proposed landscaping scheme together with the 2.4-meter high palisade fencing would 
limit the views to the site.  Although 143 caravan and leisure vehicles are proposed to be 
parked on site, it is considered that by virtue of the height of the caravans (about 3 metres 
high) and an organised parking layout, the proposal would not impact detrimentally upon 
the character and appearance of the open countryside. Furthermore it is considered that 
the lie of the land making it less visible from the surrounding area than would be expected 
as such the proposal would not have a significant impact on the character of the area. The 
proposed use would be fairly inconspicuous in long distance views across the countryside 
and would be unobstrusive, and would not impact upon the character and appearance of 
the immediate area or the countryside. 
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The proposal for a further landscaping scheme indicated on the application would mitigate 
any harm to the character and open appearance of the countryside that might occur 
 
It is considered that the proposal would be in accordance with policies DL1 and EMP7 of 
the Selby District Local Plan. 
 
3. Impact on highway safety and access to primary road network 
This application would use the existing access road to give direct access onto the Hazel 
Old Lane. The Highways Officer has not objected to the proposed access arrangements 
subject to highways conditions. 
 
Many residents have objected to the proposal on the basis that it would lead to an 
increase in the number of vehicles using Hazel Old Lane, and therefore detrimental to 
highway safety. It is considered that although the proposal will involve extra vehicles 
accessing the site it is considered that vehicle journeys are likely to be dispersed due to 
the individual patterns of holidaymakers, which would determine the pick up and dropping 
of the caravans and leisure vehicles. Although the road (Old Hazel Lane) in the vicinity of 
the site is typical of a rural area however this leads directly onto A19. As such it is not 
considered that the proposal would be prejudicial to highway safety generally.  Some of 
the conditions suggested by the Highways Officer are considered to be unnecessary and 
unreasonable, as the proposal would be using the existing access and egress, which was 
improved to highways standards in line with approval 8/38/125B/PA. 
 
It is considered that the proposal would be in compliance with Policy EMP7 (4) of the 
Selby District Local Plan. 
 
4. Impact on neighbouring residential amenity 
Although touring caravans are used throughout the year, the predominant use would be in 
the summer months and at weekends.  The number of times that most people use their 
caravans is restricted by other commitments hence the need for storage.  It is extremely 
unlikely that any significant number of owners would be collecting or returning their 
caravans from the site at the same time or that there would be a significant number of 
vehicular movements to and from the caravan storage area per day.  Most caravan sites 
are located in rural areas served by rural roads.  The road is of sufficient width to allow two 
vehicles to pass; therefore it is considered unlikely that drivers would have any problems 
accessing this site.   
 
Notwithstanding the above it is acknowledged that the proposal is likely to generate an 
element of noise in terms of increased vehicular movements in the area, and a residential 
property lies approximately 55m from the site, therefore it is important to assess the impact 
of the proposal upon the amenity of the residents of that property. The Principal 
Environmental Health Officer has not objected to the proposal but has raised concerns 
regarding the noise that may be generated by vehicles using the site. The Principal 
Environmental Health Officer acknowledges that the noise issues could be mitigated by 
attaching conditions to any approval requiring a detailed scheme to control noise (which 
would be assessed and approved if it is considered to the appropriate) and operational 
hours conditions to limit the business activity on site. As such it is considered that the 
passing of vehicles towing caravans would not result in any significant level of disturbance 
to neighbouring properties due to the sporadic nature of caravan movements 
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It is therefore considered that subject to conditions relating to noise scheme and 
operational hours condition the proposal would not significantly affect the amenities of the 
nearby residential dwellings. 
 
In terms of overlooking to the neighbouring residential properties, the proposal is for the 
storage of caravans and leisure vehicles, which would not provide permanent residential 
status of the site. The existing boundary and the proposed landscaping scheme would 
shield the site from neighbouring residential properties as such would not cause any harm 
to their amenity. The proposed landscaping scheme and the existing landscaping would 
provide adequate screening of the and site as such it is considered that the proposal 
would be in compliance with Policy EMP7 of the Selby District Local Plan. 
 
5. Drainage 
The site is not in a flood risk zone and Yorkshire Water has not objected to the proposal. 
 
Comments from the neighbours regarding the drainage and sewerage systems in the area 
would not cope with such a development are noted. However the proposal is for storage of 
caravans and leisure vehicles as such it is not considered that the people using the site 
would intensively use the reception site office toilet to cause detrimental impact on the 
sewerage disposal in the area. The applicant has stated in the accompanying documents 
that proposed toilet would be connected to a sealed cesspit, which would be periodically 
emptied. However cesspit would be used where discharge treatment plants and mains 
drainage are unfeasible. The details of such a scheme would be controlled by a condition. 
 
