
 
 
 
 
 

 
Mission Statement 

 
To Improve the Quality of Life 

For Those Who Live and Work in The District 
 

 
 
4 December 2007 
 
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 12 
December 2007 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 14 November 2007 (pages 
7 to 16 attached). 
 

4.  Chair’s Address to the Planning Committee 

5.  Planning Applications Received - Site Visits 
 

• 2007/1299/FUL – 46 Main Street, Escrick 
(pages 17 to 22 attached). 
 



• 2007/1278/OUT – 17 Fairways, Selby  
(pages 23 to 33 attached). 
 

 
6.  Planning Applications Received – Non Site Visits 

 
Report of the Head of Service - Planning and Economic Development  
(pages 34 to 127 attached). 
 
 

7.  Committee Procedures 
 
Report of the Head of Service – Legal and Democratic Services 
(pages 128 to 132 attached). 
 

8.  Tree Preservation Orders – Confirmation 
 
Report of the Head of Service – Legal and Democratic Services 
(pages 133 to 134 attached).  
 

9.  Applications to be Determined by the County Council on 
which the Views of the District Council are Requested. 
(pages 135 to 138 attached). 
 

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

11.  Request for costs to fund planning enquiry  
 
Report of the Acting Development Control Officer (pages 139 to 142  
attached). 
 

12.  Enforcement Sub Group minutes 
 
To note the minutes of the Planning Committee held on 19 November 
2007 (attached at pages 143 to 145 for information). 
 
 
 
 
 
 



 
 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. Bridleway No.9 Appleton Roebuck (Oak Lodge to Dam Lane) 
Modifications Order 1999 
Decision of the Planning Inspectorate. 
 
A copy of this report is available in the Members’ Room 
 

 
 
 
 
 
 
M Connor 
Chief Executive 
 



Public Speaking 
 
Please note the deadline for registering to speak at Committee is 3.00 pm 
Monday 10 December 2007 
 

Disclosure of Interest – Guidance Notes: 
 

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

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

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

 
Dates of Future Meetings of the Planning Committee 

 

Date of Meeting Deadline Date Distribution Date 

9th    January 2008 19th December 2007 31st December 2007 
6th   February 2008 22nd January 2008 29th January 2008 
5th March 2008 19th February 2008 26th February 2008 
2nd April 2008 14th March 2008 25th March 2008 
 

Membership of the Planning Committee 
18 Members 

 

Conservative Labour Independent 

J Mackman (Chair) D Davies R Sweeting 
J Deans (Vice-Chair) B Marshall Vacancy 
J Cattanach N Martin  
I Chilvers S Shaw-Wright  
K Ellis   
D Fagan   
W Inness   
M Jordan   
D Mackay   
E Metcalfe   
C Pearson   
S Ryder   
 
If you have any enquiries relating to this agenda, please contact Carol Baker on: 
Tel:  01757 292207  
Fax: 01757 292020 
Email: cvbaker@selby.gov.uk



Items for Planning Committee  
12th December 2007 

 
 

File Number: Site Address: 
Case 
Officer Page 

2007/1299/FUL 46 Main Street, Escrick RIPO 17 
2007/1278/OUT 17 Fairway, Selby RABA 23 
2007/0279/FUL Jawbone Quarry, Saddlers Lane, Brotherton RABA 34 
2007/1074/FUL Carmelite Monastery, Thicket Priory, Thorganby TOSL 44 
2007/1069/COU Carmelite Monastery, Thicket Priory, Thorganby TOSL 55 
2006/0214/CON Croft Farm, Main Street, Appleton Roebuck STNA 59 
2007/0865/FUL 1 Lynwith Drive, Carlton CLRI 74 
2007/1192/COU Tawnylands, South Duffield Road, Osgodby KERO 79 
2007/1191/FUL Mushroom Farm, Gravelhill Lane, Whitley RABA 84 
2007/1136/FUL Hurricane Way, Sherburn in Elmet STNA 92 

2007/1058/OUT 
Land at Selby Business Park, Oakney Wood 
Road, Selby RABA 100 

2007/1051/FUL 
Land at Selby Business Park, Oakney Wood 
Road, Selby RABA 109 

2007/1190/TPO The Maples, Common Road, Barkston Ash MIHA 119 
2007/1266/TPO West Lodge, London Road, Barkston Ash MIHA 121 
2007/1275/TPO Low Street, Sherburn in Elmet MIHA 125 
 



Descriptions of Exempt Information  
 
 

1. Information relating to any individual. 
 

2. Information which is likely to reveal the identity of an individual. 
 

3. Information relating to the financial or business affairs of any particular person (including the authority 
holding that information). 
 

4. Information relating to any consultations or negotiations, or contemplated consultations or negotiations, 
in connection with any labour relations matter arising between the authority or a Minister of the Crown 
and employees of, or office holders under, the authority. 
 

5. Information in respect of which a claim to legal professional privilege could be maintained in legal 
proceedings. 
 

6. Information which reveals that the authority proposes –  
 

(a) to give under any enactment a notice under or by virtue of which requirements are 
imposed on a person; or 

 
(b) to make an order or direction under any enactment. 

 
7. Information relating to any action taken or to be taken in connection with the prevention, investigation 

or prosecution of crime. 
 

8. Qualifications for Exempt Information: 

Information falling within paragraph 3 is not exempt information by virtue of that paragraph if it is 
required to be registered under -   

(a) the Companies Act 1985; 

(b) the Friendly Societies Act 1974; 

(c) the Friendly Societies Act 1992; 

(d) the Industrial and Provident Societies Acts 1965 to 1978; 

(e) the Building Societies Act 1986; or  

(f) the Charities Act 1993. 

9. Information falling within any of the 7 categories listed above is not exempt if it relates to proposed 
development for which the local planning authority may grant itself planning permission pursuant to 
regulation 3 of the Town and Country Planning General Regulations 1992. 
 

10. Information which; 
 

(a) falls within any of paragraphs 1 to 7 above; and 
 
(b) is not prevented from being exempt by virtue of paragraph 8 or 9 above, 

 
is exempt information if and so long, as in all the circumstances of the case, the public interest in 
maintaining the exemption outweighs the public interest in disclosing the information. 
 

 



Planning Committee 
14 November 2007 

 

SELBY DISTRICT COUNCIL 
 

Minutes of the proceedings of a meeting of the Planning Committee held on 14 
November 2007 in Committee Rooms 1 & 2, Civic Centre, Portholme Road, 

Selby, commencing at 4.00pm. 
 

462 Minutes 
463 Chair’s Address to the Planning Committee 
464 Performance Indicator Report: April 2007 – September 2007 
465 Budget Management to 30 September 2007 
466 Planning Applications received 
467 Tree Preservation Orders - Confirmation 
468 Private Session 
469 Enforcement Action 

 
 

Present: Councillor J Mackman in the Chair 
  
Councillors: J Cattanach, I Chilvers, Mrs D Davies, J Deans,  K  Ellis,  D Fagan, D 

Mackay, B Marshall, Mrs E Metcalfe, C Pearson, Mrs S Ryder.            
  
Officials: Head of Service – Legal and Democratic Services, Head of Service – 

Planning and Economic Development, Principal Planning Officer, Planning 
Officer, Committee Administrator and Public Speaking Officer. 

  
Also in 
Attendance: 

Public Speakers 

  
  
Public: 12 
Press: 0 

  
  
460 Apologies for Absence and Notice of Substitution 

 
Apologies were received from Councillors W Inness, M Jordan, W N Martin, 
S Shaw-Wright and R Sweeting. 
 
There were no substitute councillors. 
 

461 Disclosure of Interest 
 
Councillor D Fagan declared a personal and prejudicial interest in 
application 2007/00760/FUL – Stutton Road, Tadcaster. 
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Planning Committee 
14 November 2007 

 

462 Minutes 
 
Resolved: 
 
That the minutes of the proceedings of the meeting of the Planning 
Committee held on 17 October 2007 be confirmed as a correct record 
and be signed by the Chair. 
 

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

• The second training workshop would be held on Wednesday 21 
November starting at 4pm. 

 
• Paragraph 15.4 of the Planning Code of Conduct regarding 

councillors presence during applications – ‘ that members are present 
throughout all the debate on an item. If any member has to leave the 
committee meeting for any reason, thereby missing any part of the 
proceedings, he/she should take no further part in the voting 
arrangements for the item(s) considered during their absence’. 

 
• An organised visit to wind farm(s) would be organised involving 

committee members and officers. 
 
• The Regional Spatial Strategy (RSS). This would maximise 

improvements to energy efficiency and increase renewable energy 
capacity. The plans would be out for public consultation until 
December 2007 and would cover 2008 through to 2026. The Chair 
would circulate his report on the RSS to all councillors, and further 
information could be found on the RSS website. 

