
 
 
 
 
 
 
 

 
Mission Statement 

 
To Improve the Quality of Life 

For Those Who Live and Work in The District 
 

 
 
8 September 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 16 
September 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 19 August 2009 
(pages 6 to 10 attached). 
 
 

4.  Chair’s Address to the Planning Committee 
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5.  Budget Management to 31 July 2009. 
 
Report of the Head of Service – Development Services (pages 11 to 
16 attached). 
 
 

6.  Committee Procedures - Public Speaking at Planning 
Committee. 
 
Report of the Solicitor to the Council (pages 17 to 23 attached). 
 
 

7.  Planning Applications Received  
 
Reports of the Head of Development Services   
 

• 2009/0577/FUL – The Beeches, Leeds Road, Tadcaster  
     (pages 24 to 46 attached). 
 
• 2009/0381/COU –The Campbell House, Cat Lane, Bilbrough     

(pages 47 to 54 attached). 
 

• 2009/0638/HPA –104 Leeds Road, Selby (pages 55 to 59 
attached) 

 
• 2009/0621/FUL – Bar House, Doncaster Road, Selby  
     (pages 60 to 67 attached). 
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 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 
 

2. List of Planning Applications Determined by North Yorkshire 
County Council 
 
Applications which have been determined by North Yorkshire County 
Council. 
 
A copy of this report is available in the Members’ Room 
  

 
 
 
 
Steve Martin 
Strategic Director 
 
 

Public Speaking 
 
Please note the deadline for registering to speak at Committee is 3.00 pm 
Monday 14 September  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. 
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Dates of Future Meetings of the Planning Committee 
 

Date of Meeting Distribution Date  Deadline Date 

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   
C Goodall   
W Inness   
D Mackay   
E Metcalfe   
C Pearson   
 
If you have any enquiries relating to this agenda, please contact Carol Baker on: 
Tel:  01757 292060  
Fax: 01757 292020 
Email: cvbaker@selby.gov.uk
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Items for Planning Committee  
16th September 2009 

 
 

File Number: Site Address: 
Case 
Officer Page 

    
2009/0577/FUL The Beeches, Leeds Road, Tadcaster RISU 25
2009/0381/COU The Campbell House, Cat Lane, Bilbrough KERO 49 
2009/0638/HPA 104 Leeds Road, Selby RABA 56 
2009/0621/FUL Bar House, Doncaster Road, Brayton RABA 61 
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Planning Committee 
19th August 2009 

 

SELBY DISTRICT COUNCIL 
 

Minutes of the proceedings of a meeting of the Planning Committee held on 19 
August 2009 in Committee Rooms 1& 2, The Civic Centre, Portholme Road, 

Selby, commencing at 4.00pm. 
 

194 Minutes 
195 Chair’s Address to the Planning Committee 
196 Planning Committee 2009/10 Performance Indicator Report: April 2009 – 

June 2009 
197 Replacement Document Converter System 
198 2007/1199/FUL – Highfield Nursing Home 
199 Planning Application received – 2009/0307/FUL – White Quarry Farm, 

Chantry Lane, Hazlewood 
200 Planning Application received – 2009/0426/FUL – Land north of West 

Milford Lane, Towton 
201 Planning Application received – 2009/0427/FUL – Land north of West 

Milford Lane, Towton 
 

Present Councillor J Deans in the Chair 
  
Councillors J Cattanach, I Chilvers, D Fagan (for Mrs C Goodall), K Ellis (for J 

Mackman), W Inness, B Marshall, C Pearson, J McCartney, Mrs S Ryder 
(for Mrs E Metcalfe), S Shaw-Wright and R Sweeting (for D Mackay) 

  
Officials: Head of Service – Development Services, Senior Solicitor, Development 

Control Manager, Principal Planning Officer, Committee Administrator and 
Public Speaking Officer. 

  
Also in 
Attendance 

Public Speakers. 

  
Public 3 
Press 0 
  
192 Apologies for Absence and Notice of Substitution 

 
Apologies were received from Councillors J Mackman, D Mackay, Mrs C 
Goodall and Mrs E Metcalfe. 
 
Substitute Councillors were Councillors K Ellis (for J Mackman), R Sweeting 
(for D Mackay), D Fagan (for Mrs C Goodall) and Mrs S Ryder (for Mrs E 
Metcalfe). 
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Planning Committee 
19th August 2009 

 

193 Disclosure of Interest 
 
All members of the Planning Committee had received correspondence from 
Carter Jonas in relation to application: 2009/0307/FUL – White Quarry Farm, 
Chantry Lane, Hazlewood, Tadcaster. 
 
Councillor R Sweeting declared a personal and prejudicial interest in 
application 2007/1199/FUL – Highfield Nursing Home. 

 
 

194 Minutes 
 
Resolved: 
 
That the minutes of the proceedings of the meeting of the Planning 
Committee held on 22 July 2009, subject to the following amendment, 
 
Minute 161 
 

• Proposal should read: ‘Outline application with matters reserved 
for 1 No.4 bedroom detached house with integral garage on land 
to the rear of Orchard Cottage, Main Street, Hensall.’  

 
be confirmed as a correct record and be signed by the Chair. 
 

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

• Development Control 
 
Planning Applications received in July had risen. 

 
• Wind Farms and Bio Mass Applications 
 
Applications for proposed wind farms in Birkin and Bishopswood, had 
been received and were being assessed by officers. 
 
An application regarding a Bio Mass application is expected shortly. 
Selby District Council will not determine the application but will be 
requested to consult on it. 

 
• Staffing Issues 
 
The Planning Officer post vacated by Robert Bridgen has been filled and 
it is hoped the successful candidate will be in post by the Autumn 
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Planning Committee 
19th August 2009 

 

This was the last committee for the Public Speaking Officer, Adrian 
Paylor, and the Committee Administrator, Carol Baker.  The committee 
wished both good luck and best wishes.  

 
  

196 Planning Committee 2009/10 Performance Indicator Report: April 
2009 – June 2009 
 
The Head of Service - Development Services updated councillors on the 
progress made in 2008/09 for the corporate and statutory National Indicators 
for which the Planning Committee was responsible. 
 
Resolved: 
 
That the report be noted 

197 Replacement Document Converter System 
 
The Head of Service – Development Services presented a report detailing 
the need for a replacement to the Council’s current document converter 
system. £4800 was available from the ICT Replacement reserves for this 
project. 
 
Resolved: 
 
That the report be noted and 
 
Recommended to Policy and Resources Committee that:  

 
A budget of £4800 be approved from the ICT Replacement reserve in 
2009/10.  
 

198 2007/1199/FUL – Highfield Nursing Home 
 
Councillor R Sweeting having declared a Personal and Prejudicial Interest 
left the meeting. 
 
The Principal Planning informed councillors that the application had been 
referred to the Secretary of State who had concluded that his intervention 
was not required, as it did not raise issues of more than local significance.  
Therefore the decision as to whether to grant permission remained with the 
Council. There had been no material changes in circumstances or policy to 
justify councillors changing their previous decisions.   
At the 24 June planning committee meeting the members resolved that they 
were minded to approve this application. However, as the original report 
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Planning Committee 
19th August 2009 

 

recommended refusal it did not contain conditions. This report detailed 
conditions that were considered necessary to the approval. 
 
Resolved: 
 
That the application be approved and the conditions and informatives 
detailed in the report be attached to the planning permission of 
application 2007/1199/FUL. 
 
Councillor R Sweeting returned to the chamber 
 

199 Application: 2009/0307/FUL 
Location: White Quarry Farm, Chantry Lane, Hazlewood, Tadcaster 
Proposal: Conversion of workshop to dwelling including extension to 
south elevation and raising roof height to create floor. 
 
The Principal Planning Officer updated councillors with issues within the 
report. 
 
Mr Bolton – Agent 
 
Mr Bolton informed councillors of the following issues: 
 

• Appreciated the need to maintain the openness of the Green Belt 
• Report accepts suitability of a residential use 
• No adverse impact on openness 
• Site in former quarry 
• No existing open character 
• Each application should be dealt with on its own merits 
• Planning permission exists for conversion to a dwelling  
• New roof structure provide usable space with limited rising of the 

external walls 
• Character and appearance not an issue 
• Building will not appear materially larger 
• No need to consider special circumstances 

 
Councillors debated the merits of the application. 
 
Resolved: 
 
That the application be approved with the conditions delegated to 
Officers. 
 
The reasons for approval were:- 
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Planning Committee 
19th August 2009 

 

• Extensions were not considered to be excessive 
 
• Minimal impact on openness of Green Belt 

 
• Proposal would not result in a substantial rebuild 

 
200 Application: 2009/0426/FUL 

Location: Land North of West Milford Lane, Towton 
Proposal: Erection of a stable block comprising 3No. stables and store 
 
The Head of Service – Development Services informed councillors that 
correspondence had been received from the agents of the application 
indicating they were concerned that the full details of land ownership were 
not clear from the officer’s report.  A map was distributed to all members of 
the committee clearly detailing the application site and the applicants 
ownership of land.  This applied to both this and the following application – 
2009/0427/FUL 
 
The Principal Planning Officer updated councillors with issues within the 
report.  Towton, Grimston and Kirkby Wharfe with North Milford Parish 
Council had sent in a lengthy objection document which was also distributed 
to all members of the committee. This document applied to both this 
application and 2009/0427/FUL 
 
The Principal Planning Officer informed councillors that the proposal 
constituted inappropriate development within the Green Belt and that no 
very special circumstances had been forwarded by the applicant. 
 
Resolved: 
 
That the application be Refused 
 

201 Application: 2009/0427/FUL 
Location: Land North of West Milford Lane, Towton  
Proposal: Erection of a stable block comprising 2No. stables and store 
 
The Principal Planning Officer updated councillors with issues within the 
report.  This application raised the same issues as the previous application 
but dealt with different, although adjoining, land areas. 
 
Resolved: 
 
That the application be Refused 
 

 
The meeting closed at 4.47pm. 
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Agenda Item No: 5 
___________________________________________________________________ 
 
Title: Budget Management to 31 July 2009 
  
To: Planning Committee 
  
Date: 16 September 2009 
  
Service Area: Development Services  
  
Author: Operational Management Team 
  
Presented by: Keith Dawson, Head of Development Services 
  
__________________________________________________________________ 
 
1 Purpose of Report 
  
1.1 To update councillors with details of major variations between budgeted and 

actual expenditure and income for the Committee for the 2009/10 financial 
year to 31 July 2009. 

  
2 Recommendations: 
  
 i. Councillors endorse the actions of officers and note the contents 

of the report. 
  
  
3 Executive Summary 
  
3.1 
 
 

This report provides details of Planning Committee expenditure and income 
variations for the financial year 2009/10, and recommends appropriate action 
where required. 

  
3.2 The total saving on Planning Committee budgets at the end of July is 

£64,002.  Approved changes to the budget in the first four months of 2009/10 
are £8,080, and this includes Carry Forward Budgets, Virements and 
Supplementary Estimates.  The comments from budget officers are shown in 
the main body of the report. 
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4 The Report 
  
4.1 The table in Appendix A shows details of all variances within Planning 

Committee budgets for the 2009/10 financial year to 31 July 2009, 
summarised at service level. 

  
 Risk Management 
  
4.2 A key aspect of the Council’s approach to budget management is a risk 

management assessment which is carried out throughout the budget 
process. 

  
4.3 In the case of expenditure there is low risk to most of the Council’s estimates 

and the budget can be fairly accurately predicted, for example, employee 
costs and most running costs.  

  
4.4 Budget areas which are particularly volatile include Planning Fee income 

which is particularly susceptible to external factors such as the number and 
types of planning applications received and movement in the property 
market.  Further details are provided in paragraph 4.6 

  
 Major Budget Variances 
  
4.5 This report has identified the following actual and forecasted major variances 

within Planning Committee: -  
  
 Development Control 

Actual saving to Date (£64,002) and (11%) – Red 
Forecast budget on track – GREEN 

  
4.6 A number of large applications have been submitted which have generated 

some of the higher planning fees. The situation is being closely monitored 
and appropriate action will be taken if required. 