It is therefore considered that the drainage scheme in the area would not be significantly 
affected by the proposal as such would not cause any disamenity to the properties in the 
vicinity. The proposed change of use would be acceptable in terms of drainage and waste 
disposal 
 
6. Contamination 
The site used to be a landfill site, which has been filled up and restored to agricultural and 
HGV parking use. The plans indicate that access road base construction would consist of 
100mm hard base and that the caravan storage would have a surface dressing of stone 
chippings. It is considered that the proposed scheme would reduce the impact of 
disturbance of the ground.  It is considered that a condition relating to contaminated land 
investigation would be attached to any permission granted to enable the applicant to carry 
out further investigation on the possible impacts that the proposal would have to the use of 
application site. 
 
7. Crime. 
The immediate residents raised concerns relating to crime in the area that would be a 
result of this proposal. The plans indicate that a site office would be erected on the site 
and comprehensive CCTV would be provided together with an operational security guard. 
It is not considered that the proposal would result in an increase of crime in this area. 
There is no evidence to suggest otherwise. 
 
CONCLUSION: 
 
The application has been assessed against the Selby District Local Plan Policies ENV1, 
DL1 and EMP7 and the guidance in PPS1 and PPS7. It is considered that the proposal is 
acceptable in principle. 
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It is considered that in terms of the impact to the open countryside, the proposal would not 
have a significant detrimental impact to the character of the area due to the existing 
landscaping and screening and proposed landscaping. Although the proposed storage 
would be visible on Hazel Old Lane, the stored caravans and leisure vehicles by virtue of 
the scale and size would not be overdominant features in the countryside, due to the 
proposed bunds and landscaping. 
 
It is considered that although the proposal would result in the intensification of use of 
Hazel Old Lane, it would not create conditions prejudicial to highway safety and it is not 
considered that the proposal would impact significantly to the neighbouring residential 
properties.  
 
RECOMMENDATION: 
 
This application is recommended to be Granted subject to the following conditions: 
 
 
01. 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. 
 

02. The development hereby permitted shall not be carried out otherwise in complete 
accordance with the approved plans and specifications received on the 11th May 
2009 

- Drawing 02/A 
- Drawing 04 
- Drawing 05 

    
 Reason: 
 To ensure that no departure is made from the details approved and that the whole of 

the development is carried out, in order to ensure the development accords with 
Policy ENV1 

 
03. Prior to the development commencing a scheme to control noise shall be submitted in 

writing to and approved by the Local Planning Authority. The agreed scheme shall be 
employed throughout the use of the development. 

    
 Reason: 
 In the interests of residential amenity 
 
04. The delivery and collection of caravan and leisure vehicles to the proposed 

development shall not operate other than between the hours of 08:00hours to 18:00 
hours Mondays to Fridays (inclusive) and from 08.00 hours to 17:00 hours Saturdays 
and 09:00 hours to 16:00 hours on Sundays or Bank or National Holidays 

  
 Reason:  
 To safeguard the residential amenities of the occupiers of neighbouring properties, in 

accordance with Policies ENV1 and ENV2 (A) of the Selby District Local Plan 
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   05 No development approved by this permission shall be commenced until a scheme for 
the provision of surface water drainage works and foul disposal has been submitted 
to and approved in writing by the Local Planning Authority.  The drainage works shall 
be completed in accordance with the details and timetable agreed and shall 
thereafter be retained for the lifetime of the development. 

  
 Reason: 
 To prevent the increased risk of flooding by ensuring the proper provision of a 

satisfactory means of surface water disposal. 
 
06.    Before the proposed development is first brought into use the approved landscaping 

scheme (Drawing 04) shall be carried out in its entirety. 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. The scheme shall thereafter be retained for the lifetime of the 
development. 

  
Reason: 

 To safeguard the rights of control by the Local Planning Authority in the Interests of 
amenity having had regard to Policies ENV1 and ENV21A of the Selby District Local 
Plan. 
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South Milford Surgery, High Street, South Milford
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APPLICATION 
NUMBER: 
 

8/57/61P/PA 
2009/0004/FUL 

PARISH: South Milford Parish Council 

APPLICANT: 
 

Dr Lisa Hildore VALID DATE: 
 
EXPIRY DATE: 

19 January 2009 
 
16 March 2009 

PROPOSAL: 
 

Single storey extension to existing surgery building and reconfiguration of 
car park 

LOCATION: The Surgery 
14 High Street 
South Milford 
Leeds 
West Yorkshire 
LS25 5AA 
 

 
 
DESCRIPTION AND BACKGROUND 
 
The Site 
The site is located centrally within South Milford settlement within an area characterised 
primarily by residential uses. The site is an existing Doctors Surgery situated to the north 
of High Street. The existing property is constructed in red brick under a slate roof. 
 
The Proposal 
The proposal is for the erection of a single storey extension to existing surgery building 
and reconfiguration of the car park. 
 