 
464 Performance Indicator Report: April 2007 – September 2007 

 
The Head of Service - Planning and Economic Development updated 
councillors on the priority areas and the performance of the Council using 
Best Value Performance Indicators for those areas for which the Planning 
Committee was responsible. 
 
Resolved: 
 
That the report be noted. 
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Planning Committee 
14 November 2007 

 

465 Budget Management to 30 September 2007 
 
The Head of Service – Planning and Economic Development presented 
councillors with a report detailing the major variations between budgeted 
and actual expenditure and income for the financial year 2006/07. 
 
The Chair informed councillors that it would be necessary to request a draw 
down from the Planning Inquiry Reserve to cover the costs of the 
forthcoming Selby Coalfield appeals. 
 
Resolved: 
 
Councillors endorse the actions of officers and note the contents of 
the report.     
 
Recommendation to Policy and Resources Committee: 
 
That a draw down of £3,650 from the Planning Inquiry Reserve to fund 
the shortfall in the budget for Selby Coalfield appeals be approved. 
 

466 Planning Applications Received 
 
Consideration was given to the schedule of planning applications submitted 
by the Head of Service – Planning and Economic Development. 
 
Resolved: 
 
That the applications set out in the agenda be dealt with as follows: 
 

 1 Application: 2007/0760/FUL 
Location: 30 Stutton Road, Tadcaster 
Proposal: Resubmission of a previously withdrawn application for 
the proposed erection of 4No dwellings with garage following the 
demolition of the existing dwelling. 
 
Having declared a personal and prejudicial interest in this application, 
Councillor Fagan left the chamber and took no part in the discussion or 
voting on this item. 
 
Officer Update 
 
The Planning Officer informed councillors that this was a resubmission 
of a previously withdrawn application. Outline planning permission for 
the erection of one dwelling on land adjacent was approved in 2004. 
There were several amendments to the report. 
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Planning Committee 
14 November 2007 

 

Highways Agency recommended refusal of the application as it was their 
policy to do so but they had no specific information relating to highway 
or traffic safety problems. Condition 9 in the report required deleting as 
this was a duplicate of Condition 8 and an informative should have been 
added regarding breeding birds. 
 
A bat survey showed no bats but the ponds in the garden could contain 
crested newts and an objection had been raised as to whether the 
survey had been carried out correctly.  Natural England had provided no 
objections.   
 
Mrs J Hubbard -  Agent for the Applicant 
 
Mrs Hubbard informed councillors of the following issues: 
 

• The newt survey was carried out by an experienced 
surveyor 

• Residential area not a through road 
• Highways Agency had not suggested the application was 

unsafe 
 

Resolved:  
 
That the application be refused. 
 
The reasons given for refusal were: 
 

• Highways safety 
• Contrary to policies H6 and T2 
• Inappropriate development 

 
 2 Application: 2007/1134/FUL 

Location: 3 Chestnut Drive, Hemingbrough 
Proposed: Erection of one storey detached with new access 
  
Officer Update 
 
The Planning Officer informed councillors that the conclusions on page 
50 of the report should read ‘ would be acceptable in terms of policies 
H2A, H2B, H6 etc’. 
 
If councillors were mindful to grant the application, a condition would 
also be required relating to construction working hours. 
 
Two further letters of objection had been received since the report had 
been written. 
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Planning Committee 
14 November 2007 

 

Councillor D Fagan returned to the chamber. 
 
Mrs Cook – Objector 
 
Mrs Cook informed councillors she objected to the application for the 
following reasons: 
 

• Overlooking 
• Loss of privacy 
• Turning point 
• Spoil the ambiance of the cul-de-sac 

 
Resolved:  
 
That the application be granted, subject to the conditions set out in 
the officer’s report, and to an appropriate additional condition, to 
be agreed by officers, which dealt with the construction working 
hours. 
 

 3 Application: 2007/0805/FUL 
Location: Croysdale Farm, Moor Lee Lane, Eggborough 
Proposal: Erection of a cattery with associated car parking 
facilities  
 
Officer Update 
 
The Principal Planning Officer informed councillors that the application 
was for the erection of a building and structure for use as a cattery with 
associated car parking. 
 
Mr Mitchell – Objector 
 
Mr Mitchell informed councillors that he objected to the application for 
the following reasons: 
 

• Out of character 
• Would be an eyesore – visible structure 
• Increase of traffic 
• Security issues 
 

Resolved:  
 
That the application be refused for the reasons set out in the 
officer’s report. 
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Planning Committee 
14 November 2007 

 

 4 Application: 2007/0752/FUL 
Location: Fletton House, The Square, Hillam 
Proposed: Resubmission of a previously withdrawn application for 
the erection of a bungalow to serve as an annexe to Fletton House 
following the demolition of garage/store 
 
Officer Update 
 
The Principal Planning Officer informed councillors that objection letters 
received included one from ‘Hillam Historians’ and if councillors were 
mindful to grant the application, a condition would be included to ensure 
that the annex be used by family members only. 
 
Clarification was sought regarding the conservation area and what parts, 
if any, of the site were in the conservation area. It was also confirmed 
that the removal of the telephone box would only be with consent from 
BT and was not part of this planning application. 
 
The Head of Service – Planning and Economic Development agreed to 
ensure that the conservation boundaries were identical to those in the 
adopted Local Plans, as these may have changed since the application 
was submitted and the Local Plans adopted. 
 
Councillors queried the need for an external access door onto the street 
if the proposed building was an annex to the main building. 
 
Councillor Mrs Wright – Parish Council 
 
Councillor Mrs Wright informed councillors that she objected to the 
application for the following reasons: 
 

• Received many objections 
• Conservation area 
• Very crowded site 
• Historical part of village 
• If it was an annex, why would it require external door 
• Heart of the village 

 
 
 
 
 
 
 
 
 

                                                12



Planning Committee 
14 November 2007 

 

Resolved:  
 
That the application be refused. 
 
The reasons given for refusal were: 
 

• Detract from street scene 
• Character and form impact on Conservation Area 
• Design detrimental to the village 

 
 5 Application: 2007/0800/FUL 

Location: Land South of Scalm Park, Wistow, Selby 
Proposal: Proposed erection of a single pole anemometer mast 
80m high, secured by 24 No cables coming out to a maximum 50m 
radius, for an 18 month period. 
  
The Principal Planning Officer confirmed that Wistow Parish Council was 
the only Parish Council that had responded.  An update had been 
received from the local Aero club objecting to the application. 
Clarification was given as to which statutory authorities should be 
consulted, principally the Civil Aviation Authority and their views were 
reflected in the recommended informative.   
 
Mrs Hooper – Agent for the Applicant
 
Mrs Hooper informed councillors of the following issues: 
 

• Details given as to what the developer required for 
assessment as to the suitability of the site 

• Wind speeds varied considerably at sites 
• Pole could be erected in one day 
• Data downloaded remotely 
• Mast removed from site after process and site returned 

to original state 
• Would need another application for wind turbines if site 

suitable 
 

Clarification was sort as to the height and lighting of the mast, which did 
not seem to be an issue. 
 
Resolved:  
 
That the application be granted, subject to the conditions set out in 
the officer’s report, and to an appropriate additional condition, to 
be agreed by officers, which dealt with the lighting of the mast at 
night. 
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Planning Committee 
14 November 2007 

 

 6 Application: 2007/0929/FUL 
Location: Land off Royds Road, West Haddlesey 
Proposed: Proposed erection of a pole anemometer mast, 80m high 
secured by 24No cables coming to a maximum radius of 50m for a 
temporary period of 18 months 
 
Officer Update 
 
The Principal Planning Officer informed councillors that this application 
was the same in principle to the previous application. Sherburn Aero 
Club had no objections but Burn Aero Club raised the same objections 
as previously.  
 
Mr Snowden – Parish Council 
 
Mr Snowden informed councillors he objected to the application for the 
following reasons: 
 

• The area was not a windy site 
• Backyard development 
• Ground swell of resentment 
• Siting of too many anemometer masts 
• RSS removed targets 
• Selby area less sensitive to wind farms 
• Not in keeping with regeneration of Selby 

 
Mrs Hooper – Agent, did not speak as her points were the same as 
those in the previous application. 
 
Resolved:  
 
That the application be granted, subject to the conditions set out in 
the officer’s report. 
 

 8 Application: 2007/1099/FUL 
Location: Steeton Thatch Cottage, York Road, Steeton, Tadcaster 
Proposal: Resubmission of previously withdrawn application for 
extension to existing garage. 
 