  
 Efficiencies and Savings 
  
4.7 The Government’s Comprehensive Spending Review 2007 (CSR07) requires 

local authorities to achieve 3% cash releasing efficiencies each year from 
2008/09 to 2010/11. For 2009/10 the target is £545k. 

  
4.8 Appendix B summarises the efficiencies and savings that have been 

identified by officers for the services under the control of this Committee to 
date and also shows the progress made to date. 

  
4.9 In the current year, officers have identified £67,170 of cashable efficiencies 

and savings which could be achieved and the budgets were reduced 
accordingly, which will assist in the Council achieving a balanced budget in 
the longer term.  A description of each of the savings is provided along with 
further comments and details on progress made to date. 
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4.10 Officers are predicting that in the current year these savings will decrease to 
£65,800 due to the savings on telephone accounts, telephone provider and  
photocopying being reduced. The detailed decreases and increases are 
shown at Appendix B and it is proposed that the budgets be adjusted to 
reflect these changes. 

  
5 Financial Implications 
  
5.1 The financial implications as a result of this report can be analysed as 

follows: - 
  
  2009/10 

£ 
2010/11 

£ 
2011/12 

£ 
Original Budget 646,590 575,370 617,350

Adjustments to date 8,080 - -

Latest Approved Budget 654,670 575,370 617,350

Adjustments this Report:   

  
Total Adjustments this 
Report   

Revised Net Budget 654,670 575,370 617,350 
  
  
6 Conclusion 
  
6.1 Budgets are financial plans which are affected by external factors, as can be 

seen by the variances explained within this report.  Officers are monitoring 
and managing their budgets closely and have plans in place to deal with and 
react to the impact of external factors placed upon them. 

  
7 Link to Corporate Plan 
  
7.1 Budget monitoring procedures support all of the Council’s strategic themes. 
  
8 How Does This Report Link to the Council’s Priorities? 
  
8.1 Budget monitoring procedures support all of the Council’s priorities. 
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9 Impact on Corporate Policies 
  
9.1 Service Improvement 

 
Impact 

 Effective budget monitoring helps to ensure that the Council is aiming for 
continuous improvement as demanded by the principles of Best Value. 
 

9.2 Equalities 
 

No Impact  
9.3 Community Safety and Crime 

 
No Impact 

9.4 Procurement 
 

No Impact  
9.5 Risk Management  

 
Impact  

 This report helps to ensure the reduction of risks arising from unexpected 
overspending by enabling early preventative or remedial action to be taken. 
 

9.6 Sustainability 
 

No Impact  
9.7 Value for Money 

 
Impact  

 The report itself will not lead to any efficiency savings.   
 

10 Background Papers 
  
10.1 Accountancy budget working papers.  
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Appendix A

Approved Latest Actual Forecast
Original Changes Approved Expenditure Actual Actual Forecast Forecast Forecast Outturn
Budget to Budget Budget Budget to / Income to Variance Variance Outturn Variance Variance Traffic
2009/10 2009/10 2009/10 31 July 31 July 31 July 31 July 2009/10 2009/10 2009/10 Light

£    £    £    £    £    £    %    £    £    %    

Development Services 646,590 8,080 654,670 600,496 536,494 (64,002) (11) 654,670 -

Total Planning Committee 646,590 8,080 654,670 600,496 536,494 (64,002) (11) 654,670 - -

Traffic Light
Red

Amber
Green

Greater than  + or - 10%
+ or - 4 to 9%
+ or - 0 to 3%

Planning Committee Budget Monitoring as at 31 July 2009

In addition a traffic light system has been used above to indicate how a service is expected to perform against the approved budget, based on the forecast outturn.

Criteria

This report will comment on any major forecasted variances to date and any major variances to date and where necessary recommend a course of action.  A major variance 
is one greater than or equal to £10,000 and 10% of profiled budget, or less than or equal to -£10,000 and -10% of profiled budget.
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Appendix B
GENERAL FUND BASE BUDGET SAVINGS 2009/10 - 2011/12 Key:
PLANNING COMMITTEE Green Savings likely to be achieved

Amber Tentative savings - further work required

Red Savings require a change in Council policy or significant change in 
service delivery

Proposed Savings
 Original 
2009/10 

Revised 
2009/10 2010/11 2011/12 Progress

Rationalisation of 
telephone accounts

Amber 90               45                  90                90                Delays in progress due to potential new contract (see telephone calls 
below)

Change in postal provider Amber 200             315                420              420              Collaborative exercise - figures subject to final evaluation and contract 
award

Change provider for 
telephone calls

Amber 960             480                960              960              NYCC framework available

Central 
Photocopying/printing

Amber 1,920          960                1,920           1,920           Print Audit received - project plan being developed - aimed to 
implement by 30 June 2009 but change in framework suppliers will 
delay this.

Development Control - On-
line consultations

Amber 3,130          3,130             3,130           3,130           Savings in printing and postage costs - project delayed due to technical 
difficulties

2nd Class Post Green 640             640                640              640              Completed
Car Allowances Green 1,500          1,500             1,500           1,500           Completed - additional £3k achieved above £10.5k target
2008/09 Pay Award Green 2,700          2,700             2,700           2,700           Completed
Fees and Charges 2008/09 Green 30               30                  30                30                Completed although income will be monitored through quarterly budget 

management reports
BPR - Planning Amber 55,000        55,000           110,000       110,000       Valueadding.com carried out BPR exercise alongside an in-house 

team. Identified total potential for £94k savings subject to investment in 
IT. £67k savings achievable 09/10 due to staff turnover, less transfer of 
£12k costs to Access Selby for increased call handling.

Base Budget Review Green 1,000          1,000             1,000           1,000           Awaiting confirmation of Concessionary Fares spend for 2008/09

67,170        65,800         122,390     122,390     Total Planning Committee Savings
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Agenda Item 6 
 
Title:    Committee Procedures 

- Public Speaking at Planning Committee 
 
 To:    Planning Committee 
 
Date:    16 September 2009. 
 
Service Area:  Planning/Legal/Democratic  
 
Author:   Lorna McShane - Solicitor to the Council 
 
Presented by:  Lorna McShane – Solicitor to the Council 
 
 
1 Purpose of Report 
 
1.1 The purpose of the report is to request the Committee to consider an 

amendment to the public speaking arrangements which apply at meetings of 
the Planning Committee. 

 
2 Recommendation(s) 
 
2.1 Councillors are requested to consider the changes to the public speaking 

arrangements set out in paragraph 4.2 of this report and to make appropriate 
recommendations to Council. 

 
3 Executive Summary 
 
3.1 The operation of the public speaking arrangements at Planning Committee 

occasionally gives rise to queries about who can speak at a committee 
meeting about Planning Applications. 

 
3.2 It was requested that a report be brought to this meeting of the Committee to 

enable consideration to be given to what, if any, amendments should be 
recommended to clarify this issue. 

 
4 The Report 
 
4.1 The Council’s Planning Code of Practice, which forms part of the Constitution, 

refers to a leaflet on public speaking at the Planning Committee.  A copy of 
the revised leaflet and guidance note is attached. 

 
 

                                               17



4.2 The leaflet has been amended to clarify who can speak at Planning 
Committee and to give the Chairman a discretion to allow any, one person not 
listed in the leaflet to speak, if it is considered reasonable and expedient to do 
so and varies the order of public speaking to enable the applicant to go last in 
order to deal with any issues raised by the objector or other speakers. 

 
4.3 If the changes to the arrangements for public speaking are agreed then any 

such proposals will need to be recommendations to Council, because only 
Council can agree amendments to the Constitution. 

 
5 Financial Implications 
 
5.1 There are no financial implications. 
 
6 Conclusions 
 
6.1 It is considered that the proposed amendments will overcome some of the 

confusion about who can speak at Planning Committee and gives the 
Chairman a discretion to allow anyone not listed to speak if he considers it 
reasonable and necessary. 

 
7 Link to Corporate Plan 
 
7.1 The report has relevance to open government. 
 
8 How Does This Report Link to the Council’s Priorities? 
 
8.1 The report has no direct link to the Council’s priorities. 
 
9 Impact on Corporate Policies 
 
9.1 Service Improvement No Impact 

 
   
9.2 Equalities No Impact 

 
   
9.3 
 

Community Safety and Crime No Impact 

   
9.4 
 

Procurement No Impact 

   
9.6 
 

Risk Management No Impact 

   
9.7 
 

Value for Money No Impact 
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10 Background Papers 
 
10.1 Council’s Constitution 
 

Current leaflet on Public Speaking (Revised 2008) 
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PUBLIC SPEAKING AT PLANNING COMMITTEE 
 

The Council wants to reach its decision on planning applications in a fair and 
transparent manner and now operates a system of allowing public speaking at 
meetings of the Planning Committee. 
 
This leaflet explains the rules of the scheme, and how and when the public can 
speak. 
 
Who can speak at a Committee meeting? 
 
The following people can speak at Committee in relation to any one application. 
 
1. One speaker can represent the applicant – usually the applicant or their  

agent. 
 
2. One can represent the objectors. 
 
3. The relevant Parish Council representative will also be able to speak. 
 
4. The Ward Member will be allowed to speak on the item. 
 
5. The Chairman will have a discretion to allow any other person to speak if it is 

considered reasonable to do so. 
 
The speaker representing the applicant must have the permission of the applicant to 
represent him/her. 
 
The speaker representing the objector(s) can be a neighbour, an interested 
individual or a representative of a residents group.  Where there is more than one 
person wishing to speak, you are encouraged to agree on a spokesperson who is 
prepared to cover all the points of concern, so as to make best use of the time 
available. 
 
The spokesperson should be nominated before the meeting.  To help you organise 
this, we will let you know the names, and contact numbers of other interested 
parties, if they have given their permission. 
 
How do I find out whether the Committee is considering an application? 
 
The Council deals with approximately 1,500 applications every year and the majority 
are dealt with by Council officers without a meeting of the Committee.  This scheme 
only applies to those applications referred to the Committee for a decision.  When 
notified of an application, you will be told which officer is dealing with the case.  You 
should keep in regular contact with the Planning Department to monitor progress of 
the application. 
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How and when do I have to let the Council know that I want to speak? 
 
If you wish to speak on an application, which is to be considered at a Planning 
Committee, you should contact the Public Speaking Officer on 01757 292037 before 
3.00pm on the Monday prior to the Committee meeting. 
 
Please ensure you give a telephone number where you can be contacted. 
 
No late notification will be accepted and speakers cannot “turn up” to speak at 
Committee without the due notice being given. 
 
Speakers cannot “hand in” written comments on the day of the meeting. 
 
On occasion, speakers may arrive at Committee to be told that their item is no longer 
to be considered that day, perhaps because it has been deferred or withdrawn.  
Where time allows, however, every effort will be made to inform interested parties 
beforehand to avoid this. 
 
What will happen at the meeting? 
 

• Speakers should arrive at the Council offices 20 minutes before the start of 
the meeting. 

 
• When the relevant application is announced speakers will be directed to an 

appropriate seat. 
 

• For each item on the agenda, the Chair of the Committee will ask an Officer to 
introduce the proposal and provide an update if appropriate. 

 
• Only speakers who have registered to speak will be allowed into the Council 

chamber. The public gallery will be open for anyone who wishes to observe 
the meeting. 

 
Order of Speakers 
 
1. The objector has five minutes to put their case. 
 
2. A representative of the relevant parish council then has five minutes to put 

their case by the applicant/support who has five minutes to put their case.   
 
3. A ward member who wishes to speak on the application will be allocated five 

minutes to put their case 
 
4. Any other person allowed to speak at the discretion of the Chairman will be 

allowed five minutes to put their case. 
 
5. Finally the applicant, or their representative, will be allowed five minutes to put 

their case. 
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What can I say at the meeting? 
 