Planning History 
The recorded planning history to the site reflects its use as a Doctors Surgery. None of 
which is considered to be of particular relevance in the determination of this application. 
 
CONSULTATIONS 
 
PARISH COUNCIL 
No objections. 
 
HIGHWAYS AUTHORITY 
No objections, recommend a condition be attached to any approval granted to ensure on 
site provision of parking and materials storage during the construction period. 
 
PRINCIPAL ENVIRONMENTAL HEALTH OFFICER 
Advise an appropriate condition be attached to assess the proposals impact upon Mill 
Dyke and a mitigation strategy to ensure adequate drainage to the site remains. 
 
NEIGHBOURS 
All immediate neighbours were informed by letter and a site notice was erected. Three 
representations were received. The representations raise the following comments: 
 

- Traffic congestion 
- Impact of the proposed extension upon the adjacent property 

                                              80



- Flood risk 
- Inadequate parking provision 
- Impact upon the amenity of the adjacent Row of terraced dwellings, by the proximity 

of the car parking 
- Overlooking from the Surgery 
- Site security 
- Request a condition be attached to any approval to prevent the sale of goods other 

than prescription and non prescribed medicine 
 
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. 
 
Selby District Local Plan Policies considered to be relevant in the determination of this 
application include: 
 
ENV1 – Control of Development 
CS1 – Health Care Facilities 
 
The key issues in the determination of this application are considered to be: 
 

1) The principle of development 
2) The impact of the proposed development upon the character and form of the 

area 
3) The impact of the proposed development upon the residential amenity of 

adjacent occupiers 
4) Other Issues 

 
1) The principle of development 
The proposal is for the extension of an existing medical facility within defined development 
limits, where there is an existing established need. As such the proposal is considered to 
be acceptable in principle in accordance with Criteria 1 and 2 of Policy CS1 of the Selby 
District Local Plan 
 
2) The impact of the proposed development upon the Character and Form of the 
Area 
The proposed extension follows the design of the existing Doctors Surgery and is not 
considered to result in an incongruous addition to the detriment of the character of the 
area. As such the proposal is considered to be in accordance in this respect with criteria 1 
and 4 of Policy ENV1 of the Selby District Local Plan. 
 
3) The impact of the proposed development upon the residential amenity of adjacent 
occupiers 
The proposal is for the erection of a single storey extension to the front of the existing 
Surgery. The proposal does not result in any habitable accommodation and is not 
considered to result in any significant levels of overlooking to the detriment of the adjacent 
occupiers. The proposal would result in the reconfiguration of the car parking to the site 
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and the reduction in the width of the existing hedgerow to the east. The proposal does 
however retain the existing eastern boundary wall to the row of terraced dwellings. The 
existing hedgerow is of a height similar to that of the boundary wall it is therefore 
considered that the reduction in the width of this hedgerow, and reconfiguration of parking 
provision would not have a detrimental impact upon the occupiers of adjacent properties 
over and above that currently experienced. It is therefore considered that the proposal 
would not result in an impact upon the residential amenity of the adjacent occupiers over 
and above that currently experienced on site. The proposal is therefore considered to 
comply in this respect with Policy ENV1(1) of the Selby District Local Plan. 
 
4) Other issues 
 
Flood Risk 
The site is located in Floodzone 3.  The Environment Agency standing advice states that 
the  
 
“Floor levels in the proposed development will be set no lower than existing levels and 
flood proofing of the proposed development has been incorporated where appropriate.  
 
or 
 
Floor levels within the extension will be set 300mm above the known or modelled 1 in 100 
annual probability river flood (1%)…This flood level is the extent of the Flood Zones.” 
 
It is considered that a suitable condition can be attached to any approval granted to ensure 
floor levels are set no lower than existing and require approval of suitable flood resilience 
techniques to be included in the development.  
 
The Principal Environmental Health Officer requests a suitable condition be attached to 
any approval granted to ensure that any increase in surface water run off from the site is 
adequately mitigated against. Subject to appropriate conditions it is considered that the 
proposal is acceptable in regards to flood risk. 
 
Highways Safety 
A number of objections were received in relation to highways safety and car park 
provision. The Highways Authority have been consulted on the proposed development and 
raised no concerns on highways safety grounds or on the parking provision within the site. 
As such the proposal is considered to comply in this respect with Policy ENV1(2) of the 
Selby District Local Plan.   
 
Objections were received in relation to the site security and the potential impact of the 
proposed development and that the site is vulnerable to being targeted by criminal activity 
by virtue of its use. However no evidence has been put forward to substantiate this claim. 
Many surgeries are located within residential areas and there is no feature of the scheme 
that would make it particularly vulnerable to criminal activity over and above that of the 
existing site or other similar sites. It is considered that the proposed extension would not 
result in the site being anymore vulnerable to criminal activity.  
 