Officer Update 
 
The Planning Officer informed councillors of some inaccuracies in the  
Report. 
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Planning Committee 
14 November 2007 

 

A letter from Cunnane Town Planning was submitted to councillors 
which detailed Samuel Smith Old Brewery objections to the application. 
These included: 
  

• Misapplication of policies 
• History of previous applications 
• Over-development 
• Harmful and inappropriate development 
• Contrary to policy H14 

 
Councillor J Deans left the meeting. 
  
Resolved:  
 
That the application be refused. 
 
The reasons given for refusal were: 
 

• Cumulative impact 
• Contravention of policy H14 

 
 9 Application: 2007/1002/TPO 

Location: 24 Park Avenue, Barlow 
Proposed: Application for consent to fell tree within TPO 11/1985 in 
the front garden 
 
Officer Update 
 
The Principal Planning Officer had no further information to add to the 
report. 
 
Resolved:  
 
That the application be granted, subject to the conditions set out in 
the officer’s report. 
 

467  Tree Preservation Orders – Confirmation 
 
Resolved: 
 
That the Tree Preservation Order be confirmed as unopposed. 
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Planning Committee 
14 November 2007 

 

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

469 Enforcement Action 
 
The Principal Planning Officer informed councillors of the issues regarding 
the request for possible enforcement action. 
 
Resolved: 
 
That authority be granted to take enforcement action against the 
breach of listed building control by the service of a Listed Building 
Enforcement Notice and subject to the amendments agreed: 
 

• No action to be taken against the removal of the chimney breast
• Removal of the ceilings if negotiations breakdown 
• Time period for compliance to be amended to 4 months. 

 
 

The meeting closed at 7.40 pm. 
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APPLICATION SITE
Item No:
Address:

N

S

EW

46 Main Street, Escrick, York
2007/1299/FUL
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APPLICATION 
NUMBER: 
 

8/10/235A/PA 
2007/1299/FUL 

PARISH: Escrick Parish Council 

APPLICANT: 
 

Dr H Vos VALID DATE: 
 

30 October 2007 

PROPOSAL: 
 

Resubmission of withdrawn application 8/10/235/PA (2007/0834/FUL) for 
the erection of a two-storey side extension 

LOCATION: 46 Main Street 
Escrick 
York 
North Yorkshire 
YO19 6LA 
 

 
DESCRIPTION AND BACKGROUND: 
A request has been received from the local councillor for Escrick for this application to be 
determined by the Planning Committee for the following reason: “ To allow the Committee 
to make a judgement based on visual amenity, conservation area preservation and impact 
on the streetscene.” The site will also be the subject of a site visit prior to Committee. 
 
SITE DESCRIPTION: 
Nos. 44 and 46 Main Street were originally a single two-storey dwellinghouse constructed 
probably in the early 19th century and extended to the rear, and remodelled in the Arts and 
Crafts style in the early part of the 20th century as part of the creation of the Model Village. 
The property was subsequently divided into two dwellings. 
 
The properties face east towards Main Street, set back from the road in mature 
landscaped gardens. The surrounding properties share many of the same architectural 
details and proportions, showing influences from the Arts and Crafts movement such as 
plain tiled roofs with dormers, and large overhanging eaves and verges; clay wall tiles 
arranged as fish scales to the upper parts of the projecting gable ends; large decorative 
chimneys with corbelling courses and moulded brick inserts; distinctive windows and 
entrance porches with plain-tiled hipped roofs. 
 
The properties on the west side of Main Street tend to be larger houses set in open 
surroundings with the properties on the east side of the road tending to be terraced 
houses built closer to the road. 
 
The applicant’s property has an extensive garden to the side and rear with the land rising 
towards the rear of the plot. The front boundary is marked by an established hedge with 
the side boundary, adjacent to the public footpath, marked by a timber fence approx. 1.8 
metres in height. 
 
THE PROPOSAL: 
The present proposal is for the erection of a two-storey extension on the side elevation of 
the applicant’s dwelling to provide a utility room, cloak room and sitting room on the 
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ground floor with bedroom and sun room over together with first floor balcony on the rear 
elevation. The proposed extension would be approximately 5.0 metres in width with the 
front elevation set back approximately 10.0mm from the front elevation and the roof height 
set below the ridge of the existing dwelling. There would be a distance of approximately 
4.0 metres from the side elevation of the proposed extension and the side boundary of the 
property and approximately 7.0 metres to the dwelling to the south-east (No.48). 
 
PLANNING HISTORY: 
There is no planning history to this site. 
 
 
CONSULTATIONS: 
 
PARISH COUNCIL: 
Comments awaited (Will be reported verbally at Committee) 
 
CONSERVATION OFFICER: 
Has commented verbally that the extension would detract form the character and 
appearance of the Area due to closing down of the gaps between properties. A full 
response will be reported to Committee. 
 
HIGHWAYS: 
No objections received. 
 
ADJACENT RESIDENTS:   
Immediate neighbours were consulted by letter, a site notice was posted, and the 
application advertised in the local press. The publicity procedure expires on the 4 
December 2007 and any comments received will be reported verbally at Committee. 
 
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 on 1 
December 2004), the North Yorkshire Structure Plan (Alteration No.3) (adopted in 1995) 
and the Selby District Local Plan (adopted on 8 February 2005). 
 
Whilst the Development Plan does not contain any policies specific to house extensions in 
built-up areas, Policy ENV1 of the Local Plan does provide what the District Council will 
take account of in considering all development proposals. The site also lies within the 
Escrick Conservation Area and Policy ENV25 of the Local Plan is relevant. 
 
Policy ENV1 (Control of Development) states that: "Proposals for development will be 
permitted provided that a good quality of development is achieved” and lists eight criteria 
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against which proposals for development will be considered. It is considered that the 
following criteria are of the most relevance to this application: 
 
Criteria (1) "the effect on the character of the area and the amenity of adjoining residents." 
And, 
Criteria (4) " the standard of layout, design and materials in relation to the site and its 
surroundings." 
 
The site also lies within the Escrick Conservation Area, where, in accordance with Section 
72(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990, the District 
Council is required to pay special attention to the desirability of preserving or enhancing 
the character or appearance of the conservation area.  

 
Policy ENV25 (Control of Development in Conservation Areas) of the Local Plan accords 
with the statutory requirement of Section 72 and states that development will be permitted 
provided that: " the proposal preserves or enhances the conservation area and in 
particular  
 
Criteria (1) states:  the scale, form, position, design and new materials of new buildings 
are appropriate to the street context;  
Criteria (2) states: features of townscape importance including open spaces, trees, verges, 
hedging and paving are retained and  
Criteria (3) the proposal would not adversely affect the setting of the area or significant 
views into or out of the area". 
 

 
ASSESSMENT: 
 
The site lies within the defined development limits of the village of Escrick, which is also 
inset within an area of Green Belt, and the proposal is therefore acceptable in principle. It 
is considered that the proposal would not impact upon the Green Belt or upon the 
purposes of including land within it. 
 
It is considered that the main issues in this case are the proposed impact of the proposal 
on: 

 
(i) the character and appearance of the conservation area; and 
(ii) the residential amenity enjoyed by the occupiers of adjacent residential 

properties, particularly No.44 Main Street. 
 
 
IMPACT ON THE CONSERVATION AREA: 
The current estate village was commenced in the early 19th century, replacing an earlier 
village located elsewhere, as part of the remodelling of Escrick Park. It has been 
attractively laid out, resembling, particularly in its later stages, a garden village, and 
contains a number of buildings of high quality. The open spaces between the buildings 
and extensive tree cover contribute to the character of the conservation area. Earlier 
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buildings tend to be simple workers’ dwellings, following vernacular forms in the area, 
whilst later buildings, or remodelling of earlier buildings, have been articulated in a 
pleasing Arts and Crafts style. Some are of outstanding quality with a coherence of design 
and materials. 

 
The application site includes one of the larger houses in Main Street. It is set in open 
surroundings, as, generally, are the other houses on the west side of Main Street. This is 
in contrast to the east side of this part of Main Street, where terraced houses, built much 
closer to the highway, predominate. The applicant’s house and garden both make a strong 
contribution to the character of the conservation area. 

 
The applicant has aimed to extend the property in a matching style and proportion, using 
existing features and details to create an extension with as little impact as possible on the 
streetscene. However, in allowing the extension, it is considered that it would significantly 
erode the contribution to the character of the conservation area made by the space 
between it and the property to the south-east (No.48). This would in itself fail to preserve 
the character of the conservation area. 

 
Whilst each application is assessed on its own merits, allowing similar extensions to other 
properties on the west side of Main Street would cumulatively erode the character of the 
area. 
 