The purpose of the scheme is to enable you to put forward any points you wish to 
make directly to the Committee.  Given the time constrains you will need to be 
specific and succinct in getting your points over.  There will be no need to read any 
submission you have already made in writing, as this will already be summarised in 
the report Councillors have before them. 
 
Speakers should confine their comments to matters relevant to planning 
applications.  To assist you, those matters relevant to a planning application, along 
with those which cannot be considered, are summarised in the guidance notes. 
 
The Chair of the Committee retains the right to decline to hear someone if they 
behave improperly, offensively or if they, in the Chair’s view, intentionally obstruct 
the business in hand. 
 
When can I leave the meeting? 
 
You will the chamber after the application you are concerned with has been heard. 
However, you will be able to go into the public gallery to hear the remaindered of the 
meeting if you so wish. 
 
 
Further information 
 
Meetings of the Planning Committee are normally held every four weeks on 
Wednesdays at 4.00pm and are held at the Civic Centre, Selby. 
 
If you feel you would like to speak to your Local Councillor regarding a planning 
proposal, then you should do so within the 21-day consultation period for a planning 
application.  If you are unaware who your Local Councillor is, then please contact the 
Democratic Services Section on 01757 292007.  Equally, if you have any further 
questions about taking part in Planning Committee meetings, please contact that 
section on the above number. 
 
 
 

                                               22



  
Guidance Note 

 
The Committee has to consider all applications in light of the Local Development 
Framework Documents and any other material considerations.  Broadly speaking, 
material planning considerations are those, which relate to the effects of the proposal 
on the surrounding environment and the amenities of neighbouring properties.  The 
full range of those matters, which may be classed as material considerations, is very 
broad.  Listed below are some examples of material and non-material planning 
considerations.  The Committee can only consider material considerations when 
determining planning applications. 
 
In addition to the Local Development Framework Documents Regional and 
National policies, previous planning decisions and Government guidance, 
some of the most common material considerations include: 
 
Loss of light 
Effect on Listed Buildings and Conservation Areas 
Overshadowing 
Landscaping 
Overlooking and/or loss or privacy 
Road access 
Adequacy of parking/loading/turning areas 
Highway safety 
Overbearing nature of proposal 
Traffic generation 
Loss of trees 
Noise and disturbance resulting from use 
Layout and density of buildings 
Smells 
Design, appearance and materials 
Disabled person access 
Safety aspects of hazardous materials 
Archaeology 
Nature Conservation 
Visual amenity (but the loss of private view is not a material consideration) 
 
The list above is not exhaustive and there are undoubtedly many other examples.  If 
you would like any advice or clarification as to whether your particular concerns are 
material or not, in planning terms, please contact the planning officer for the 
application who will be able to help. 
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APPLICATION SITE
Item No:
Address:

N

S
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The Beeches, Leeds Road, Tadcaster
2009/0577/FUL
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APPLICATION 
NUMBER: 
 

8/73/17M/PA 
2009/0577/FUL 

PARISH: Tadcaster Town Council 

APPLICANT: 
 

Hanover Housing 
Association 

VALID DATE: 
EXPIRY DATE: 

15 July 2009 
14 October 2009 

PROPOSAL: 
 

Erection of a 50 unit extra care residential development with ancillary 
facilities and phased demolition of existing buildings 

LOCATION: The Beeches 
Leeds Road 
Tadcaster 
North Yorkshire 
LS24 9JZ 
 

 
DESCRIPTION AND BACKGROUND: 
 
The Site 
 
The application site is the Beeches, a modern residential care home, 
constructed in the 1980s and managed by North Yorkshire County Council.  It 
comprises a mix of single-storey and two-storey buildings constructed from 
pale pink brick with associated car parking and access routes set within a 
mature parkland setting, including a variety of trees and shrubs. 
 
The care home has capacity for 33 beds set in individual bedrooms.  However 
bathing, sanitary, dining and lounge facilities are communal. 
 
The site is located on gentle slope with land rising as one travels away from 
Leeds Road to the south.  Lowest ground levels at 20.69 AOD are found at 
the south eastern corner of the site, adjacent to 40-42 Fairfield.  The ground 
level rises to 22.89 AOD  at the south west corner of the site adjacent to 11 
Cedar Drive and up to 25.77 at the northern most limit of the site. The 
northern part of the site is in the form of a level plateau. 
 
Boundary treatment around the site varies considerably, with a mature 1.2 
metre high hawthorn hedge along the frontage and a variety of fencing, walls 
and hedges, augmented in places by conifer and beech hedging along the 
western boundary. 
 
The site is located within a predominantly residential area and abutted by 
dwellings to the north, west and east.  To the south is the busy A659 Leeds 
Road, across which is a cemetery, connecting the site to the Tadcaster town 
centre, which is located approximately 1.6 km (1 mile) to the east and which 
has a bus route connecting the site to Tadcaster, Leeds and York. 
 
There is a variety of house types within the immediate area, including single 
storey and two storey bungalows and houses.  Those properties to the east of 
the site and served by Fairfield are bungalows, with a mix of houses and 
bungalows to the west, served by Cedar Drive and Beech Walk. 
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The Proposal 
 
The applicant, Hanover Housing Association, is applying for permission for 
phased demolition of the existing buildings and the erection of a 50 unit extra 
car scheme with ancillary facilities. 
 
The care facility would comprise a single L shaped block on a south-north and 
east-west plane, which would be predominantly three storey in construction 
but with some two storey elements.  The building has been designed, so that 
where practicable the three storey element is incorporated into the roof, 
including mansard elements and the roof height reduced by a shallow pitch 
and M shaped design with valley in the middle. 
 
The proposed form has been largely determined by the need to retain part of 
the existing care home to allow residents to reside on site while the new care 
facility is being built, and hence the phasing of the construction. 
 
The north-south arm of the building would be approximately 70 metres long 
and would be 10.4 metres high to the ridge.  The massing is broken up by the 
use of differing materials (stone and render) and breaks within the elevation, 
where by the façade is brought out and emphasised by gable roofs or set 
back. 
 
The east west arm of the building would be 53 metres long with a further 9.2 
metre single storey projection on its western side forming a dining room.  The 
three storey elements of the building would have a maximum height at apex of 
10.4 metres.  It is also proposed that there would be a part three-storey part 
two-storey projection from the north elevation of the east-west arm.           
 
In addition the accommodation the proposed extra care facility would include 
a kitchen, room for ambulance personnel, treatment room, dining room, 
communal toilets, saloon, shop, 2 multifunctional rooms, bar lounge, lounge, 
conservatory and mobility scooter store.  These facilities would be located on 
the ground floor.  In total the scheme would have a gross internal area of 
5,731.9 square metres. 
 
Parking would be provided on the eastern side of the north-south arm of the 
proposed building and incorporate 34 parking spaces, of which 6 would be 
designated for use by disabled people.  This would be served by a new 
access which would be situated in the south-eastern corner of the site. 
 
Materials proposed for the construction of the building include natural slate 
roofs and a combination of natural ashlar limestone and off white coloured 
render. 
 
The application has been accompanied by Bat and Tree Survey, Archaeology 
Report, Contamination Report, Transport Statement, Flood Risk Assessment 
and a Design and Access Statement. 
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Planning History 
 
In 1974 an application (C8/73/17/PA) for a home for 40 Aged persons And 2 
staff dwelling houses was approved. 
 
In 1977 an application (C8/73/17A/PA) for the construction of footpath for 
home for the elderly was permitted. 
 
In 1983 an application (C8/73/17B/PA) for residential development was 
permitted. 
 
In 1983 an application (C8/73/17C/PA) for the erection of public house was 
permitted. 
 
In 1983 an application (C8/73/17D/PA) for residential development was 
permitted. 
 
In 1983 an application (C8/73/17E/PA) for the development of land for 
motel/hotel   was permitted. 
 
In 1983 an application (C8/73/17F/PA) for a change of u of land to residential 
was permitted. 
 
In 1983 an application (C8/73/17G/PA) for a change of use of existing aged 
persons home to ‘Class Xi’ was permitted. 
 
In 1983 an application (C8/73/17H/PA) for a change of use existing aged 
persons home to ‘Class 12’ was permitted. 
 
In 1986 an application (C8/73/17J/PA) for the erection of 35 dwellings with 
garages was permitted. 
 
In 1991 an application (C8/73/17L/PA) for a change of use of two semi-
detached houses to serve as day rooms and welfare workers office was 
permitted. 
 
In 1986 an application (8/73/17K/PA) for consent to fell one tree T5 (Wych 
Elm) and to lop three trees T3 (Beech), T4 (Horse Chestnut) and T6 (Lime) 
was permitted. 
 
Note that the tree preservation order related to land that is currently outside of 
the confines of the current Beeches Nursing Home and relates to trees along 
Station Road. 
 
In 1985 an application (8/73/17J/PA) for the proposed erection of 35 dwellings 
was permitted. 
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CONSULTATIONS: 
 
TADCASTER TOWN COUNCIL: 
Members of the town council are fully supportive of the scheme and have 
made the following comments in support of it 
 

1. The ageing profile of the town and the demand for this kind of care 
within the town have not been helped by the withdrawal of the Mill Lane 
facility mean that this is a much needed development for future 
generations. 

 
2. The plans show a building that sites reasonably sympathetically with 

neighbouring properties. 
 

3. Concern was expressed at the potential fate of the established tree on 
the current site, however it was noted from plans that the boundary 
trees remained untouched and the trees removed from the central area 
are being replaced by alternatives on the site.  It is felt that the 
landscaping, if carried out to the highest standard would generally 
enhance the overall value of the new building to both residents and 
town. 

 
 
       4. Members had visited the similar site at Easingwold and were very 

impressed by the build standard and integration of the facility into the 
existing residential area and community and looked to a similar 
outcome in Tadcaster. 

 
 
HIGHWAYS OFFICER: 
No objections subject to conditions. 
 
YORKSHIRE WATER SERVICES: 
No comments received. 
 
ENVIRONMENT AGENCY: 
No objections. 
 
SOUTH WHARFE INTERNAL DRAINAGE BOARD: 
Any approved scheme should not adversely effect the surface water drainage 
of the area and amenity of adjacent properties. 
 
COUNTY ARCHAEOLOGIST: 
No objections subject to conditions for a watching brief. 
 
COUNTY ECOLOGIST: 
No objections raised. 
 
PRINCIPAL ENVIRONMENTAL HEALTH OFFICER: 
No comments received. 
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NORTH YORKSHIRE FIRE AND RESCUE SERVICE: 
No comments received. 
 
YORKSHIRE WILDLIFE TRUST: 
No comments received. 
 
NATURAL ENGLAND: 
Expresses concerns and identifies some weaknesses of the bat survey and 
mitigation report, suggests conditions but does not object. 
 
POLICE COMMUNITY SAFETY OFFICER: 
The building standards, security and layout will achieve ‘secured by Design’ 
status if implemented.  Residents of the area have approached North 
Yorkshire Police with regards staff parking.  They were informed that staff will 
not be allowed to park on site by company policy.  The Police Community 
safety Officer considers that this could lead to personal safety, crime and 
possible traffic issues in the area.  If staff are not allowed to park on site this 
could have a big impact in the area in and around the development. 
 
HOUSING OFFICER: 
No comments received. 
 
NORTH YORKSHIRE BUILDING CONTROL: 
No comments received. 
 
NORTH YORKSHIRE PRIMARY CARE TRUST: 
No comments received. 
 
NORTH YORKSHIRE BAT GROUP: 
Is satisfied that the bat mitigation is being properly addressed and 
recommends a condition that the proposed mitigation be followed in full and 
that a licence be obtained. 
 
CONSULTATION AND PUBLICITY: 
The application has been advertised by neighbour letter and by site notice.  
Letters have been received from 17 households, objecting to the proposal on 
the following grounds: - 
 
Impact on Residential Amenity 
 
Objectors have expressed concerns about noise from traffic, people using 
outdoor areas, odours from people smoking outside. 
 