CONCLUSION: 
Having had regard to the development plan, all other relevant local and national policy and 
all other material planning considerations, it is considered that the proposal would not have 
a detrimental impact upon the character of the area in which it is sited, and would not 
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result in significant detrimental impacts upon the residential amenity of adjacent properties. 
The proposal is therefore considered to be in accordance with policies ENV1 and CS1 of 
the Selby District Local Plan. 
 
RECOMMENDATION: 
 
This application is recommended to be approved 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. Prior to construction commencing a survey of the private water course which runs 

adjacent to the development site shall be carried out and a report submitted in 
writing to the Planning Authority. The report shall detail any detrimental effect the 
proposed development may have on the private water course and include any 
remedial works required to ensure the development does not increase the risk of 
localised flooding. Any such works shall be carried out prior to construction 
commencing. 

  
Reason:  
In the interests of amenity of the residents of existing residential dwelling. 

 
3. 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 extension hereby approved 
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. 

 
4. The floor levels of the extension hereby approved shall be set no lower than the 

existing levels of the Surgery building.  
 
 Reason: 

To ensure the development is flood resilient. 
 
5. Prior to the commencement of the development hereby approved a scheme for the 

flood proofing of the development shall be submitted to and approved in writing by 
the Local Planning Authority. The approved development shall be implemented in 
accordance with the approved scheme.  
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Reason: 
To ensure the development is flood resilient. 
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APPLICATION 
NUMBER: 
 

8/19/1736/PA 
2009/0162/FUL 

PARISH: Selby Town Council 

APPLICANT: 
 

Mr Colin Simpson VALID DATE: 
 
EXPIRY DATE: 

4 March 2009 
 
29 April 2009 

PROPOSAL: 
 

Retrospective application for the retention of a 1800mm high close 
boarded timber fence 

LOCATION: 1 The Haven 
Selby 
North Yorkshire 
YO8 8BJ 
 

 
 
DESCRIPTION AND BACKGROUND 
 
The Proposal 
 
This application seeks full planning consent for the retention of a 1.8m high timber 
boundary fence adjacent to the existing dwelling at 1 The Haven. 
 
The Site 
 
The site is located on a prominent corner plot on a new open plan housing estate.  The 
estate comprises high density 3 storey town houses with parking at the front and has little 
landscape or amenity value.  There is a children’s play area to the rear of the site and a 
small area of public open space opposite the front of the property. 
 
Planning History 
 
8/19/1451/PA - Proposed residential development of 206 units consisting of 132 
apartments and 74 dwellings, the re-instatement of a public footpath and the provision of 
associated access and parking arrangements - 19.03.2004 
 
CONSULTATIONS 
 
SELBY TOWN COUNCIL 
 
Initially raised no objection but following the receipt of further information a further 
response was submitted objecting on the grounds that the original approval was for a knee 
high open fence that retained the intended open nature of the development.  Retention of 
the fence would be contrary to policies ENV1/21/SEL7 which urge retention of open space.  
Urge refusal of this application and enforcement action to removal the fence.  Understand 
that this is not the only breach of planning permissions in this location and allowing 
retrospective applications will set a precedent for future similar applications. 
 
NORTH YORKSHIRE HIGHWAYS 
 
No objections. 
 
BRITISH WATERWAYS 

                                              87



 
No comments. 
 
PUBLICITY 
 
Neighbours have been consulted by letter and a site notice has been posted.  Eight 
individual letters of objection have been received plus a further two objection letters, one 
containing five signatures and one containing nine signatures.  Three letters of support 
have also been received. 
 
The objections raise the following issues: 
 

• Contrary to policy ENV1 
• Fence is not in keeping with the character of the development 
• Character of estate lost by fences enclosing green space and landscaping  
• Loss of open space, open plan layout and landscaping 
• Development has very little open space/landscaping in comparison to other new 

developments in Selby 
• Close to conservation area 
• Development is in breach of original planning conditions relating to boundary 

treatment 
• Contrary to policies SEL/7 and ENV21 which original development was assessed 

against 
• This is one of many planning breaches on site relating to incorrect boundary 

treatments and house details etc which have made development a lower quality 
than expected 

• Approved knee high rail was erected and then replaced with current fence after all 
properties sold and developers moved off site 

• Fence affects character of development due to its height, colour, design and 
location up to the pavement and is highly visible at entrance to The Haven 

• Site entrance no longer has any aesthetic appeal  
 
The issues raised in support of the application are: 
 

• Fail to see why this has become such a big issue / objections are a joke 
• There has always been a fence it has simply moved a few metres to the side 
• The fence being painted green improves its appearance 
• Fence does not affect the character of the estate 
• Resident of no. 1 had to maintain the area it was not public open space or publicly 

maintained 
• The reason for the fence is to protect the occupier’s children from witnessing 

inappropriate behaviour (including violence) at nearby sites/properties and to 
protect the property from litter (including glass, needles, used contraceptives etc), 
dog waste and other abuse/vandalism 

• The fence is a good security barrier  
• The main objector/petitioner is jealous as she previously intended to purchase this 

plot until being told the garden could not be enclosed 
• Parish Council changed their opinion without knowing all the facts or consulting the 

site owner 
• Refusal of this application would be punishing the current owner of the site not 

Barratts 
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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 on a new housing estate within development limits and the application 
relates to the retention of a boundary fence.  The most relevant planning policy is 
considered to be Policy ENV1 of the Selby District Local Plan.  Other policies that have 
been referred to by neighbours were previously taken into account when determining the 
application for the whole estate however they are not considered to be directly relevant to 
the current application. 
 