 
IMPACT ON RESIDENTIAL AMENITY: 
 
Part of the submitted scheme involves the erection of a first-floor balcony on the rear 
elevation of the proposed extension. The balcony would be approximately 2.5 metres 
above ground floor level and would be approximately 8.0 metres from the common 
boundary with the adjoining dwelling (No.44). The common boundary between the 
properties is marked by a brick wall, topped by a wooden trellis, with an overall height of 
approximately 2.0 metres. The main amenity area to No.44 is situated to the north of the 
property. 
 
It is considered that the balcony would harm the standard of residential amenity enjoyed 
by the occupiers of No.44 by causing loss of privacy and impact upon the character of the 
building upon which it would be constructed. 
 
 
CONCLUSION: 
 
The proposed extension would fail to preserve the character of the conservation area by 
eroding the open space between the applicant’s property and the dwelling to the south. It 
is considered that the proposal would also result in a disproportionate addition over and 
above the size of the original dwelling to the detriment of the open character, residential 
and visual amenities of the area contrary to Policies ENV25 and ENV1 of the Selby District 
Local Plan. 
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RECOMMENDATION: 
 
This application is recommended to be Refused for the following reasons: 
 
1. The proposed extension would significantly erode the contribution to the character of 

the conservation area made by the space between it and the property to the south 
and would therefore fail to preserve the character of the conservation area contrary 
to Policy ENV25 of the Selby District Local Plan. 

 
2.  The use of the proposed first floor balcony on the rear elevation of the proposed 

extension would create an opportunity for greater overlooking of the adjacent 
property (No.44) causing loss of privacy contrary to Policy ENV1 of the Selby District 
Local Plan.  
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APPLICATION 
NUMBER: 
 

8/19/1675A/PA 
2007/1278/OUT 

PARISH: Selby Town Council 

APPLICANT: 
 

Mr & Mrs Fell VALID DATE: 
 
EXPIRY DATE: 

23 October 2007 
 
18 December 2007 

PROPOSAL: 
 

Resubmission of previously withdrawn application 8/19/1675/PA 
(2007/0741/OUT) for outline permission for the erection of five detached 
dwellings and garages following the demolition of the existing bungalow 
and garage 

LOCATION: 17 Fairway 
Selby 
North Yorkshire 
YO8 9AF 
 

 
 
DESCRIPTION AND BACKGROUND 
 
The application seeks outline planning permission for the erection of five dwellings 
following demolition of the existing detached bungalow and garage.  Layout and access 
have been included for consideration, with details of appearance, scale and landscaping 
reserved for subsequent approval. 
 
The site is located in the corner of Fairway which forms part of a large residential estate on 
the outskirts of Selby.  The immediately adjacent dwellings on Fairway are bungalows, 
although there are also dormer bungalows and houses further along and on the opposite 
side of this road.  To the rear of the site the dwellings on Brackenhill Avenue are also 
bungalows and dormer bungalows.  The dwellings to the south of the site on Green Lane 
are houses with long rear gardens. 
 
The site comprises a detached bungalow and garage with a substantial rear garden.  The 
garden is bounded mainly by hedges, which would be retained, and some fencing.  There 
are several trees within the site and adjacent to the site boundaries.  These are 
predominantly ornamental and have little landscape value.  However, there are several 
larger trees, adjacent to the southern boundary, which form a visible feature in the area 
and four of these have been made the subject of a Tree Preservation Order (TPO). 
 
The proposal is to demolish the existing bungalow and garage and to widen the existing 
access to create a private drive with a turning head serving five detached houses.  
 
Planning History 
 
2007/0741/OUT - erection of five detached dwellings and garages following the demolition 
of the existing bungalow and garage – Withdrawn 17th October 2007 in order to address 
concerns relating to trees, bulk of dwellings and impact on neighbours. 
 
CONSULTATIONS 
 
SELBY TOWN COUNCIL – Object – The application has little difference to the previous 
one.  Consider the proposal to be overdevelopment of the site that would have a 
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detrimental effect on the street scene and amenity of neighbours.  Concerned about 
drainage. 
 
HIGHWAY AUTHORITY – Advise conditions. 
 
ENVIRONMENT AGENCY – No objection subject to condition. 
 
YORKSHIRE WATER – Advise conditions. 
 
SELBY INTERNAL DRAINAGE BOARD – No objection.  Advise there have been 
problems with sewers in the Green Lane area. 
 
ENVIRONMENTAL HEALTH – Advise conditions to minimise disturbance during 
construction. 
 
Neighbours have been consulted by letter and a site notice has been posted.  A total of 60 
letters of objection have been received, comprising individual letters and standard letters.  
It should be noted that multiple numbers of letters and signatures have been received from 
some properties.  The main objections raised by local residents are as follows: 
 

• Loss of privacy / overlooking 
• Insufficient space for on site visitor parking 
• Additional wheelie bins and recycling boxes on footpath will cause further hazard 

and eyesore 
• Site was recently flooded, flood risk / drainage problems 
• Mature trees on site  
• Overdevelopment of site 
• Disturbance during construction 
• Approval would set a precedent for other similar developments in the area 
• Additional traffic 
• Access for refuse lorries and service vehicles 
• Houses not in keeping with area 
• Access, parking and highway safety matters 
• Overbearing / overdominant  
• Covenant on property deeds 
• Poor design – unacceptable in terms of scale, number, size and style of dwellings 
• If approved financial contribution should be made by developer to improve drainage 

infrastructure 
• Backland development 
• Impact on wildlife 
• Amendments made are small and only consider TPO and not comments made by 

neighbours 
 
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 on 1 December 
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2004), the North Yorkshire Structure Plan (Alteration No3) (adopted in 1995) and the Selby 
District Local Plan (adopted on 8 February 2005). 
 
National / Regional Policies 
 
PPS1 Delivering Sustainable Development 
PPS3 Housing 
PPG13 Transport 
PPS25 Development and Flood Risk 
 
Regional Spatial Strategy 
 
Policy H2 – Sequential approach to Housing 
Policy P1 – Strategic Patterns of Development 
 
North Yorkshire County Structure Plan 
 
Policy H6 – Sequential Release of Housing Land  
 
Selby District Local Plan 
 
Policy ENV1 – Control of Development 
Policy ENV5 – Flood Risk 
Policy H2A –   Sustainable Development 
Policy H2B –   Density 
Policy H4A –   Mixed Housing Schemes 
Policy H6 –      Housing Development in Towns and Larger Villages 
Policy T2 –       Access to Roads 
 
Key Issues 
 
i) Principle of Development 
ii) Access 
iii) Drainage & Flooding 
iv) Layout 
v) Developer Contributions 
 
 
i) Principle of Development 
 
Selby is identified as a sustainable settlement in the local plan under Policy H6 and the 
site is located within the town development limits.  The site currently comprises a dwelling 
and its domestic curtilage and is therefore considered to be previously developed land.  It 
is therefore considered that the development of this site would be in accordance with 
current Government advice and relevant Development Plan policies relating to the location 
of new housing and hence would be acceptable in principle. 
 
The application is submitted in outline form, with access and layout submitted for 
determination at this stage.  Scale, appearance and landscaping are all reserved for future 
consideration.   
 

                                                27



Whilst the existing bungalow and gardens have been maintained in good condition and 
comprise an attractive family home, the bungalow is not considered to be of any 
architectural merit or historic value, and therefore there are no sufficient reasons in 
planning terms to justify its retention. 
 
ii) Access 
 
Details of means of access have been submitted for consideration with this application.  It 
is proposed to widen the existing access to create a private drive with a turning head 
serving five detached houses.  The development would therefore not result in any 
additional accesses onto Fairway. 
 
The Highway Authority has confirmed that the resubmitted application has addressed 
previous queries raised by the widening of the access road and therefore they have no 
objections subject to conditions. 
 
The proposal is therefore considered to be acceptable in terms of access and in 
accordance with the relevant development plan policies. 
 
iii) Drainage and Flooding 
 
The major concern of many local residents is that of increased flooding and drainage 
problems within the area.   
 
The site is located within the floodplain and a Flood Risk Assessment (FRA) was 
submitted with the application.  The FRA includes mitigation measures to minimise the risk 
of flooding to the proposed new dwellings such as raising the internal finished floor levels 
(300mm above the height of the highway), using concrete floors and raising the height of 
electrical sockets etc.  The relevant authorities (The Environment Agency, Yorkshire 
Water, Selby Internal Drainage Board, the Highway Authority and Environmental Health) 
have been consulted and no objections have been received subject to conditions. 
 
If approved, building regulations consent would also be required, which would ensure that 
adequate drainage facilities were provided. 
 