The proposal, due to the height and proximity of the buildings would result in 
overlooking which would be amplified by the proposed balconies. 
 
There would be a significant detrimental impact to those people living on 
Cedar Drive and Beech Walk, houses would be overlooked to quite an 
extreme and the quality of living would drop. 
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The proposal, by virtue of its three storey design, windows and balconies 
would result in overlooking to and loss of privacy to the main bedroom, 
lounge, dining area, conservatory and garden seating area to No 7 Cedar 
Drive. 
 
The proposal would result in overshadowing of neighbouring properties.  The 
Prescription Act of 1832 in this respect requires existing and affected 
dwellings have a right to light to gardens and open spaces. 
 
The proposal would result in a wall of some 25 feet in close proximity to 
adjacent dwellings, which would deprive residents of their views generally and 
of Tadcaster and Leeds Road from their upstairs windows. 
 
At its closest point the building would be 13 metres of the living room and first 
floor of No 2 Beech Walk. 
 
The proximity of the care units to existing houses has been driven by the 
proposal to develop the site around the existing care home, which will 
continue to house the current residents.  Objectors question whether the 
effects on the health of the current residents from living on a building site (with 
the inherent and incessant noise and dust) during the 18-24 months of 
construction have been properly and fully considered.  Objectors suggest that 
it would be better for, and kinder to, the remaining residents to re-house them.  
This would allow the footprint of the building to be moved more centrally. This 
would allow retention of mature trees. 
 
Objectors request that a façade screen be erected around the site during the 
construction phase to contain and screen the development site and its 
associated dust and noise. 
 
Outside the bar and restaurant facility is a proposed outdoor bar and dining 
area which is a scant twelve metres from the garden at 7 Cedar Drive and 
similar distances from neighbouring properties in Cedar drive and Beech walk.  
It is inevitable that there will be disturbance generated from noise of catering, 
clanking of glasses and cutlery and conversations generated by such 
establishments.  In addition there would be tobacco smell, noise from kitchens 
and extract systems from breakfast until late at night and light spillage from 
bedrooms. 
 
Impact on Highway Safety 
 
Objectors have stated that the development proposes relocation of the 
vehicular access with the new location being further to the east.  The 
proposed access/ egress point would be in close proximity to a blind bend in 
Leeds Road and the busy junction of Stutton Road. 
 
Residents of Leeds Road currently enjoy on street parking outside their 
homes for some one hundred and fifty metres of the west bound A659.  As 
such HGV’s generated from brewery traffic is forced onto the east bound 
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carriageway and subsequently in turn forces east bound traffic to mount the 
adjacent footpath on occasions. 
 
The road is busy during school term time with parents travelling to and from 
Riverside School and Tadcaster Grammar School and a short distance from 
the junction of Leeds Road and station road and Garnet Lane is a location of 
frequent road traffic accidents. 
 
Given that the full occupancy of the current ‘Beeches’ is around thirty 
residents and the proposals suggest a potential for ‘extra care’ facilities for 
over the fifty five shall become one hundred and forty nine residents, plus 
staff, visitors, deliveries and ambulance traffic the demands upon 
infrastructure appear not to adequately address these issues in the traffic 
survey. 
 
There exists a real potential for a significant increase of electric mobility 
vehicles, which would conceivably utilise the current adjacent footpath and/ or 
busy Leeds Road. 
 
The lack of parking within the development is likely to impact on the on-street 
parking in the vicinity both during the day and at night 
 
Impact on Character and Form 
 
Objectors have stated that the proposed development is out of proportion and 
out of character with other buildings in the area. 
 
The existing area is a low density, rural, green environment. 
 
There are no other three-storey dwellings nearby. 
 
The proposal would result in the loss of some thirty four trees and shrubs, 
most of which area healthy, including mature, significant and exceptional 
specimens and in particular two mature large trees.  The trees represent a 
significant amenity to hundreds of nearby residents.  The trees provide 
screening and there removal will have a significant change on the skyline.  
The loss of the trees would run counter to current policy, which aims to protect 
green infrastructure. 
 
The survey by ECUS on behalf of the applicant indicates that these trees 
have considerable longevity and are worth keeping. 
 
Objectors ask what the landscape proposal entail, particularly as artists 
impressions of the development show such landscaping. 
 
An application for a tree preservation order has been made on these trees. 
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Impact on Nature Conservation Interests 
 
Objectors have stated that the site supports a colony of Pipistrelle bats, which 
are protected under the 1981 Wildlife and Countryside Act and the Council 
Directive 92/43/EEC and The Conservation (Natural Habitats &c.) regulations 
1994 as currently amended.  The development report fails to offer any 
credible solution in respect of how compliance with this Act may be achieved. 
 
The site trees and shrubs together with surrounding gardens provide an 
habitat for an abundance of wildlife and birds including not less than eight 
species from the current ornithological ‘red list’ of high conservation concern.  
Objectors state that the reports submitted with the application pay little 
recognition of this fact. 
 
Need for the Proposal 
 
Objectors have stated that they need to be convinced that the number of 
apartments needs to be maintained at the level of 50 and question whether 
the building could be reconfigured to negate the need for the third storey 
through, a reduction in the number of the apartments, amendment of the ratio 
of 2 bedroom to 1 bedroom apartments.  Objectors also suggest that the 
building could be reconfigured to a courtyard design and balconies would 
therefore overlook the central courtyard. 
 
The proposed 50 flats would not enhance facilities for Tadcaster and would 
result in the loss of the only care home (33 beds).  There would be no 
provision for respite care neither is there provision for dementia patients.  
Elderly residents who currently use the facility would be forced out of the area 
should they need residential care. 
 
Miscellaneous 
 
Objectors have stated that there are no restrictions in place to ensure the 
development is occupied by people over the age of 55 in the future. 
 
House prices will drop. 
 
An application at No 2 Beech Walk for an upstairs three light window to be 
replaced by a single light window was refused due to overlooking and 
proximity to a neighbouring property. 
 
Under the Sustainable Communities Act 2007 there is a requirement on Local 
Authorities to consult and reach agreement with local people via a panel of 
representatives before they make a proposal.  This did not occur.  
Presentations on the proposals have taken place but no account has been 
taken of the views of local people.  Clearly this in breach of the Act. 
 
Objectors question why there is a restaurant, function room and bar when 
Tadcaster has plenty already. 
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The proposal would result in the loss of trees, which in some measure help to 
transform carbon dioxide into oxygen. 
 
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 (adopted 2008) and 
those policies within the Selby District Local Plan (adopted on 8 February 
2005) saved by direction of the Secretary of State.   
 
National Policy 
PPS1: Delivering Sustainable Development 
PPS3: Housing 
PPS9: Biodiversity and Geological conservation 
PPG16: Archaeology 
PPS25: Development and Flood Risk 
 
Regional Spatial Strategy Policies 
YH5:  Principal Towns.  
YH6:  Local Service Centres and Rural and Coastal Areas.  
ENV9:  Historic Environment.  
ENV11: Health and Recreation.  
 
Selby District Local Plan 
Policy ENV1: Control of Development 
Policy H2A: Principle of Housing Development 
Policy H2B: Housing Density 
Policy H6: Housing Development 
Policy T1: Highways 
Policy T2: Access 
Policy ENV21: Landscaping 
 
Having had regard to all relevant national and local planning policies it is 
considered that the issues in relation to this application are: - 
 
1. Principle of the development. 
2. Housing density. 
3. Impact on the character and form of the immediate locality. 
4. Standard of residential accommodation and amenity. 
5. Impact on highway safety. 
6. Impact on acknowledged nature conservation interests. 
7. Drainage and flood-risk. 
8. Developer contributions 
9. Other Issues 
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ASSESSMENT 
 
Principle of Development 
The proposal is essentially for a sheltered housing scheme and therefore 
constitutes a form of residential development.  Such development is subject to 
the tests of Policy H2A of the Selby District Local Plan which requires 
development to be on previously developed land within the defined 
development limits of a settlement.  The proposal would be located on a 
previously developed site currently occupied by the Beeches Residential 
Home and situated within the defined development limits of Tadcaster.  As 
such the proposal is not contrary to Policy H2A of the Local plan and is 
therefore acceptable in principle at this location. 
 
Housing Density. 
Under Policy H2B proposals for residential development are expected to 
achieve a minimum net density of 30 dwellings per hectare in order to ensure 
the efficient use of land.  Policy H2B also goes on to say ‘ higher densities will 
be required where appropriate particularly in market towns and in locations 
with good access to services and facilities and/ or good public transport.  This 
is in line with the advice in PPS3: Housing. 
 
The proposal differs in a number of ways from traditional housing schemes, 
particularly in that it includes additional floor-space for ancillary development 
such as the dining room, kitchen, bar etc and the development is in the form 
of flats, which by their very nature are a high density form of development.  As 
such direct comparisons with other residential schemes in terms of Policy 
H2B have limited value. 
 
Notwithstanding the above the scheme proposes a total of 50 units on a site 
of 0.8491 hectares, giving a net housing density of 59 dwellings per hectare.  
In addition the high density nature of the development has been a reason for 
concern expressed by the occupiers of surrounding properties, particularly in 
that they consider that the building would be out of character with the 
surrounding area and result in harm to the residential amenities of the 
occupiers of the adjoining properties and loss of trees. 
 
However it is noted that the density of the 30 dwellings per hectare referred to 
in Policy H2B is a minimum and not a maximum and there is an expectation 
that in market towns such as Tadcaster, particularly where there is good 
public transport links, the density will be higher.  Furthermore it is also noted 
that the advice in paragraph 50 of PPS3 states ‘the density of existing 
development should not dictate that of new housing by stifling change or 
requiring replication of existing style of form, If done well, imaginative design 
and layout of new development can lead to a more efficient use of land 
without compromising the quality of the built environment. 
 
Given the nature of the scheme and that it has good links by public transport 
to Tadcaster town centre it is considered that the proposal would make 
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efficient use of the site and that the density of the development is acceptable 
at this location. 
 
Impact on the Character and Form of the Immediate Locality. 
The character of the immediate area  around the application site is comprised 
of a predominantly residential development wherein there is a variety of house 
types including bungalows and two storey properties, detached, semi-
detached and terrace properties.  To the west is a residential estate, 
comprising Beech Walk and Cedar Drive characterised by detached houses 
and bungalows constructed of stone under red pantile roofs.  
 
To the immediate west of the application site are bungalows fronting onto 
Fairfield Way, whereas to the northeast the built environment is comprised of 
terrace properties, beyond which is an industrial estate, comprising of modern 
industrial units; and to the north is Tadcaster Police and Fire Stations again 
comprising large units.  To the south east of the application site there is a 
traditional terrace fronting onto Leeds Road, and to the south a cemetery. 
 
The varied design of houses and other buildings in the area is reflected by the 
varied materials that are present in the locality, including stone and a variety 
of brick types. 
 
In conclusion there is little uniformity in the character and for of the area, other 
than it is predominantly residential with a preponderance of two and three 
storey buildings. 
 
In terms of the size, scale and design of the building it is noted that there is no 
presumption against three storey buildings.  Furthermore it is noted that there 
is a variation in the heights and design of buildings within the immediate 
areas. 
 
The two main issues in terms of the impacts on the character and form are the 
impact of the building and the loss of tree cover. 
 
The proposed building would be in one block, which would be roughly L-
shaped with a northern outrigger.  As such there is the potential that it could 
appear out of scale with its locality.  However the building has been carefully 
designed to reduce the impact of its massing, by ensuring that the part of the 
building nearest to Leeds Road is two storey, breaking up facades by 
recesses and projections and by the use of different materials and the use of 
low, shallow pitched double roofs.  As such even at its highest point the 
building is only 10.4 metres high, which although higher than surrounding 
properties is not different as to appear out of scale. 
 