Criteria 1 of Policy ENV1 relates to the character of the area and criteria 4 relates to the 
standard of layout, design and materials in relation to the site and its surroundings. 
 
The character of the area (The Haven) can be defined as an open plan housing estate 
comprising high density, three storey town houses, with parking at the front.  There is very 
little soft landscaping and the street scene appearance is very urban and very bland. 
 
At the entrance to The Haven there is 1.8m high timber fencing similar to that which is the 
subject of this application.  However the fences adjacent to the estate entrance are set 
back from the footpath and have grass verges and planting in front of them, which soften 
their appearance. 
 
Further into the estate other prominent plots have been bounded either by brick walls with 
timber infill panels, or fencing that is set back from the pavement with soft landscaping in 
front.  Whilst the brick walls with infill panels are also very prominent, particularly when 
located right up to the edge of the footpath, they are at least of higher quality design and 
materials.  The standard 1.8m fencing applied for in this application is generally used on 
less visible boundaries at the rear of properties and between dwellings etc.  A similar 
application was recently refused on a new estate in Brayton (2008/0060/FUL - 106 Moat 
Way). 
 
Original plans for The Haven development show that this plot was intended to have a 1.8m 
high fence running parallel to the side of the house within about 1m of the garage.  Whilst 
the remaining land was intended to be additional garden land for this plot (and not public 
open space) it was proposed to be bounded by a knee rail fence that retained the open 
plan nature of the development. 
 
24 The Haven has a similar enlarged garden with a 1.8m high fence which in parts abuts 
the pavement.  However it is my understanding that this may be another one of many 
complaints in relation to the estate that is being investigated by the Planning Enforcement 
Team.  This site is also in a less prominent location and has the benefit of some 
landscaping and therefore should not be used as a precedent for permitting other 
developments of a similar nature. 
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CONCLUSION 
 
The design, materials and positioning of the boundary fence right up to the highway 
boundary are not in keeping with the open plan nature of the housing estate and is 
considered to detract from the character and appearance of the area contrary to policy 
ENV1 of the Selby District Local Plan. 
 
RECOMMENDATION 
 
This application is recommended to be Refused for the following reasons: 
 
The site is located in an area intended to be open plan and the design, materials and 
positioning of the boundary fence right up to the pavement are considered to detract from 
the character and appearance of the area.  As such the approval of this application would 
be contrary to policy ENV1 of the Selby District Local Plan. 
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APPLICATION 
NUMBER: 
 

8/19/657E/PA 
2008/1080/FUL 

PARISH: Selby Town Council 

APPLICANT: 
 

J D Wetherspoon VALID DATE: 
 
EXPIRY DATE: 

10 October 2008 
 
5 December 2008 

PROPOSAL: 
 

Erection of a single storey extension to the rear, with beer garden 
following demolition of existing two storey building including the 
relocation of fire escape around new extension 

LOCATION: YMCA Charity Shop 
4 - 6 New Lane 
Selby 
North Yorkshire 
YO8 0QB 
 

 
 
DESCRIPTION AND BACKGROUND 
 
The Proposal 
 
Planning consent is sought for the erection of a single storey extension with beer garden to 
the rear elevation. An existing two-storey building to the rear of the building is to be 
demolished. The proposed extension measures 7.1 metres by 5.2 metres and would have 
a maximum height of 4.6 metres. The beer garden would have an area of 8.2 metres by 
5.2 metres; 2.3-metre high fencing would enclose the beer garden. The two storey 
extension to the rear which is to be demolished measures approximately 16 metres in 
length by 4.4 metres in width and measures 6 metres in height. 
 
The Site 
 
The existing building is two storeys with a flat roof. The building fronts New Lane, Selby 
and attached to the northern elevation of the building is a solicitor’s office. The site is 
situated within the Conservation Area and faces the Market Cross Shopping Area. To the 
rear of the site is a yard area, which then backs on to residential properties. To the north, 
east and south of the site are commercial properties. A public right of way runs from the 
side of the building through to Gowthorpe. 
 
HISTORY  
 
8/19/657D/PA Change of Use of A1 retail unit to A4 public house at 4-6 New Lane Selby 
was permitted in 2008 
 
8/19/657C/PA - Conservation Area Consent for the demolition of existing timber plant 
room to first floor roof level at 4-6 New Lane Selby was permitted in 1993.  
 