It is therefore considered, in the absence of objection from the water undertaker and 
statutory consultees, that the proposal would not exacerbate existing drainage and 
flooding problems in the area. 
 
iv) Layout 
 
The submitted layout proposes five detached houses arranged around a private drive.  
Both the design and access statement and the submitted plan indicate that the dwellings 
would be a mixture of three, four and five-bedroom houses with either attached or integral 
garages.   
 
The orientation of the dwellings has been designed to reduce levels of overlooking of 
existing dwellings from any principal elevations.  The separation distances between 
existing and proposed dwellings are also considered to be sufficient to prevent any 
significant loss of amenity to adjacent residents.  However, there are two windows (which 
appear to be secondary) in the side elevation of 19 Fairway, that may be indirectly 
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overlooked by first floor windows in plot 5.  It is considered that this matter could be 
addressed at reserved matters stage. 
 
In line with the Trees and Landscape Officer’s previous advice a minimum separation 
distance of 10m between the protected trees and habitable rooms has been provided. 
 
The site area is just under 0.2 hectares and, therefore, the proposal would have a density 
of approximately 25 dwellings per hectare, which is below the recommended minimum of 
30 dwellings per hectare for urban areas.  However, it is considered that a lower density 
would be acceptable given the character of the area. 
 
It is therefore considered that subject to careful design at the reserved matters stage, the 
proposed layout would be acceptable and in accordance with Policies ENV1 and H6 of the 
Selby District Local Plan. 
 
v) Developer Contributions 
 
Any approval should include a Grampian condition that would enable the Council to 
require payment towards the provision of recreational open space and to cover the cost of 
waste and recycling facilities for each dwelling, in accordance with the Council’s approved 
Supplementary Planning Document “Developer Contributions”. 
 
CONCLUSION: 
 
The site, which currently comprises a dwelling and its domestic curtilage, is considered to 
be previously developed land.  The site is located within the development limits of Selby 
which is identified in the Local Plan as being a sustainable location capable of 
accommodating additional housing growth.  
 
There have been no objections from the relevant authorities in terms of highway safety, 
drainage or flooding. 
 
The proposed layout has been amended to address previous concerns regarding the long-
term well being of the protected trees and amenity issues. 
 
The proposal is therefore considered to accord with the relevant development plan policies 
as set out above.  
 
RECOMMENDATION: 
 
This application is recommended to be Granted subject to the following conditions and 
reasons: 
 
01. Applications for the approval of the reserved matters referred to in No.2 herein shall 

be made within a period of three years from the grant of this outline permission and 
the development to which this permission relates shall be begun not later than the 
expiration of two years from the final approval of the reserved matters or, in the case 
of approval on different dates, the final approval of the last such matter to be 
approved. 

  
 Reason:  
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 In order to comply with the provisions of Section 51 of the Planning and Compulsory 
Purchase Act 2004. 

 
02. No development shall take place without the prior written approval of the Local 

Planning Authority of all details of the following matters: 
  
 (i) The scale and external appearance of each building, and 
 (ii) The landscaping of the site. 
  
 Reason:  
 To safeguard the rights of control by the Local Planning Authority in respect of the 

reserved matters. 
 
03. Prior to the commencement of development details of the materials to be used in the 

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

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

District Local Plan. 
 
04. 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 constructed 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. 
 
05. Protective fencing for existing trees and hedgerows to be retained shall be carried out 

in accordance with details submitted to and approved by the Local Planning 
Authority. No equipment, machinery or materials shall be brought onto the site for the 
purposes of development until the protective fencing is in place, and the fencing shall 
be kept in place until all equipment, machinery and surplus materials have been 
removed from the site. Nothing shall be stored or placed in any area fenced in 
accordance with this condition, fires shall not be lit, and ground levels within those 
areas shall not be altered, nor shall any excavation be made, without the prior written 
consent of the Local Planning Authority. 

  
 Reason: 
 To ensure that the development does not adversely impact on trees or hedgerows 

which are to be retained, having had regard to Policy ENV1 of the Selby District Local 
Plan. 

 
06. The development shall proceed in accordance with the approved Flood Risk 

Assessment incorporating the accepted mitigation measures such as raising floor 
levels and electrical sockets, into the construction of the development.  

  
 Reason:                  
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 To minimise the impacts of flooding.  
  
 
07. There should be no discharge of foul or contaminated drainage from the site into 

either groundwater or any surface waters, whether direct or via soakaways.  
  
 Reason: 
 To prevent pollution of the water environment. 
 
08. The site shall be developed with separate systems of drainage for foul and surface 

water on and off site. 
  
 Reason: 
 In the interest of satisfactory and sustainable drainage, in order to comply with Policy 

ENV1 of the Selby District Local Plan. 
 
09. No piped discharge of surface water from the application site shall take place until 

works to provide a satisfactory outfall for surface water have been completed in 
accordance with details to be submitted to and approved by the Local Planning 
Authority before development commences. 

  
 Reason: 
 To ensure that the site is properly drained and surface water is not discharged to the 

foul sewerage system, which will prevent overloading. 
 
10. No development shall take place until details of the proposed means of disposal of 

foul and surface water drainage, including details of any balancing works and off-site 
works, have been submitted to and approved in writing by the Local Planning 
Authority. 

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

ENV1 of the Selby District Local Plan. 
 
11. Unless otherwise approved in writing by the Local Planning Authority, there shall be 

no piped discharge of surface water from the development prior to the completion of 
the approved surface water drainage works and no buildings shall be occupied or 
brought into use prior to completion of the approved foul drainage works. 

  
 Reason: 
 To ensure that no foul or surface water discharges take place until proper provision 

has been made for their disposal, having had regard to Policy ENV1 of the Selby 
District Local Plan. 

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

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

 (ib) The existing access shall be improved to give a minimum carriageway width 
of 4.5 metres, and that part of the access road extending 10 metres into the site shall 
be constructed in accordance with Standard Detail number E6d and the Specification 
of the Local Highway Authority. 
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 (ic) The crossing of the highway verge and/or footpath shall be constructed in 
accordance with the approved details and/or Standard Detail number E6d and the 
Specification of the Local Highway Authority. 

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

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

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

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

interests of vehicle and pedestrian safety and convenience. 
 
13. Details of the precautions to be taken to prevent the deposit of mud on public 

highways by vehicles travelling from the site shall be submitted to and approved in 
writing by the Local Planning Authority.  These facilities shall include the provision of 
wheel washing facilities where considered necessary by the Local Planning Authority.  
These precautions shall be made available before the development commences on 
the site and be kept available and in full working order until such time as the Local 
Planning Authority agrees in writing to their withdrawal. 

  
 Reason: 
 To ensure that no mud or other debris is deposited on the carriageway in the interests 

of highway safety. 
 
14. Prior to the commencement of the development there shall be submitted to and 

approved by the Planning Authority the proposals for the provision of an on-site 
parking area and on-site material storage area capable of accommodating all staff 
and sub-contractor’s vehicles clear of the public highway and all materials required 
for the operation of the site. The approved compounds shall be available for use at all 
times building works are in operation. 

  
 Reason: 
 To ensure no vehicles associated with on-site works are parked outside the 

application site. 
 
15. Prior to site preparation and construction work commencing, a scheme to minimise 

the impact of noise, vibration, dust and dirt on adjacent properties shall be submitted 
to and agreed in writing by the Local Planning Authority.  The development shall 
carried out in accordance with the approved details. 

   
 Reason: 
 In the interests of amenity. 
 
16. Any delivery, loading and unloading of goods and vehicle movements related to the 

proposed development shall be restricted to the hours of 8am to 6pm Monday to 
Friday; and 8am to 1pm on Saturdays with no deliveries on Sundays and Bank 
Holidays. 
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 Reason: 
 In the interests of amenity. 
  
 
17. All works and ancillary operations which are audible at the site boundary, or as such 

other place as may be agreed with the Council, shall be carried out only between the 
hours of 8am and 6pm on Mondays to Fridays and between the hours of 8am and 
1pm on Saturdays and at no time on Sundays and Bank Holidays 

  
 Reason: 
 In the interests of amenity. 
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APPLICATION 
NUMBER: 
 

8/49/135B/PA 
2007/0279/FUL 

PARISH: Brotherton Parish Council 

APPLICANT: 
 

Mrs Wharton VALID DATE: 
 
EXPIRY DATE: 

22 March 2007 
 
17 May 2007 

PROPOSAL: 
 

Resubmission following withdrawn application 8/49/135A/PA 
(2006/1344/COU) to continue the use of former quarry as motorcross 
track 

LOCATION: Jawbone Quarry 
Saddlers Lane 
Brotherton 
Knottingley 
North Yorkshire 

 
DESCRIPTION AND BACKGROUND 
 
This application was deferred by the Planning Committee on 20 June 2007 when it was 
resolved that: 
“ 

• the application be deferred to enable a site visit to be arranged for members 
of the Planning Committee to attend during the site’s operation 
the Police and the Parish Council be encouraged to respond to consultation 

• the appropriate motorcross association be contacted to offer assistance; and 
• the Highway Authority clarify concerns on stability.” 
 