The main bulk of the building would occupy a ground level that is significantly 
lower than the ground level of the properties at Cedar Drive and in particular 
Beech Walk and again this would help to ensure that the building would sit 
comfortably with the surrounding built environment and not appear out of 
scale.  In this respect the building is considered not to significantly detract 
from the character and form of the area. 
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The proposal would result in the loss of several trees and shrubs, particularly 
on the western side of the site. This includes a mature Norway Maple (T18) of 
approximately 20 metres in height and mature Horse Chestnut (T19) of 
approximately 15 metres in height, both of which have a life expectancy in 
excess of 25 years, a Purple Beech (T16) a Cherry (T17) and a group of trees 
in the south west corner of the site (T25-T33).  All trees to be removed are 
considered to be healthy and with a medium to long term life expectancy of 
between 5 to 25+ years.  The removal of the trees, in particularly the mature 
Norway Maple and Horse Chestnut would have an immediate and significant 
impact on the visual amenity and character of the locality, although the effect 
would be ameliorated by the retention of many specimen and grounds of trees 
around the periphery of the site.  However loss of trees is a matter of 
considerable weight. 
 
Given the above it is considered that the proposal would be contrary to Policy 
H6(1) and ENV1 of the Selby District Local Plan, and therefore should be 
refused unless there are material considerations that would outweigh the 
harm to amenity. 
 
In this instance it is noted that the trees would have to be removed as a result 
of the positioning of the building.  This in turn has been necessitated by the 
need to (1) ensure that the existing residents of the care home can remain on 
the site through a phased construction in the interest of their health and well 
being and (2) the physical requirements of the wider care scheme in terms of 
its facilities and functions.   
 
Every effort has been made by officers and the developer to reduce the 
impact of the proposal by reducing its size.  However it is officer’s opinion that 
given the constraints resulting from the need of allowing residents to remain 
on site the facility could not be developed without the loss of the trees.  As 
such a balancing exercise needs to be undertaken between the loss of trees 
against the needs of allowing elderly and vulnerable residents to remain in 
their homes.  In this instance it is considered that the needs of the residents 
and the well documented harm to the elderly resulting from their relocation at 
this stage of their lives, and the importance of the development to the health 
and welfare of the community of Tadcaster is of the utmost weight and clearly 
outweighs the considerable harm to the character and amenity of the area 
resulting from the loss of the trees. 
 
Standard of Residential Accommodation and Amenity. 
The proposal would provide a state of art facility for the care of the elderly in 
Tadcaster and is in line with current care policy and philosophy, which allows 
people the dignity of remaining in their homes but the benefits of a care and a 
secure environment.  The community safety Officer has confirmed that the 
scheme would meet ‘Secure by Design’ accreditation. 
 
In terms of the impact on the residential amenity of the occupiers of the 
surrounding dwellings it is considered that the building, although large would 
only be 10.4 metres at the highest point and that is massing would be built up 
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by careful design. Furthermore its impact on the residents of Cedar Drive and 
Beech Walk would be reduced b y the difference in ground levels between the 
main Beeches site and the higher surrounding properties to the west and in 
particular north west of the site. 
 
The proposal meets and in many respects exceeds the normally accepted 
distances for space about dwellings using ‘aspect related design’ principles.  
This looks at distances between different types of elevations, categorising 
them as primary (living and dining rooms), secondary (bedrooms) and side 
elevations.  These relate to two storey buildings on levels sites.  Relationships 
between ground floor windows can often be relaxed as single storey 
structures do not usually result in significant levels of overshadowing and the 
potential for overlooking can be reduced by suitable boundary treatments.  
Often a 2 metre high close-boarded wooden fence can eliminate overlooking 
for this type of relationship.  In addition the viewing angle between windows 
should also be taken into consideration.  Furthermore where angles between 
windows becoming increasing oblique the distances can be relaxed. 
 
Excluding the ground floor of the western elevation of the north-south arm, the 
distance between No 11 Cedar drive and the proposed building would be 21 
metres which is considered acceptable for a main to main relationship for 
buildings of these sizes, particularly given that the buildings are set at an 
angle from each other.  The distances between the rear of the properties at 5-
9 Cedar Drive and the proposed building would be 30 metres which is far in 
excess of the 21 metres that is normally accepted for this type of relationship. 
 
The distance between No 2 Beech Walk and the nearest part of the proposed 
building would be 16 metres, which is 2 metres lower than a secondary to 
main relationship.  However given the oblique angles of the nearest windows 
it is considered that this relationship is considered acceptable.  
 
The relationship between 26 Fairfield Walk and the proposed building would 
be 18 metres which is in excess of the 12 metres main to side that is normally 
considered acceptable, even considering the respective heights of the two 
buildings. 
 
All other relationships are far in excess of the normally accepted standards.  
Therefore although the proposal would introduce overlooking to a degree that 
was not experienced before and would exhibit new windows and balconies it 
is considered that the level of amenity that would result from the proposal 
would be acceptable and therefore in accordance with Policy H6(2) of the 
Selby District Local Plan. 
 
Objections have been received in respect of noise, odour and other nuisance 
arsing from the bar and conservatory.  However such facilities are located o 
the ground floor and outside areas due to the distance in ground levels would 
be well screened from surrounding properties.  As such it is considered that 
the use of these facilities and outside areas would not significantly harm the 
residential amenity of the occupiers of adjacent dwellings. 
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Impact on Highway Safety. 
The proposal would introduce a new access arrangements and new parking 
facilities.  Although objections have been received in respect of highway 
issues the Highway Officer had no objection to the proposal subject to 
conditions.  As such the proposal is considered acceptable in terms of 
highway safety and in accordance with Policies T1, T2 and H6(3). 
 
Impact on Acknowledged Nature Conservation Interests. 
All species of native British bat are protected under the 1981 Wildlife and 
Countryside Act and the Conservation (Natural Habitats, & c.) Regulations 
1994.  In respect to impacts of development proposals on protected species 
planning policy and guidance is provided by Planning Policy Statement 9 “ 
Biodiversity and Geological Conservation” and accompanying ODPM Circular 
06/2005 “Biodiversity and Geological Conservation- Statutory Obligations And 
Their Impact Within The Planning System”.  The presence of a protected 
species is a material planning consideration. 
 
In respect of the requirements of the Habitats Regulations 1994 it is noted that 
as a competent authority the local planning authority should 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 commissioned a bat survey and submitted a report on the 
findings of the survey together with a mitigation strategy.  The survey did find 
evidence of bats roosting in the existing nursing home, dropping were 
recorded around the nursing home and small numbers of Common Pipistrelle 
Bats have been detected. The report concludes that the results indicate that 
the site supports a small but active colony. 
 
Natural England and the North Yorkshire Bat Group have not objected to the 
bat survey and mitigation report.  However Natural England have outlined 
certain deficiencies that need to be fully addressed before the tests in the 
Habitat Regulations can be applied.  This includes a survey of the trees on the 
site and details of mitigation proposed.  These are technical issues, which 
should be able to be resolved between the compilation of the report and 
Planning Committee. 
  
The tests of the Habitat Regulations require a weighing exercise to be 
undertaken between the significance of the protected species and the public 
interest.  In order to give appropriate weight to the protected species, in this 
instance bats, it is necessary to have information on the type of roost and the 
species and numbers of bats occupying a particular site.  This information is 
also required in determining the nature and extent of mitigation works that 
may be required and to give weight to the ‘conservation status of the species’.   
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It is therefore advised that the applicant has failed to provide sufficient 
information to allow the Local planning Authority to make a full and proper 
assessment of the proposal on bats and to undertake its duties under the 
Habitat Regulations.  The applicant has been informed of the situation in 
respect of potential impacts on European protected species and may submit 
further information between the writing of this report and the meeting of 
Planning Committee.  Should this be the case Planning Committee will be 
updated. 
 
Archaeology 
A report commissioned by the applicant has stated that given the developed 
nature over much of the site the archaeology that it once contained will have 
been ‘truncated or destroyed’.  However the report goes on to say that there is 
greater potential for undisturbed finds in the remainder of the site currently 
used for lawns and access and car parking.  The report therefore 
recommends that further archaeological investigation may be required.   
Given the nature of the site is considered that further work could be 
reasonably controlled through the use of a condition and it is recommended 
that any permission is subject to a condition to ensure that a programme of 
archaeological work is submitted for approval before the development is 
commenced.  This is in accordance with the advice of the County 
Archaeologist.  Subject to this the proposal would not be contrary to the 
guidance in PPG16 ’Archaeology’. 
 
Drainage and Flood-risk. 
The site is not located with flood zones 2 and 3 and therefore is acceptable in 
terms of flooding.  It is also proposed to discharge surface and foul water to 
mains drainage.   No objections have been received from Yorkshire Water, 
Environment Agency or the Internal Drainage Board and therefore it is 
concluded that the means of disposal of surface and foul water is acceptable. 
 
Developer Contributions 
Residential developments are normally expected to make contributions to 
education, the primary care trust, open space, waste and recycling and 
affordable housing.  However, although the proposal is essentially for a 
residential development it differs markedly from the most commercial 
schemes in that it is an extra care facility primarily aimed at older members of 
the community. 
 
In respect of the above it is noted that the extra care facility stands within its 
own grounds and that this would be adequate for the residents.  Given the 
age group concerned it is not necessary to have play equipment or 
reasonable to have such equipment provided off site. 
 
In respect of contributions towards education, again give the nature of the 
scheme this is considered unnecessary. 
 
The Primary Care Trust has been consulted and as not responded.  
Contributions towards the Primary care Trust should be on the basis of need.  
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Given the lack of response it is considered that there is no demonstrable need 
and therefore it would be unnecessary and unreasonable to request 
contributions in this respect. 
 
Waste and recycling provision could be dealt with by conditions requesting 
that a scheme be submitted and implemented before occupation of the extra 
care facility. 
 
In terms of affordable housing it is noted that the facility is to be developed 
and managed by Hanover Housing Association with an grant aid of £3 million 
which has been secured from the Homes and Communities Agency towards 
the cost of the development.  All the units that would be provided would 
contribute towards the Council’s affordable housing targets.   
 
However notwithstanding the fact that all the units are intended to be 
affordable the applicant has not provided a strategy of how the units would be 
provided in terms of a mix of tenure and how they will be retained as 
affordable units in perpetuity.  Despite this it is considered that the matter can 
be dealt with by condition and it is recommended that a suitably worded 
condition be attached to any permission granted. 
 
Other Issues 
 
The site and proposal would not constitute an unacceptable form of backland 
development or prejudice the comprehensive development of other land and 
therefore in this respect would not be contrary to Policy H6. 
 
Objectors have raised the issue of loss of private views.  Whereas such 
issues can be material it is noted that they are not normally granted much 
weight in the determinations of planning applications as the loss of view is 
often personal to the private observer and an individual does not normally 
own all the land constituting the view.  Likewise for these reasons it is 
considered that little weight be attached to this issue in the determination of 
this application. 
 
Objectors have also stated that the proposal would result in loss of value to 
their homes.  However this issue is not a material planning consideration. 
 
Objectors have cited other applications that have been refused on the 
grounds of overlooking.  However it is noted that all planning applications 
should be determined on their own merits.  In this instance it is considered 
that the proposal meets the general accepted distances for space about 
development and any increase in overlooking is considered acceptable. 
 
An application at No 2 Beech Walk for an upstairs three light window to be 
replaced by a single light window was refused due to overlooking and 
proximity to a neighbouring property. 
 
Objectors have stated that under the Sustainable Communities Act 2007 there 
is a requirement on Local Authorities to consult and reach agreement with 
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local people via a panel of representatives before they make a proposal and 
that this did not occur.  However it is noted that pre-application consultation 
did take place between the applicant and the community and the planning 
application was advertised in accordance with Council policy.   
 
Objectors have questioned why there is a restaurant, function room and bar 
when Tadcaster has plenty already.  The reason for this is to give people with 
limited mobility a range of services in a safe environment that is in close 
proximity to their homes in accordance with extra care philosophy. 
 