8/19/657B/PA - Proposed repair and refurbishment of part of existing shop premises and 
store following damage by fire at 4-6 New Lane Selby was permitted in1993. 
 
CONSULTATIONS 
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NORTH YORKSHIRE POLICE:  
Have no objections to the proposal.  
 
NORTH YORKSHIRE COUNTY COUNCIL ARCHAELOGY:  
The site has no archaeological constraint.  
 
ENVIRONMENTAL HEALTH:   
Cannot support the provision of a beer garden as there will be a loss of amenity due to 
noise.  It is unlikely that this level of noise can be mitigated satisfactorily. 
 
PARISH COUNCIL: No objections  
 
SELBY CIVIC SOCIETY: Notes that the application provides no detail of the intended 
appearance of the New Lane frontage.  
 
Expect officer’s to ensure that the applicant meets the requirements laid down in the Shop 
front design guide as the property is within the Conservation Area. 
 
PUBLICITY: Neighbours have been consulted by letter and a site notice has been posted. 
 
A site notice was posted and consultation letters sent to adjacent neighbours.  5 letters of 
objection were received which rasied the flowing concerns 
 
Impact on residential amenity due to noise levels 
Loss of light from two-storey chimney 
Litter 
The proposal would result in drunk and disorderly behaviour and vandalism. 
 
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 of the Regional Spatial Strategy for Yorkshire and the Humber (adopted May 
2008) and the policies in the Selby District Local Plan (adopted on 8 February 2005) saved 
by the direction of the Secretary of State 
 
The planning guidance and development plan policies relevant to this application are listed 
below. 
 
Relevant National Guidance 
 
PPS6 – Town Centres 2005 
 
Selby District Local Plan 
 
SEL/8 Retail Floor Space in Commercial Centre 
ENV1 Control of Development 
ENV25 Control of Development in Conservation Areas 
 
ASSESSMENT 
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The site is located within the Shopping and Commercial Centre of Selby Town. It is 
considered that the main policies the application should be assessed against are policies, 
ENV1, SEL/8 and SEL/10 of the Selby District Local Plan. The site is also located within 
the Conservation Area and therefore policy ENV25 is applicable. The change of use of the 
site to A4 Drinking Establishments has previously been approved. The beer garden and 
extension was removed from this application to avoid confusion.  
 
It is considered that the key issues in this application are  
 
1. Impact on the Residential Amenity of Neighbouring properties 
2. Impact on the Character and Appearance of the Area and the Conservation Area   
 
1.-Impact on the Residential Amenity of Neighbouring properties 
 
Residential properties are sited to the back of the site and comprise the rear of the 
properties along Audus Street backing on to the service yard. A building has recently been 
constructed to the west of the site and has its side elevation sited on the boundary of the 
site 5 metres from the back of the building to be converted. The building is a mixed used 
development with an architects office and residential living accommodation. The building 
has no garden area and the land associated with it is used as car parking. The rear yards 
of the properties along Audus Street are sited approximately 18 metres from the building to 
be converted. To the north, south and east of the site are commercial properties.  The 
Environmental Health Officer has objected to the proposal referring to their previous 
comments. However they did not object to the previous application and stated that the 
Licensing Act will protect residential amenity in relation to noise emissions. 
 
It is considered that the proposal would attract more activity and noise to this area. 
However it is considered that residents wishing to live in the town centre would expect to 
experience some noise disturbance. In addition it is noted that the yard to the rear of the 
building could be used without permission for purposes ancillary to the main use. This 
includes the provision for smokers and the outdoor consumption of drinks. The extant 
permission for the public house did not give consent for a beer garden, this was due to the 
of lack of elevational details not due to amenity considerations. This would not prevent the 
use of the land; merely the physical nature of the “garden”. In this respect it is concluded 
that the details relating to the proposed fencing are acceptable and that the proposal 
would not generate additional noise over and above the existing consent. It is therefore 
considered that this proposal would not have any additional impact on the living conditions 
of neighbouring properties. The proposal is therefore considered to be acceptable and in 
accordance with policy ENV1 of the Selby District Local Plan.  
 
 
2. Impact on the Character and Appearance of the Area and the Conservation Area   
 
The application is for a single storey extension to the rear of the application building that 
would not effect the principal structure. The proposed extension would be lower in height 
than the existing building and as such would not be visible within the streetscene. The 
area to the rear of the site is currently untidy and the proposal is considered to smarten up 
this area as it would facilitate the previously approved change of use application.  
 
The design would be in keeping with the rear of the existing building in terms of scale and 
fenestration and details of materials would be required to be agreed by condition. The 
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proposal is therefore considered to be acceptable and would not affect the character of the 
Conservation Area. The proposal is therefore in accordance with ENV1 and ENV25 of the 
Selby District Local Plan.  
 