(Minute no 120. 8 refers) 
 
These issues have been discussed with a member of the motorcross club, and the 
applicant’s agent, and, as a result of these discussions, a letter was received from the 
motocross club on 13th November 2007 advising changes that had been made to the rules 
of the club.  A copy of this letter is attached to this report. 
 
Consultation responses have now been received from the Parish Council and the Police 
and details of these responses are reported below. 
 
A site visit will be arranged prior to the committee meeting. 
 
With regard to the Highway Authority’s concerns, it is considered that this matter was 
addressed in the original report to committee.  However, further clarification has been 
requested from the Highway Authority and councillors will be updated on this matter at the 
committee meeting. 
 
The application seeks consent to continue using a former quarry as a motorcross track.  
Temporary consent, for 6 months, was given in February 2006, to enable Environmental 
Health to monitor the impact on the residential amenity of adjacent residents. 
 
The club currently operates April to September, on Wednesday evenings 6pm to 8pm and 
Sundays 11am to 2pm, and October to March on Sundays only, 11am to 2pm.  The 
majority of club members are children aged between 3 and 17. The site is supervised by 
marshals, and first aiders also attend. 
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The site is located within the development limits of Brotherton in a former quarry that is 
bounded by the A1 and the railway line to the west, the A162 (York Road) to the east, a 
motor auction business to the south, and a wooded area to the north.   
 
There is an existing vehicular access, and the site has its own car park.  There are three 
motorcross tracks which vary in size and ability level i.e. beginners, intermediate and 
experienced. 
 
Relevant Planning History 
 
2006/1377/COU – Continued use of disused quarry as motorcross track - Withdrawn 
 
2005/1344/COU - Retrospective application for change of use of land from disused quarry 
to motorcross track – Temporary Consent Granted 
 
CONSULTATIONS 
 
PARISH COUNCIL – Consider the proposal to be vital for the village as at present there is 
nowhere else for children in the village to go.  Brotherton is classed as a village of 
deprivation.  Consider the club to be well run and organised with a strict code of conduct 
and it is well attended. 
 
HIGHWAY AUTHORITY – Concerns relating to the stability of quarry and boundary walls 
which need to be addressed in the interests of pedestrian safety.  
 
HIGHWAYS AGENCY – No objection in principle subject to the views of the Local 
Highways Development Control Team. 
 
ENVIRONMENTAL HEALTH – Noise complaints have been received by Environmental 
Health and monitoring has been carried out.  Noise levels from the site are significant and, 
as such, Environmental Health could not support the application.  However, should 
councillors be minded to approve the application then conditions are recommended.  A full 
copy of the Environmental Health response is attached to this report. 
 
ENVIRONMENT AGENCY – No comments. 
 
PLANNING POLICY MANAGER – The site is within the defined development limits of 
Brotherton and the main policy in the Selby District Local Plan is RT3.  The criteria of this 
policy mainly concentrate on the impact of developments on their surroundings.  The 
Committee needs to be satisfied that this development will not have an adverse effect on 
its surroundings both in terms of local amenity and visually.  If this can be achieved, and all 
other criteria in Policy RT3 can be met, there would be no policy objections. 
 
CRIME PREVENTION DESIGN ADVISER – The roadway running alongside the proposed 
site and Foxcliffe has double yellow lines running along both sides of the road and is 
clearly signed a no-parking area.  Police officers have the power to deal with any vehicles 
parking in this area. 
 
SELBY DISTRICT COMMUNITY SAFETY PARTNERSHIP – Supports the application.  
Whilst sympathetic to surrounding neighbours who have experienced disturbance, feel this 
is outweighed by the consequences of closing the bike club.  Whilst it was previously 
temporarily closed, reports of illegal off-road biking and general anti-social behaviour rose.  
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The bike club has a vital role in the lives of many young people and is well organised and 
run. The consequences of refusing the application may increase crime and disorder in the 
area. 
 
PUBLICITY – Neighbours have been consulted by letter and site and press notices have 
been posted. 
 
7 letters of objection have been received, 6 from residents of Foxcliffe and 1 anonymous 
letter, on the grounds of noise, dust, dirt, increased traffic, safety issues, use is continuing 
to operate without planning consent, and promises of water bowsers etc to minimise dust 
have not been kept.  Whilst objectors agree that it is important for young people to have a 
facility such as this, they feel it should not be so close to residential properties. 
 
106 identical letters of support have been received.  All of these letters have been 
acknowledged and a telephone call has been received from one person confirming that 
although he signed a petition in support of the application, he has not sent in a letter nor 
has he given permission for a letter to be sent in his name.  As no petition has been 
received in relation to this application it is possible that more of these letters have been 
sent in without the addressees’ consent.  A petition was received for the previous 
application that was withdrawn. 
 
A further three individual letters of support have been sent, all from the same address, two 
of which are children who are members of the motorcross club.  
 
Letters of support have also been received from Local MP John Grogan and Councillor 
Pound. 
 
The grounds of support are that the motorcross club provides a safe, organised and fun 
place for people to ride with a strict code of conduct and an extremely high level of safety.  
The club has reduced the amount of bikes riding in other areas of the village making it a 
safer and more pleasant place to walk.  Brotherton and Byram are classed as deprived 
areas and this is the only club open to children aged from 3 to adulthood.  The club is 
making a concerted effort to mitigate the concerns over dust and noise and has also been 
a tool in combating anti-social behaviour in the area.  Local youngsters have a sense of 
pride in this facility which is an asset to the local community.   
 
It should be noted that multiple numbers of letters have been received from individual 
properties both from supporters and objectors.  It should also be noted that the majority of 
supporters do not live adjacent to the site and would not be affected by the development 
other than by the provision of a community facility. 
 
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 on 1 December 
2004), the North Yorkshire Structure Plan (Alteration No3) (adopted in 1995) and the Selby 
District Local Plan (adopted on 8 February 2005). 
 
Selby District Local Plan 
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ENV1 Control of Development 
RT3 Formal Sport and Recreation Facilities 
 
ASSESSMENT 
 
The site lies within the defined development limits of Brotherton in the adopted Selby 
District Local Plan 2005.  The site, which is a former quarry, has been operating as a 
motorcross track for approximately 2 years.  A previous temporary planning consent for 
this use expired in August 2006.  No enforcement action has been taken as the club have 
been in contact with the department and further applications have been submitted to 
continue the use. 
 
The most relevant policy in the Selby District Local Plan is RT3 – Formal Sport and 
Recreational Facilities.  This policy states that: 
 
“Proposals for sport and recreation development will be permitted, provided:  
 
1) The proposal would not be so intrusive as to seriously detract from the character of the 
area by virtue of its appearance or associated noise;  
2) The proposal would not create conditions prejudicial to highway safety or which would 
have a significant adverse effect on local amenity;  
3) New buildings or structures would be well designed and appropriately landscaped; and  
4) The facilities are designed in such a way as to allow easy access and active 
participation by disabled people in sport.  
 
Within areas of green belt, proposals will only be permitted where they relate to uses of 
land and essential facilities for outdoor sports and recreation which preserve the openness 
of the green belt and do not conflict with the purposes of including land in it.” 
 
The site is located in a former quarry that is bounded by the A1 and the railway line to the 
west, the A162 (York Road) to the east, a motor auction business to the south and a 
wooded area to the north.  The ground level of the site is substantially lower than that of 
the surrounding area, owing to its former use, with the A1 being approx 5 metres higher 
than the site and the A162 being at least 10 metres higher. 
 
Owing to the height of the quarry walls, and the adjacent woodland, the proposal is not 
considered to detract from the character of the area by virtue of its appearance. 
 
Temporary consent for the motorcross track was previously approved in order to allow 
monitoring of noise or other nuisance.  The club have continued to operate without 
consent since August 2006.  On the previous application, ref. 2006/1377/COU, the 
Environmental Health Department expressed continued concerns regarding noise and 
confirmed that a number of complaints had been received despite restrictions on the hours 
of use.  It was recommended that the applicants seek the advice of an Acoustic Consultant 
to carry out a full noise impact assessment of the site and to identify works which could be 
carried out to minimise the impact of the site upon the residential amenity of nearby 
properties.  A scheme to control dust emissions was also requested.  The previous 
application was therefore withdrawn to enable the applicants to address these issues. 
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THE PRESENT APPLICATION 
 
A noise impact assessment has not been submitted with the current application owing to 
the costs involved.  The club is a community facility used mainly by children and run by 
volunteers and they say sufficient funding would be difficult to achieve.  
 