CONCLUSION: 
 
The application comprises previously developed land within the defined 
development limits of Tadcaster.  Furthermore the application site is currently 
a care home and located within a predominantly residential area.  As such the 
proposed extra care residential facility is considered acceptable in principle 
and in accordance within Policy H2A of the Selby District Local Plan. 
 
The proposed building is considered acceptable in terms of its design and 
materials and massing and it is considered that it would not significantly 
detract from the residential amenity of the occupiers of surrounding domestic 
properties and would provide a high standard residential environment.  
Furthermore the proposal would be acceptable from a highways safety 
perspective and the highway officer has no objections to the proposal subject 
to conditions. 
 
The main concerns in relation to this proposal is the impact on bats and the 
impact on the character of the area due to the loss of mature trees.  It is 
anticipated that the issues in respect of protected species will be resolved and 
that Planning Committee will be updated on this issue. 
 
The issue in relation to loss of trees is somewhat more difficult.  The loss of 
tree cover is directly related to the desirability of keeping existing residents on 
the site and therefore the need to phase the development.  Without this the 
building could have been redesigned and the trees retained.   The loss of 
trees is somewhat mitigated by the retention of much tree cover around the 
periphery of the site and by some additional landscaping and tree planting.  
However there is no hiding from the fact that the proposed loss of trees will 
have a significant impact on the character of the area. 
 
The determination is therefore ultimately a balance between the retention of 
the trees, or refusal of the scheme.  Given the importance of the scheme to 
the welfare of the community of Tadcaster and its widespread support from 
welfare and housing agencies and Central Government and the well 
documented harm to the health and well being of moving elderly and perhaps 
infirm residents it is considered that the harm to the character of the area is 
clearly outweighed by other factors. 
 
The proposal is acceptable in all other respects and in the absence of any 
other material considerations which would necessitate refusal it is 
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recommended that application be approved subject to the issues in relation to 
protected species been resolved and the attached conditions. 
 
RECOMMENDATION: 
 
This application is recommended to be Granted  subject to the following 
conditions: 
 
 
 1 The development for which permission is hereby granted shall be 

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

Compulsory Purchase Act 2004. 
 
 2 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 
building 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. 
 
 3 No development shall commence on site until a detailed site 

investigation report (to include soil contamination analysis), a remedial 
statement and an unforeseen contamination strategy have been 
submitted to and agreed in writing by the Local Planning Authority. The 
development shall be carried out in strict accordance with the agreed 
documents and upon completion of works a validation report shall be 
submitted certifying that the land is suitable for the approved end use. 

  
 Reason: 
 To ensure that any potential contamination is identified and dealt with 

in an acceptable manner. 
 
 4 Before any development is commenced the approval of the Local 

Planning Authority is required to a scheme of landscaping and tree 
planting for the site, indicating inter 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. 
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 Reason: 
 To safeguard the rights of control by the Local Planning Authority in the 

interests of amenity having had regard to Policy ENV1 of the Selby 
District Local Plan. 

 
 5 Before the development hereby approved shall commence a scheme 

for the protection of trees and their roots during the construction phase 
shall be submitted to and approved in writing by the Local Planning 
Authority.  The works comprising the development shall be carried out 
in accordance with the approved tree and tree root protection works. 

  
 Reason: 
 In the interest of protecting trees and the character and amenity of the 

locality. 
 
 6 The use shall not commence until a scheme detailing all external 

artificial lighting has been submitted to and approved in writing by the 
Local Planning Authority.  The approved scheme shall be implemented 
prior to the use commencing and shall be retained and maintained 
thereafter throughout the lifetime of the development. 

  
 Reason: 
 In the interests of amenity in accordance with Policy ENV1 of the Selby 

District Local Plan. 
 
 7 No development shall take place within the application 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 by the applicant and approved 
by the Local Planning Authority. 

  
 Reason: 
 The site is of archaeological interest and to ensure compliance with 

Policy ENV28 of the Selby District Local Plan. 
 
 8 No development shall take place until the applicant has submitted to 

and had approved in writing by the Local Planning Authority, an 
affordable housing strategy identifying the tenure of each unit and a 
mechanism for ensuring that all the residential units will remain as 
affordable housing in perpetuity.  The development shall thereafter be 
managed in accordance with the approved strategy unless otherwise 
approved in writing by the Local Planning Authority. 

  
 Reason: 
 To ensure that the affordable housing needs of the community of 

Tadcaster are protected in accordance with the Yorkshire and Humber 
Plan.   
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 9 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: 

  
(i) The access shall be formed with 6 metre radius kerbs, to give a 

minimum carriageway width of 5.5 metres, and that part of the 
access road extending 10 metres into the site shall be 
constructed in accordance with Standard Detail number E6d. 

(ii) Any gates or barriers shall be erected a minimum distance of 10 
metres back from the carriageway of the existing highway and 
shall not be able to swing over the existing or proposed 
highway. 

(iii) Provision to prevent surface water from the site/plot discharging 
onto the existing or proposed highway shall be constructed in 
accordance with the approved details shown on drawing 
"drawing number" and maintained thereafter to prevent such 
discharges. 

(iv) Provision of tactile paving in accordance with the current 
Government guidance. 

  
 All works shall accord with the approved details unless otherwise 

agreed in writing by the Local Planning Authority. 
  
 INFORMATIVE - Condition HC07 
 You are advised that a separate licence will be required from the 

Highway Authority in order to allow any works in the adopted highway 
to be carried out. The 'Specification for Housing and Industrial Estate 
Roads and Private Street Works' published by North Yorkshire County 
Council, the Highway Authority, is available at the County Council's 
offices.  The local office of the Highway Authority will also be pleased to 
provide the detailed constructional specification referred to in this 
condition. 

  
 Reason: 
 In accordance with policy number 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. 

 
10  
 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 (Leeds Road) from a point measured 2.4 metres down the centre 
line of the access road.  Once created, these visibility areas shall be 
maintained clear of any obstruction and retained for their intended 
purpose at all times. 
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 INFORMATIVE  
 An explanation of the terms used above is available from the Highway 

Authority. 
  
 Reason: 
 In accordance with policy number and in the interests of road safety.   
 
11 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 in 
connection with the construction of the access road or building(s) or 
other works until: 

  
 The details of the required highway improvement works, listed below, 

have been submitted to and approved in writing by the Local Planning 
Authority.   

  
 The required highway improvements shall include Traffic calming 

measures on Leeds Road. 
  
 Reason: 
 In accordance with policy number and to ensure that the details are 

satisfactory in the interests of the safety and convenience of highway 
users. 

 
12 Prior to the development being brought into use, a Travel Plan shall 

have been submitted to and approved in writing by the Local Planning 
Authority in consultation with the Highway 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 
 (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. 
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 Reason: 
 In order to establish measures to encourage more sustainable non-car 

modes of transport in accordance with PPS1. 
 
13 Before the development hereby approved shall commence a scheme 

for the phased provision of car parking, turning and circulation areas for 
the facility and for construction traffic; and for the closing off of the 
existing access shall be submitted to and approved in writing by the 
Local Planning Authority.  The development shall be carried out in 
accordance with the approved scheme unless otherwise approved in 
writing by the Local Planning Authority. 

  
 Reason: 
 In the interests of highway safety. 
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APPLICATION 
NUMBER: 
 

8/84/17J/PA 
2009/0381/COU 

PARISH: Bilbrough Parish Council 

APPLICANT: 
 

Mr Ian Denoon VALID DATE: 
 
EXPIRY DATE: 

9 June 2009 
 
8 September 2009 

PROPOSAL: 
 

Change of use of summer house to permanent dwelling 

LOCATION: The Campbell House 
Cat Lane 
Bilbrough 
York 
North Yorkshire 
YO23 3PN 
 

 
 
This application is brought to committee at the request of a local member. 
 
DESCRIPTION AND BACKGROUND: 
 
The Site 
The site is comprised of the curtilage to The Campbell House. The structure is located 
within the Green Belt outside of the defined development limits for Bilbrough.  
 
The Proposal 
The proposal is for a change of use of summer house to permanent dwelling. 
 
Planning History 
 
The structure was first approved retrospectively (application reference 8/84/17B/PA) for its 
retention as a temporary dwelling on the 7 July 1982 with a condition for its removal upon 
expiration of the approval and limiting it to use by Mr & Mrs Denoon. A number of 
applications for its retention were approved with the same conditions up to and including 
application reference 8/84/17F/PA which required the removal of the structure by the 31 
October 2001. There is a subsequent letter on this file from the Planning Officer 
confirming that the structure could be retained as a Summer House without requiring any 
planning consent. Therefore the building to which this application relates is considered to 
have a lawful use as being incidental to the enjoyment of the dwellinghouse. 
 
 
CONSULTATIONS: 
 
HIGHWAYS AUTHORITY: 
No objections, request a condition be attached to any approval granted. 
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YORKSHIRE WATER: 
Respond stating that no comments are required. 
 
APPLETON ROEBUCK & COPMANTHORPE IDB: 
No response received. 
Development Policy: 
 
DEVELOPMENT POLICY MANAGER: 
Indicate that relevant policies are GB2, GB4, and H12 of the Selby District Local Plan. 
Request if minded to approve a condition removing permitted development rights be 
attached. 
 
PRINCIPAL ENVIRONMENTAL HEALTH OFFICER: 
No objections. 
 
BILBROUGH PARISH COUNCIL: 
No response. 
 
NEIGHBOURS: 
All immediate neighbours were informed by letter and the application advertised by site 
notice. No letters of representation were received. 
 
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. 
 
National Guidance is provided by: 
 
PPS1 – Sustainable Development 
PPG2- Green Belts 
PPS3- Housing 
 
Policies contained within the Selby District Local Plan considered to be of particular 
relevance include: 
 
GB2- Control of Development in the Green Belt 
GB4- Character and Visual Amenity of the Green Belt 
H12- Conversion to Residential Use in the Countryside 
T1- Development in Relation to the Highway Network 
T2-Acess to Roads 
 
Assessment 
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The key issues in the determination of this application are considered to be: 
 

i) The lawfulness of the existing structure and the principle of the development in 
the Green Belt 

ii) Suitability for conversion to residential 
 

i) The lawfulness of the existing structure and the principle of the development 
 
The existing structure on the site is considered to be a lawful development as it is for a 
use incidental to that of The Campbell House and has been erected for a period in excess 
of four years. 
 
Having established the lawfulness of the existing structure the principle of the proposed 
development in this Green Belt location should be addressed. Guidance upon 
development which need not be considered inappropriate in areas of Green Belt is found 
in Planning Policy Guidance Note 2 (PPG2).  
 
The decision making process when considering proposals for development in the Green 
Belt is in three stages, and is as follows:- 
 
a It must be determined whether the development is appropriate or inappropriate 

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

 
b If the development is appropriate, the application should be determined on its own 

merits. 
 
c If the development is inappropriate, the presumption against inappropriate 

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

 
Paragraph 3.2 of PPG2 states “Inappropriate development is, by definition, harmful to the 
Green Belt. It is for the applicant to show why permission should be granted. Very special 
circumstances to justify inappropriate development will not exist unless the harm by 
reason of inappropriateness, and any other harm, is clearly outweighed by other 
considerations.” 
 
Paragraph 3.8 of PPG2 states “The re-use of buildings inside a Green Belt is not 
inappropriate development providing: 
 
 

- (a) it does not have a materially greater impact than the present use on the openness 
of the Green Belt and the purposes of including land in it;  

- (b) strict control is exercised over the extension of re-used buildings, and over any 
associated uses of land surrounding the building which might conflict with the 
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openness of the Green Belt and the purposes of including land in it (eg because they 
involve extensive external storage, or extensive hardstanding, car parking, boundary 
walling or fencing);  

- (c) the buildings are of permanent and substantial construction, and are capable of 
conversion without major or complete reconstruction; and  

- (d) the form, bulk and general design of the buildings are in keeping with their 
surroundings. (Conversion proposals may be more acceptable if they respect local 
building styles and materials, though the use of equivalent natural materials that are 
not local should not be ruled out).” 