 
CONCLUSION 
 
It is considered that the proposal is acceptable in principle. It is considered that the 
proposal would not have a significant impact on the living conditions of neighbouring 
properties. The proposed extension would not impact on the character of the area or the 
character of the conservation area. It is considered that the proposal would facilitate the 
redevelopment of this site, which would enhance the appearance of the area and improve 
the vitality and viability of the shopping centre thereby playing an important role in the 
regeneration of Selby. It is therefore considered that the proposal is acceptable and 
accords to policies ENV1, ENV25, SEL/8 and SEL 10 of the Selby District Local Plan. 
 
RECOMMENDATION: 
 
1) This application is recommended to be APPROVED subject to the following conditions:  
 
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) All noise and other emissions resulting from processes or installations at the buildings, 
the subject of this application, shall be treated to the satisfaction of the Local Planning 
Authority.  Details of noise attenuation and/or extract systems shall be submitted to and 
approved in writing before the use of the buildings commence.  The approved scheme 
shall be maintained throughout the life of the development. 
 
Reason: To protect the amenity of the area. 
 
3) Prior to the commencement of development details of the materials to be used in the 
construction of the exterior walls and roof of the extension 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 ENV24 of the Selby 
District Local Plan. 
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APPLICATION 
NUMBER: 
 

8/25/121/PA 
2009/0069/FUL 

PARISH: Drax Parish Council 

APPLICANT: 
 

Mr Stephen Hardy VALID DATE: 
 
EXPIRY DATE: 

3 February 2009 
 
31 March 2009 

PROPOSAL: 
 

Erection of a detached garage and hay store 

LOCATION: Windy Ridge 
147 Main Road 
Drax 
Selby 
North Yorkshire 
YO8 8NJ 

 
 
DESCRIPTION AND BACKGROUND 
 
The Site 
 
The site is the rear garden of 147 Main Road Drax. To the north of the site is a grassed 
paddock area. The boundaries marking the site consist of a 2-metre high mature beech 
hedge. The proposed garage would be located behind an existing brick built garage. 
 
The Proposal 
 
Planning consent is sought for the erection of a detached double garage and hay barn to 
the rear of 147 Main Road Drax. The proposed building would be clad in green PVC 
coated box section steel sheets. The proposed building would measure 13.720 metres by 
9.150 metres. The building would measure 4.575 metres to the eaves and 5.8 metres to 
the highest point and would have a pitched roof. The hay barn would be open fronted and 
the garages would have roller shutter doors.  
 
HISTORY  
 
There is no recent planning history that is relevant to this application 
 
CONSULTATIONS 
 
DRAX PARISH COUNCIL 
The proposed building is outside the defined development limits the parish council 
therefore object to the proposal  
 
HIGHWAYS 
No objections subject to conditions  
 
PUBLICITY: 
NEIGHBOURS: 
 
 A site notice was posted and consultation letters sent to adjacent properties. 4 Letters of 
objection were received which raised the following concerns:- 
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The proposed height of 6 metres would totally dominate the area  
 
Materials are not in keeping with other existing structures in the locality 
 
Concerns regarding second access 
 
Potential industrial purpose in the future 
 
The proposed building is located outside the village development limits 
 
The site is agricultural land rather than garden  
 
The proposal would set a precedent 
 
 
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 outside the defined development limits and within an area of open 
countryside.  
 
The following policies are considered to be relevant to this proposal: 
 
Selby District Local Plan: 
 
ENV1 Control of Development 
DL1 Control of Development in the Countryside 
 
The key issues are considered to be: 
 
1) Principle of Development  
2) Impact on residential amenity  
3) Impact on the open countryside  
4) Highway safety  
5) Flooding and Drainage 
6) Protection for future industrial use  
 
1) Principle of Development  
 
The site is located outside of the defined development limits of drax and therefore within 
the countryside. Development within the countryside should be strictly controlled to protect 
the countryside, at least for its own sake. Policy DL1 of the Selby District Local Plan 
provides the criteria with which to assess whether proposals are acceptable in principle 
within the countryside.  
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Criteria 1 of Policy DL1 allows development which is appropriate within a rural area. In this 
respect it is noted that the building is located within residential curtilage. Buildings within 
residential curtilage can be appropriate in principle in rural areas. Indeed the use of 
buildings subject to size criteria is permitted for purposes incidental to the enjoyment of a 
dwelling house. The use of the proposed building is for the storage of hay cut from the 
garden, the garaging of a caravan and the storage of machinery. All these functions are 
capable of being incidental to the enjoyment of the dwelling and there is no evidence to 
suggest that they would be otherwise by virtue of the design and size of the proposed 
buildings. Therefore it is concluded that in this instance, given the residential curtilage 
nature of the site, the proposal is appropriate to this countryside location. As such this 
proposal would be acceptable in principle and in accordance with Policy DL1 of the Local 
Plan.  
 