However, a letter, explaining the changes that have taken place in order to try and 
alleviate some of the previous concerns raised, has been submitted.  This letter advises 
that the police have been informed about the problem of illegal parking on the A162 and a 
contact number and reference number have been provided for future complaints upon 
which the police would act.  
 
Funds are in place for the purchase of a water bowser (subject to planning consent) that 
would be used to soak the track before use in order to minimise dust.  Membership has 
been capped at 40 riders, 2 of which would be on the beginners’ track on very small bikes 
which generate little noise, 10 on the intermediate track and a maximum of 10 bikes at a 
time on the main track.  
 
New membership would be refused to anyone with a four-stroke motorbike, a couple of 
existing members do have four-stroke bikes but are being encouraged to swap to a two 
stroke or purchase silencers.  Break times, where all engines must be switched off, would 
be retained at 12 noon for 30 minutes and 13.15 for 15 minutes on Sundays and at 19.00 
for 15 minutes on Wednesdays.  
 
Quotations are being obtained for the planting of a tree line along the eastern boundary to 
help combat noise and dust and to discourage passers-by from stopping on double yellow 
lines to watch. 
 
The applicants are open to suggestions and changes, including in relation to days and 
hours etc, that would improve relations with neighbours although they say the best days 
have been chosen which coincide with other motorbikes using the road to visit Squires 
Milk Bar at Sherburn. 
 
 
A number of objections have been received to the application, primarily on the grounds of 
noise and dust.  The nearest residential properties are those on the Foxcliffe estate, which 
is on the eastern side of the A162 and on Old Great North Road, which is south west of 
the site on the opposite side of the A1.  There is also a residential property to the north of 
the site on the A162. 
 
Environmental Health have visited the site to take noise readings of a 50cc bike at various 
points and an assessment based upon 22 bikes operating. They conclude that they would 
not be able to support this application for the continued use of the site. Should the 
Committee be minded to support the application, a number of conditions any approval are 
recommended. 
 
Conclusion on noise 
 
It is therefore considered that the proposal would have a significant adverse effect on local 
amenity in terms of noise and there is no evidence at present that this could be 
successfully mitigated by planning conditions. 
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There is an existing vehicular access to the site, from the A162, which is located at the 
southern end of the site adjacent to the auction site.  There is also a large parking area 
within the site.   
 
The Highway Authority have expressed concerns over issues relating to the stability of the 
quarry and boundary walls, which could be detrimental to highway safety, and have 
queried the possibility of erecting safety barriers in front of the boundary wall.  However, 
this is not considered to be reasonably related to the proposal or something that would be 
reasonable to request by condition or at the applicant’s expense.  If the wall is currently 
unsafe it would continue to be so with or without the motorcross track, and, as any railings 
would need to be erected on highway land, it is considered that this matter should be 
addressed by the Highway Authority themselves. 
 
In relation to criteria 3 of Policy RT3, no new buildings or structures are proposed, and the 
site is already reasonably well screened by the quarry walls and adjacent wooded area.  
Quotations are being obtained by the applicants for a tree screen and it would be possible 
to condition landscaping if considered necessary.  Advice may need to be taken on 
whether tree planting could affect the stability of the quarry walls although this is 
considered to be unlikely. 
 
In terms of criteria 4, there is no reason why the facility could not be accessed or used by 
disabled people. 
 
The site is not within a designated Green Belt.  
 
CONCLUSION: 
 
The site is located within the defined development limits of Brotherton and is considered to 
be previously developed land.  The proposed continued use of the land as a motorcross 
track would enable the retention of a valuable community facility for which there has been 
a high level of support.  No new buildings or structures are proposed and the site is well 
screened by the high quarry walls and adjacent woodland planting.  The proposal would 
not therefore be detrimental to the visual amenity of the area nor is it considered that the 
proposal would be detrimental to highway safety.  However, the use, which has been 
operating under a temporary planning permission for some time, has received a number of 
complaints in relation noise despite the efforts of the club to alleviate this problem.  It is 
therefore recommended that the application is refused on the grounds of residential 
amenity which would be adversely affected by noise.  
 
RECOMMENDATION: 
 
This application is recommended to be Refused for the following reasons: 
 
1. It is considered that the continued use of the site as a motorcross track would be 

significantly detrimental to the residential amenity of nearby properties by virtue of 
the level of noise which is created by this use.  The proposal is therefore considered 
to be unacceptable and contrary to Policy RT3 of the Selby District Local Plan. 
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APPLICATION 
NUMBER: 
 

2007/1074/FUL 
(8/12/58E/PA) 

PARISH: Thorganby Parish  
Council 

APPLICANT: 
 

The Carmelite Nuns VALID DATE: 
 
EXPIRY DATE: 

14 September 2007 
 
14th December 2007 

PROPOSAL: 
 

Proposed erection of a monastery with the formation of an access 
driveway, parking and turning areas 

LOCATION: Carmelite Monastery 
Thicket Priory 
Thorganby 
York 
North Yorkshire 
YO19 6DE 
 

 
 
DESCRIPTION AND BACKGROUND 
  
SITE DESCRIPTION 
 
The Thicket Priory Estate is located in open countryside on the east side of 
the Thorganby to Wheldrake road, west of the river Derwent, approximately 
1km north of Thorganby.  
 
The Estate measures about 8.2 hectares in area. It contains a number of 
outbuildings and a substantial 19th century main building. The latter was 
originally built as a single private residence. In 1955, Thicket Priory became 
home to the current occupants, the Carmelite Nuns. The total floorspace of 
the buildings is around 2,730 sq.m. The main house and cottages are listed in 
their own right. A priory was first constructed on the site in the 12th century. 
 
Vehicle access is via a 400 metre-long metalled track from the Thorganby 
road which is bounded by grass verges and an avenue of trees. There is a 
gatehouse/lodge at the entrance to the drive. 
 
The majority of the grounds of Thicket Priory lie to the south and east of the 
main building complex. There are lawns, orchards, ponds, a wide variety of 
mature trees, a gardener’s cottage with garden, a “wild” area formerly used for 
vegetable growing, and a walled garden (now uncultivated) with walls 
generally around 3 metres high and largely intact.  
 
The walled garden occupies the southeastern part of the grounds of the 
estate. It is about 0.4 hectares in area. There are some mono-pitch roof 
outbuildings in varying states of repair abutting the outside of the walls. 
None of the buildings at the site can be seen from the road due to the 
roadside vegetation. There are no rights of way adjacent to or in the vicinity of 
the site from which views of the estate and its buildings are available. 
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To the north, south and west of the estate the land is generally flat. To the 
east the land falls, beyond the estate boundary, by about 1.5 metres to the 
river Derwent flood plain. 
  
  
THE PROPOSAL 
 
The need for the proposed development arises because the main house and 
outbuildings and grounds are now too large for the applicants’ requirements 
and are becoming too expensive to maintain. At the time of the nuns’ first 
occupation of Thicket Priory there were 16 Sisters within the community. The 
number has fluctuated over the years but currently stands at 12.  
The applicants consider themselves to be an integral part of the religious and 
social fabric of the wider community and they wish to maintain their presence 
in the area. The Chapel functions as the Catholic Chapel for the surrounding 
area and is open to all, daily, without appointment.  
 
The Sisters welcome all visitors, regardless of denomination, which may 
include daily visitors and resident visitors who need to take a break from their 
normal daily life. They consider that relocation to an existing but smaller 
complex of buildings elsewhere would not achieve the accommodation and 
economies necessary for a new monastery, whilst also continuing to provide 
the same range of facilities for visitors in this location. 
 
A new-build monastery is seen by the applicants as the only practical way 
forward. Valuation advice confirmed that the construction costs of a new 
monastery, excluding land purchase, would be broadly similar to the sum 
which they might expect to obtain from the sale of the existing estate. These 
considerations, together with the religious connection arising out of the 
historic use of land within the estate as a Priory, led to the decision to 
investigate the possibility of building a new monastery within the existing 
grounds. 
 
Four possible locations within the Thicket Priory estate were investigated as 
potential sites for the new monastery. This resulted in the choice of the walled 
garden as the preferred site. 
  
There is a concurrent planning application for the change of use of the 
existing monastery to a private dwelling. 
  