 
The building is currently used for a use incidental to that of the dwellinghouse and the 
associated land around it is curtilage to the dwelling. Therefore it is considered that the 
proposal would not have a materially greater impact upon the openness of the Green Belt 
and the purposes of including land in it than the existing use on the site. The proposal is 
therefore considered to accord with test (a) of para 3.8 of PPG2. 
 
The proposal does not include any extension of the existing structure or introduce any 
additional uses of land which may conflict with the openness of the Green Belt and the 
purposes of including land in it. The proposal is therefore considered to accord with test 
(b) of para 3.8 of PPG2. 
 
The structure on site is comprised of a mobile home.  The mobile home has been given 
temporary approvals. Mobile homes are not considered to be of a permanent and 
substantial construction, and no information has been submitted to determine that the 
mobile home is capable of conversion without major or complete reconstruction. The 
proposal is therefore considered to be contrary to test (c) of para 3.8 of PPG2.  
 
The form, bulk and general design of the building is considered to be acceptable as it is 
not proposed to alter from the existing appearance on the site in this respect the proposal 
is considered to accord with the test (d) of para 3.8 of PPG2. 
 
The proposal is considered to be contrary to test (c) of para 3.8 of PPG2. As such the 
proposed change of use is considered to fail the test of para 3.8 of PPG2 and therefore 
constitutes inappropriate development in the Green Belt. The applicant has not provided 
any case of very special circumstances which would outweigh the harm of the 
development by inappropriateness and any other harm. 
 
 ii) Suitability for Conversion to Residential 
 
Policy H12 of the Selby District Local Plan sets out the policy test for conversion to 
residential use in the countryside. 
 
H12 (1) requires that it should be demonstrated that the building, or its location, is 
unsuited to business use or that there is no demand for buildings for those purposes in the 
immediate locality. The application is not accompanied by any statement as to the 
unsuitability of the building or its location for business use. Furthermore the site has not 
been advertised for any significant period of time for business use and therefore it cannot 
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be justified that there is no demand for buildings for commercial purposes in the 
immediate locality. The proposal is therefore considered to be contrary to criterion 1 of 
Policy H12 of the Selby District Local Plan. 
 
Policy H12 (2) requires that the proposal provides the best reasonable means of 
conserving a building of architectural or historic interest. It is considered that the building 
does not constitute a building of either architectural or historic interest and is therefore not 
considered to be contrary to criterion 2 of Policy H12 of the Selby District Local Plan. 
 
Policy H12 (3) requires that the building is structurally sound and capable of re-use 
without substantial rebuilding. No structural survey has been undertaken to ascertain the 
capability of the mobile home as a permanent dwelling. The site was given temporary 
approvals for the siting of a mobile home and therefore there is a concern that the 
structure, which was never intended to be permanent, may have deteriorated. No 
information has been submitted as to the structural integrity of the building. The proposal 
is therefore considered to be contrary to criterion 4 of Policy H12 of the selby District Local 
Plan. 
 
Policy H12 (4) requires that the conversion generally takes place within the fabric of the 
building and not require extensive alteration, rebuilding and/or extension. The proposal 
does not include any additions or alterations to the current structure and is therefore not 
considered to be contrary to criterion 4 of Policy H12 of the Selby District Local Plan. 
 
Policy H12 (5) requires that the conversion of the building and ancillary works, such as 
creation of a residential curtilage and the provision of satisfactory access and parking 
arrangements, would not have a significant adverse effect on the character or appearance 
of the area or surrounding countryside. The application site is already constituted by 
residential curtilage, to The Campbell House, and the proposal is therefore not considered 
to have any additional impact up character and appearance than the existing use of the 
site. The proposal is therefore considered to comply with criterion 5 of Policy H12 of the 
Selby District Local Plan. 
 
Policy H12 (6) relates to proposals in close proximity to intensive livestock units or 
industrial uses, which is not the case in this instance. The proposal is therefore considered 
to comply with criterion 6 of Policy H12 of the Selby District Local Plan. 
 
Policy H12 (7) requires that proposals would not create conditions prejudicial to highway 
safety or have a significant adverse effect on local amenity. The highways authority raises 
no objections to the proposal. They do however request a condition be attached to any 
approval preventing any works from being undertaken which will create an obstruction to 
the public right of way. The application does not indicate any works to a right of way and 
obstructions of public rights of way are protected under highways legislation. A condition 
of this type is therefore not considered necessary and should not be included on any 
approval issued. 
 
Policy H12 (8) relates to proposals which constitute residential conversion as part of a 
business use. As this does not form part of the application the proposal is not considered 
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contrary in this respect. 
 
Other Issues: 
 
Residential Amenity 
 
The proposed dwelling is considered to be situated so as to not result in any significant 
impacts upon the residential amenity of adjacent properties by means of either 
overlooking overshadowing or oppression from size and scale. The proposal is therefore 
considered to be acceptable in this respect and accord with Policy ENV1 of the Selby 
District Local Plan.  
 
CONCLUSION: 
Having had regard to all national and local planning policies, letters of representation, 
consultation responses and all other material planning considerations it is considered that 
the proposal would fail to meet all the tests set out in para 3.8 of PPG2 and therefore 
would constitute inappropriate development within the Green Belt. Inappropriate 
development is by definition harmful to the Green Belt and should only be allowed in very 
special circumstances. In the absence of very special circumstances the proposal cannot 
be supported.  In addition the applicant has failed to demonstrate that the site or structure 
is unsuited to business use and is structurally sound and capable of conversion without 
substantial rebuilding contrary to Policy H12 of the Local Plan and the guidance in PPG2. 
 
RECOMMENDATION: 
 
This application is recommended to be refused for the following reasons 
 
01. The building proposed to be converted, by virtue of its temporary, mobile home 

nature would not comprise a permanent and substantial construction.  As such its 
conversion would fail the test in criterion (c) of Paragraph 3.8 of PPG2 and 
therefore constitute inappropriate development within the Green Belt, wherein there 
is a presumption against such development unless there are very special 
circumstances.  No such very special circumstances have been advanced by the 
applicant and therefore the application is contrary to Policy GB2 of the Selby 
District Local Plan and the guidance in Planning Policy Guidance note 2 'Green 
Belts'. 

 
02. The proposal is for conversion to a dwelling in the countryside, wherein there is a 

presumption in favour of commercial uses unless the applicant has demonstrated 
that there site is unsuited to commercial use or that there is no demand for 
commercial uses, which has not been demonstrated in this instance.  As such the 
proposal is contrary to Policy H12(1) of the Selby District Local Plan. 

 
03. The applicant has failed to provide adequate information to demonstrate that the 

building to be converted is structurally sound, and therefore allow the Local 
Planning Authority to fully assess the application in terms of Policy H12(4) of the 
Selby District Local Plan. 
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APPLICATION 
NUMBER: 
 

8/19/1255C/PA 
2009/1255/HPA 

PARISH: Selby Town Council 

APPLICANT: 
 

Mr M J Dugher VALID DATE: 
 
EXPIRY DATE: 

20 July 2009 
 
14 September 2009 

PROPOSAL: 
 

Erection of two storey and single storey extensions to the side following 
demolition of existing garage, utility and porch 

LOCATION: 104 Leeds Road 
Selby 
North Yorkshire 
YO8 4JQ 
 

 
 
DESCRIPTION AND BACKGROUND 
 
This application has been referred to the Planning Committee at the request of Councillor 
Shaw-Wright, on the grounds of effect on the street scene and highway issues, and at the 
request of Councillor Fagan on the grounds that the extension would be in a large plot and 
would not be out of keeping with neighbouring properties or be visually unacceptable. 
 
The application is a resubmission of application reference 2008/1160/FUL, which was 
refused under delegated powers in December 2008.  No amendments have been made to 
the application.   
 
The previous reason for refusal was: 
 
“The proposed two storey extension would be contrary to Policy ENV1 of the Adopted 
Selby District Local Plan and the guidance contained within Planning Policy Statement 1 
‘Creating Sustainable communities’ by reason of its siting, design and massing which 
would result in the introduction of a disproportionately large, incongruous and 
unsympathetic feature into the street scene in this location, affecting the character of this 
site and disrupting the rhythm of development to the detriment of the visual amenities and 
the established character of the locality.” 
 
The proposal is for the erection of a part two-storey and part single storey extension to the 
side of the existing dwelling following the demolition of the existing single storey extension 
and attached garage. 
 
The property is a semi-detached house constructed in red-brown smooth faced brick with 
cream render and plain clay tiles. There is a large conservatory to the rear, a porch and 
single garage to the side.  The property is set back from the road on a large plot and is 
situated in an area, which comprises a mixture of house types and designs. 
 
HISTORY 
 
2008/1160/FUL - Erection of two storey and single storey extensions to the side following 
demolition of existing garage, utility and porch – Refused December 2008 
 
8/19/1255A/PA – Erection of conservatory to the rear and porch to the side – Approved 
August 2000 
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8/19/1255/PA - Erection of replacement garage and store – Approved October 1996 
 
CONSULTATIONS 
 
PARISH COUNCIL 
No objections subject to consultation with occupiers of neighbouring properties.  Comment 
that it does seem to be a significant extension and perhaps a site visit would be 
appropriate. 
 
LOCAL HIGHWAY AUTHORITY 
No objections. 
 
PUBLICITY 
Neighbours have been consulted by letter and a site notice has been posted.  No 
objections have been received.  
 
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: 
 
Selby District Local Plan: 
  
ENV1 Control of Development 
 
National Guidance: 
 
PPS1 Delivering Sustainable Development 
 
ASSESSMENT 
 
The key issues are considered to be: 
 

1. Design and Impact on the Character of the Area 
2. Impact on Residential Amenity 

  
1. Design and Impact on the Character of the Area 
 
Policy ENV1 states that: "Proposals for development will be permitted provided that a good 
quality of development is achieved" and lists eight criteria against which proposals for 
development will be considered.  Criteria (1) relate to the effect on the character of the 
area and the amenity of adjoining residents and Criteria (4) relates to the standard of 
layout, design and materials in relation to the site and its surroundings. 
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PPS1 seeks to achieve high quality design in all developments and to promote local 
distinctiveness. 
 
With the exception of the neighbouring property (102a Leeds Road) to the east of the site, 
which was a later addition to the street, the neighbouring properties are predominantly 
semi detached properties, of similar age and appearance, with similar spaces between 
them.  
 
The proposed extension, due to its location at the side of the property and its height and 
width, would be visually prominent in the street scene despite being set back from the front 
gable elevation. 
 
The dwelling is semi-detached and the proposed extension would almost double the 
original width of the front elevation. Whilst it is accepted that this has to some extent 
already occurred, the existing extension and garage are much more subservient due to 
their single storey nature.  It is considered that the two-storey extension proposed, by 
virtue of its height and width, would unbalance the pair of semi-detached houses and 
would infill the space between the dwellings to an unacceptable level.  As such the 
proposal would detract from the character of the area.  
 
2. Impact on Residential Amenity 
 
The extension would be located on the eastern side of the dwelling. The nearest property 
to this elevation is 102a Leeds Road, which is set further back than the applicant’s 
property.  It is considered that due to the orientation of the two properties that the 
proposed extension would not materially impact on the residential amenity of occupiers at 
102a Leeds Road.  The proposal is therefore considered to be acceptable in terms of its 
impact on residential amenity.  
 
CONCLUSION 
 
The proposal has been assessed against policy ENV1 of the Local Plan and PPS1.  It is 
considered that the proposed extension would, by virtue of its location, height and width, 
unbalance the pair of semi detached houses and infill the space between 104 and 102a 
Leeds Road which is an important characteristic of the street scene. 
 
The application is a re-submission of a previously refused scheme and no amendments 
have been made to address the reason for refusal.  As there have been no changes in 
circumstances to planning policy or to the site there is no justification to change the 
recommendation or to approve the application contrary to policy. 
 