2) Impact on Residential Amenity  
 
The proposed garage is proposed to be sited 21 metres from the rear of the applicant’s 
property. The nearest neighbouring property to the south of the sire is located 21 metres 
from the proposal. The nearest property to the north is No 8 Read Close this is located 27 
metres from the garages. Due to the nature and scale of the garage the distances above 
are considered acceptable and the proposal would not impact in terms of overshadowing 
and overlooking.  
 
The neighbours concerns regarding noise and dust from the site are matters that should 
be reported to Environmental Health for investigation should they occur. The hay barn is to 
be fairly small and will house hay from a small paddock, which is located on land adjacent 
to the proposed building.  
 
The proposal would be served by a new access and by virtue of its distance from the 
nearest dwelling would have no adverse impact on residential amenity. 
 
It is therefore considered that the proposal is in accordance with policy ENV1 of the Selby 
District Local Plan.  
 
3) Impact on the open countryside 
 
The garage would be sited behind an existing garage and behind the existing dwelling 
views of the garage would be limited from Main Road due its positioning.  The proposed 
garage would not be in a prominent location and therefore not a visually intrusive element 
in the streetscene. Also the garage would not be seriously out of scale with the site or its 
surroundings. It is also considered that due to its position of the proposal would not 
significantly impact on the character of the open countryside the materials to be used are 
also considered to be acceptable.  
 
It is considered that the proposal is acceptable and the character and appearance of the 
open countryside would be preserved in accordance with criterion 4 of Policy ENV1 of the 
Local Plan. 
 
4) Highway safety  
 
A new access is to be constructed to the north of the applicants dwelling. The Highways 
Officer has no objections to the new access subject to conditions. It is therefore 
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considered that the access is acceptable and in accordance with policy ENV1 of the Selby 
District Local Plan. 
 
5) Flooding and Drainage 
  
The site is in Flood Risk Zone 2, which according to PPS25 Annex D Zone 2 is medium 
Probability. A Flood Risk Assessment accompanies the application. The flood risk 
assessment has given some flood risk mitigation measures. The applicants have 
confirmed that the finished floor levels of the building are to be 150mm above ground level 
and that the building would have a concrete floor. It is considered that the building would 
be designed to minimise the effects of flooding. The proposal is therefore considered to be 
in accordance with PPS25.  
 
6) Protection for Future industrial use 
 
The proposal is for domestic use only any change to a future industrial use would require 
planning consent and this would be assessed in the appropriate way.  
 
CONCLUSION 
 
The proposal would not impact on neighbouring residential amenity or highway safety. It is 
considered that due to the positioning of the garage it would have limited impact on the 
open county side. The proposal is therefore considered to be acceptable and in 
accordance with policies ENV1 and DL1 of the Selby District Local Plan. 
 
RECOMMENDATION: 
 
This application is recommended to be APPROVED subject to the following conditions:  
 
01 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. 

 
 
02  Unless otherwise approved in writing by the Local Planning Authority, there shall be 

no excavation or other groundworks, except for investigative works, or the depositing 
of material on the site until the access(es) to the site have been set out and 
constructed in accordance with the published Specification of the Highway Authority 
and the following requirements: 

 
 (1) The details of the access shall have been approved in writing by the Local 

Planning Authority in consultation with the Highway Authority. 
 
 (2) The access shall be formed, to give a minimum carriageway width of 3.2 

metres, and that part of the access road extending 6 metres into the site shall be 
constructed in accordance with Standard Detail number E6. 

 
 (3) The crossing of the highway verge and/or footway shall be constructed in 

accordance with the approved details and/or Standard Detail number E6. 
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 (4) Any gates or barriers shall be erected a minimum distance of 6 metres back 

from the carriageway of the existing highway and shall not be able to swing over the 
existing or proposed highway. 

 
 (5) Provision shall be made to prevent surface water from the site/plot 

discharging onto the existing or proposed highway in accordance with the 
Specification of the Local Highway Authority. 

  
 (6) The final surfacing of any private access within 6 metres of the public 

highway shall not contain any loose material that is capable of being drawn on to the 
existing or proposed public highway. 

 
All works shall accord with the approved details unless otherwise agreed in writing by 
the Local Planning Authority. 

 
 Reason: In accordance with policy ENV1 and to ensure a satisfactory means of 
access to the site from the public highway in the interests of vehicle and pedestrian 
safety and convenience. 

 
3 There shall be no access or egress by any vehicles between the highway and the 

application site (except for the purposes of constructing the initial site access) until 
splays are provided giving clear visibility of 45 metres measured along both channel 
lines of the major road York Road from a point measured 2.4 metres down the centre 
line of the access road, with the county highway at no more than 1 metre above the 
level of the carriageway. 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 highway safety  
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