 
RECOMMENDATION 
 
This application is recommended to be REFUSED for the following reasons: 
 
 
01. The proposed two storey extension would be contrary to Policy ENV1 of the 

Adopted Selby District Local Plan and the guidance contained within Planning 
Policy Statement 1 ‘Delivering Sustainable Development’ by reason of its siting, 
design and massing which would result in the introduction of a disproportionately 
large, incongruous and unsympathetic feature into the street scene in this location, 
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affecting the character of this site and disrupting the rhythm of development to the 
detriment of the visual amenities and the established character of the locality. 

 
02.  The planning history of the site is a material consideration.  No amendments have 

been made to the previously refused scheme and there have been no material 
changes in circumstances on the site, in the immediate surrounding area or to 
planning policy that would justify over turning the previous decision. 
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This map has been reproduced from the Ordnance Survey mapping with the permission of Her Majesty's stationary off ice. © Crown copyright. 
Unauthorised reproduction infringes Crown copyright and may lead to prosecution or civil proceedings. Selby District Council: 100018656
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Bar House, Doncaster Road, Selby
2009/0621/FUL
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APPLICATION 
NUMBER: 
 

8/20/683A/PA 
2009/0621/FUL 

PARISH: Brayton Parish Council 

APPLICANT: 
 

Mr Tim Baldwin VALID DATE: 
 
EXPIRY DATE: 

16 July 2009 
 
10 September 2009 

PROPOSAL: 
 

Erection of a detached dwelling following partial demolition of existing 
dwelling 

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

 
 
DESCRIPTION AND BACKGROUND 
 
The application has been referred to the planning committee at the request of Councillor 
Nutt on the grounds of type, form and overshadowing. 
 
The Proposal 
 
This application seeks full planning consent for the erection of a two storey dwelling 
incorporating the original part of the old Toll House, which is a single storey building.  The 
poor quality later extensions to the Toll House would be demolished. 
 
The proposal is to erect a new two-storey dwelling to the rear of the Toll House.  The new 
building would have a hipped roof designed to be in keeping with the pitch of the roof on 
the Toll House.  The fenestration would be symmetrical and would have a vertical 
emphasis giving the dwelling a traditional appearance.  There would be an attached lean 
to single garage to the rear of the dwelling that would also have a hipped roof and side 
hung vertical timber doors.   
 
The Site 
 
The site is located on the corner of Doncaster Road and Baffam Lane within the 
development limits of Brayton.  The surrounding area is predominantly residential and 
there are school fields to the south and west on the opposite sides of the roads. 
 
The site currently comprises a semi-derelict vacant dwelling that was originally built as a 
Toll House by the Turnpike Trust in the early nineteenth century.  The original building, 
despite being of historical importance, has been badly extended and altered over the years 
and is currently an eyesore and a public safety hazard. 
 
Planning History  
 
2008/1299/FUL – Erection of a detached dormer bungalow following demolition of former 
Toll House – Refused April 2009. 
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The above application was refused by the Planning Committee in April this year on the 
grounds of design, loss of a historic building and insufficient information in relation to 
potential presence of bats. 
 
CONSULTATIONS 
 
BRAYTON PARISH COUNCIL 
No reply received. 
 
SELBY TOWN COUNCIL 
No objections subject to consultation with neighbours.  Welcome the incorporation of the 
original features of the Toll House in this design. 
 
SELBY CIVIC SOCIETY 
The new proposal to incorporate some of the main features of the original toll cottage into 
the main house seems to provide a much improved and therefore acceptable alternative. 
 
LOCAL HIGHWAY AUTHORITY 
No objections. 
 
SELBY AREA IDB 
No observations. 
 
ENVIRONMENTAL HEALTH 
Request a noise assessment due to the location of the site adjacent to a busy road. 
 
NORTH YORKSHIRE BAT GROUP 
No objection but advise the method statement proposed in the bat report is conditioned. 
 
COUNTY ECOLOGIST 
No reply received. 
 
PUBLICITY 
Neighbours have been consulted by letter and a site notice has been posted.  Three letters 
have been received by local residents.  The letters raise the following issues: 
 

• Pleased the main part of the toll cottage is being incorporated into new building. 
• A house is not in keeping with neighbouring properties, bungalow would be more 

appropriate. 
• Alterations would detract from the historical aspect of the former Toll House. 
• Loss of light and privacy to adjacent dwelling. 
• Garage will leave a large wall facing a house on Doncaster Road, garage wall 

should be changed to show a break in pattern or moved further from next bungalow. 
• Why have Selby Council allowed an application for a house to be submitted? Row 

of 5 bungalows, I was refused a house in 2000, what has changed? 
 
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 
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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 
 
Selby District Local Plan: 
 
ENV1 Control of Development 
H2A Sustainable development 
H6 Housing development in towns and larger villages 
T2 Access to Roads 
VP1 Vehicle Parking Standards 
 
ASSESMENT 
 
The key Issues are considered to be: 
 

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

 
1. Principle of Development 
 
The site is previously developed land and is located within the development limits of 
Brayton which is identified in the Selby District Local Plan, under Policy H6, as being a 
sustainable settlement which is capable of accommodating additional growth.  The 
provision of additional housing in this location would therefore be acceptable in principle 
subject to complying with all other relevant development plan policies. 
 
2. Demolition of Existing Building 
 
The existing dwelling known as Bar House was built by a Turnpike Trust in the early 19th 
century.  The building is not listed however it is considered to be a building of significant 
historic interest which makes a contribution to the distinctiveness of the area. 
 
Policy ENV1 states that in considering proposals the District Council will take account of 
the potential loss, or adverse effect upon, significant buildings, related spaces, trees, 
wildlife habitats, archaeological or other features important to the character of the area.   
 
The previous application proposed the total demolition of the existing buildings on the site, 
which was considered to be unacceptable.  The current proposal would involve some 
partial demolition, however this would be restricted to the later additions to the dwelling 
which are of poor quality design and appearance.  The main part of the original Toll House 
would be retained and renovated and incorporated into the new dwelling. 
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3. Layout, Scale and Appearance  

 
The site is located on a corner plot and is particularly prominent as there are open playing 
fields on the opposite sides of Doncaster Road and Baffam Lane and other dwellings on 
Doncaster Road are set back from the highway.  The site is also near to a Grade I listed 
church and therefore the design of the proposal is very important.   
 
The site is currently very untidy and the building, which has been vacant for some time, is 
in a poor state of repair.  It is considered that the proposed development would enhance 
the visual appearance of the area. 
 
The proposed dwelling would be located in roughly the same position as the existing 
buildings on the site and would not be significantly larger in terms of its footprint. 
 
The majority of the new dwelling would be two-storey measuring approx 7.5 metres to the 
ridge.  Whilst the adjacent properties are bungalows and dormer bungalows there are 
other two-storey properties nearby and given that this is a corner plot, which has always 
housed a unique property, it is not considered that a different type of property on this plot 
would be harmful to the character and appearance of the area. 
 
Some minor amendments have been requested to the plans in terms of window details etc 
and subject to these being received it is considered that the appearance of the dwelling 
would be acceptable and would respect the historic context of the former Toll House. 
 
Conditions would be imposed to ensure appropriate materials and boundary treatment 
methods are incorporated into the scheme. 
 
The proposal is therefore considered to be acceptable in terms of layout, scale and 
appearance. 
 
4. Access and Parking 
 
It is proposed to utilise the existing vehicular access onto Baffam Lane and there would be 
adequate space within the site for parking and turning.  The proposal would generate no 
more traffic than if the existing dwelling were renovated and reoccupied.  The Highway 
Authority has been consulted and raised no objections. 
 
The proposal is therefore considered to be acceptable in terms of highway safety. 
 
5. Residential Amenity  
 
There are no dwellings to the south or west of the site on the opposite sides of Baffam 
Lane or Doncaster Road.  The side elevation, facing the side of the bungalow to the east 
(1 Baffam Lane) would be blank with the exception of an en-suite bathroom window.  
There would be a minimum separation distance of 10m between the side of the proposed 
garage and the side of 1 Baffam Lane.  It is therefore considered there would be no 
adverse impacts in terms of overshadowing. 
 
The bungalow to the north, 155 Doncaster Road, has a side elevation and conservatory 
facing the rear elevation of the proposed dwelling. The minimum separation distance 
between these elevations would be at least 10m.  There would be three first floor bedroom 
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windows in the rear elevation.  Given the orientation of the proposed dwelling these would 
be facing the large front garden of 155 Doncaster Road.  Bedrooms are secondary rooms 
and it is usual for bedroom windows to overlook neighbouring gardens.  Additionally the 
windows would overlook the front garden, which due to its position adjacent to the road, is 
not particularly private anyway.  Conditions in relation to boundary treatment would 
mitigate against over looking between ground floor windows.  
 
Environmental Health have requested as noise assessment due to the location of the site 
adjacent to the road.  This was not requested on the previous application and given that 
the nearest part of the dwelling to the road is existing this is not considered to be a 
reasonable requirement. 
 
The proposed dwelling would provide an adequate standard of residential accommodation 
and amenity space for its future occupiers. 
 
The proposal is therefore considered to be acceptable in terms of residential amenity. 
 
6. Protected Species 

 
The proposal involves the demolition of an existing building and there is potential that 
protected species could be present.  A bat survey has been submitted with the application 
and no objections have been received from the Bat Group subject to a condition. 
 
CONCLUSION 
 
The site is previously developed land and is in a suitable location for new housing 
development.  This revised scheme has addressed the previous reasons for refusal in 
relation to the loss of a historic building, the principal part of which would now be retained, 
the design, which would now respect the historic character of the site and potential harm to 
protected species, which has now been addressed by a suitable survey. 
 
The proposal is considered to be acceptable in terms of highway safety and would not 
adversely affect the residential amenity of adjacent properties. 
 
The proposal is therefore considered to be in accordance with the relevant policies and 
guidance as set out above. 
 
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 the commencement of development details of the materials to be used in 
the construction of the exterior walls and roofs of the dwelling and garage shall be 
submitted to and approved in writing by the Local Planning Authority, and only the 
approved materials shall be utilised. 
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Reason:  
In the interests of visual amenity and in order to comply with Policy ENV1 of the 
Selby District Local Plan. 
 

3. All external doors, window frames and glazing bars shall be of painted timber 
construction. Prior to the commencement of development details of the colour finish 
shall be submitted to and approved in writing by the Local Planning Authority. Only 
the approved colour shall be utilised and shall thereafter be so retained and 
maintained as such unless otherwise approved in writing by the Local Planning 
Authority. 

 
Reason:  
In order to preserve the historic character of the site in order to comply with Policy 
ENV1 of the Selby District Local Plan. 
 

4. Prior to the commencement of development details of the means of site enclosure 
shall be submitted to and agreed in writing by the Local Planning Authority. The 
means of enclosure shall be provided in accordance with the approved details prior 
to the development being brought into beneficial use and thereafter shall be 
maintained as such. 

 
Reason:  
To safeguard to the rights of control by the Local Planning Authority in the interests 
of amenity and in order to comply with Policy ENV1 of the Selby District Local Plan. 
 

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

 
Reason: 
To safeguard the rights of control by the Local Planning Authority in the interests of 
amenity having had regard to Policy ENV1 of the Selby District Local Plan. 
 

6. Notwithstanding the provisions of Class A and Class E to Schedule 2, Part 1 of the 
Town and Country Planning (General Permitted Development) Order 1995 (as 
amended) no extensions, shall be erected, nor new windows, doors or other 
openings shall be inserted, without the prior written consent of the Local Planning 
Authority. 

 
Reason: 
In order to retain the character of the site in the interest of visual amenity, having 
had regard to Policy ENV1. 
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7. The development shall be carried out in accordance with the method statement in 
the submitted Bat Survey by Wold Ecology Ltd dated May 2009. 
Reason: 
To ensure no harm is caused to any protected species that may be present on the 
site. 
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