This application proposes the construction of a purpose-built monastery for 15 
Sisters together with accommodation for residential and other visitors. Two 
parking/turning areas would be constructed outside the walled garden, 
reached by a new access drive along the southern boundary of the grounds 
leading off from the main drive. 
 
The monastery would have a gross floor area of 1,485 sq.m. and a building 
footprint on the ground of 1,467 sq.m. It would be predominantly single-storey. 
The Chapel, though single-storey, would be the dominant building and 2-
storey equivalent in height. The building would be constructed in brickwork 
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with clay pantiled pitched roofs. The eaves level (2.5m) of all parts of the 
monastery, except the Chapel, would be lower than the east, west and north 
garden walls. The historic low wall, railings and gate along the southern 
boundary would be reinstated. There are no public rights of way or properties 
in that direction. The Chapel would be 8.6m to the ridge. 
 
The accommodation would be divided into three main areas: 

1. Public areas including casual accommodation for day visitors and 
overnight accommodation for longer stay visitors (134 sq.m).  

2. Shared areas including the Chapel, vestry/sacristy, parlours  
      (rooms where the Sisters receive visitors) (249 sq.m). 
3. Private areas, including the Sisters’ living accommodation, community 

and work areas, and meditation space (669 sq.m).  
  
The application is supported by: a Planning Statement (incorporating Design 
and Access); an Archaeological Assessment; The Walled Garden – 
Architectural Assessment; Geophysical Survey Report; Ecological 
Assessment; Arboricultural Report; Drainage Report; Flood Risk Assessment; 
Built Heritage Impact Assessment; and a Construction Management 
Statement 
  
  
CONSULTATIONS 
 
 PARISH COUNCIL: No objection. 
  
HIGHWAY AUTHORITY: No objection. Recommends conditions. 
  
NYCC (HERITAGE SECTION): Recommends a condition. 
  
NATURAL ENGLAND: No objection subject to a condition. 
  
NORTH YORKSHIRE BAT GROUP: Considers that the application should not 
be determined until bat activity surveys have been undertaken. As most bats 
will now have departed from summer roosts, this may require delaying a 
decision until next summer. 
  
YORKSHIRE WATER: Comment that the site is not served by the public 
sewerage system and that they would wish to be informed of the decision. 
  
OUSE & DERWENT IDB: Recommends that the applicant is required to prove 
that whatever method is suggested for surface water disposal will 
accommodate the existing discharge and the proposed discharge without 
increasing flood risk. 
  
CRIME PREVENTION OFFICER: The building standards would easily receive 
Secured by Design accreditation. 
  
CABE: They say that they will not be able to comment due to resources. 
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LOCAL RESIDENTS: A site notice was placed near to the site, and letters 
sent to neighbouring properties. 
155 responses have been received from various individuals and institutions 
throughout the British Isles, and 1 from the USA, including 5 from residents of 
Thorganby.  
All the responses express support for the proposal.  
The reasons given generally attest to the benefits to the whole of the local 
community, and to others, regardless of denomination or faith, which derive 
from the applicants’ presence, their facilities and their use of the land on this 
particular site and in this particular area. 
  
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 on 1 
December 2004) and the Selby District Local Plan (adopted on 8 February 
2005). 
  
National Guidance 
 
PPS1     Delivering Sustainable Development 
PPS7     Sustainable Development in Rural Areas 
PPS9     Biodiversity and Geological Conservation 
PPS10   Planning for Sustainable Waste Management 
PPG13   Transport 
PPG15   Planning and the Historic Environment 
PPG16   Archaeology and Planning 
PPS23   Planning and Pollution Control 
PPS25   Development and Flood Risk 
  
Regional Spatial Strategy for Yorkshire and the Humber to 2016 
Draft Regional Spatial Strategy: The Yorkshire and Humber Plan. 
  
Relevant SDLP policies are: 
 
DL1 – Control of Development in the Countryside 
ENV1 – Control of Development 
ENV5 – Development in Flood Risk Areas 
ENV10 – General Nature Conservation Considerations  
ENV13 – Development Affecting Ponds 
ENV14 – Protected Species 
ENV21 – Landscaping Requirements 
ENV22 – Protection of Listed Buildings 
ENV28 – Other Archaeological Remains 
VP1 -      Vehicle Parking Standards 
VP4 –      Parking for People with Disabilities 
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CS4 –     Community Halls and Places of Worship. 
  
  
It is considered that the principal issues raised by this application are:  

(1)  The principle of development; 
(2)  Effects on the Listed Building; 
(3)  Archaeology;  
(4)  Trees;  
(5)  Ecology;  
(6)  Design;  
(7)  Flood Risk/Drainage. 

  
1. The Principle of Development 
 
The site is in open countryside and is not subject to any special landscape 
protection or nature conservation designations.  
 
Policy DL1 states that: 
 

“Development in the countryside, outside the Green Belt and development 
limits, will only be permitted where the proposal complies with all other 
relevant policies and the proposal: 
1)   Would be appropriate in a rural area; or……. 
3)   Is required to meet the identified social or economic needs of a rural 
community. 
 
Where development is considered appropriate, it must be located and 
designed so as not to have a significant adverse effect on residential 
amenity or the character and appearance of an area and must not harm 
acknowledged nature conservation interests.” 

 
In order to consider whether the proposed development is appropriate in a 
rural area or is required to meet the needs of a rural community, it is 
appropriate to give some weight to the fact that the applicants have been 
present on this estate and in the existing buildings for 55 years. It should also 
be pointed out that there is a much longer, if interrupted, tradition of religious 
activity on the Thicket Priory site, and in the Derwent Valley generally. In 
addition, the many letters of support for the proposal – which includes local 
support – strongly suggest that the applicants are a valued part of the 
community and contribute to meeting its social needs. 
 
The development is therefore considered to be an appropriate type of 
development on this site for the purposes of Policy DL1. 
 
Furthermore, none of the issues considered below indicate that the 
development would have a significant adverse effect on residential amenity or 
on the character and appearance of the area. Consequently it is considered 
that the proposal complies with Policy DL1. 
  
2. Effects on the Listed Building 
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Policy ENV22 states that: 
 

” Development will not be permitted where it would have a detrimental 
effect on the character, fabric or setting of a listed building.” 

 
The application site lies some 260 metres to the east of the main house, from 
which it is screened by substantial intervening vegetation. The impact on its 
setting would be low. There would be greater impact on the setting of the 
listed garden cottage, which is some 30 metres from the walled garden. 
However, because of the relative heights of the garden walls and the 
proposed monastery, the impact on the listed cottage would not be 
detrimental to its setting. 
 
The proposal is therefore considered satisfactory in terms of its effects on the 
listed buildings. 
  
3. Archaeology 
 
Policy ENV28 states that:  
 

“(A) Where development proposals affect sites of known or possible 
archaeological interest, the District Council will require an 
archaeological assessment/ evaluation to be submitted as part of the 
planning application; (B) Where development affecting archaeological 
remains is acceptable in principle, the Council will require that 
archaeological remains are preserved in situ through careful design 
and layout of new development.” 

  
An archaeological assessment has been submitted with the application. 
It has revealed that the site of the 12th century Thicket Priory appears to have 
been outside and to the north-west of the walled garden. Therefore, the new 
monastery would have no direct impact on any building remains associated 
with that site. 
 
In addition, the site of Thicket Hall, probably constructed in the late 17th, or 
early 18th century, occupies part of the north-west quadrant of the walled 
garden. The structural remains of a house form part of the west wall that was 
part of a wider designed landscape and enclosures. These 18th century 
enclosure walls had mostly been demolished by the time that the walled 
garden attained its existing size and plan in the mid-19th century, as a kitchen 
garden for (the house known as) Thicket Priory, around 1845. 
 
The location of the proposed new monastery would avoid any adverse 
impacts on the site of the medieval priory. The footprint of the new building 
has been specifically designed to avoid both the site of Thicket Hall and the 
burial ground recorded in the north-west corner of the area. The proposal 
preserves these sites in situ. 
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Consequently, the predicted impacts of the development proposals, including 
the car parks and access road to the west of the walled garden would be 
largely limited to the sub-surface remains of the 18th century enclosure walls, 
the foundations of a greenhouse, the remains of garden paths of late 19th 
century date, and to part of a boundary wall to the existing grounds of Thicket 
Priory. 
  
A programme of repair and maintenance to the walls is proposed 
  
Conditions are therefore recommended to require details of that programme, 
and also a schedule of groundwork and foundation details to deal with 
excavation for any drainage runs. 

  
4. Trees 
 
Other than fruit trees there are no trees within the walled garden. Some of 
these will need to be removed, but the majority of those growing against the 
internal garden walls would be retained. 
 
No trees within the estate are protected by a Tree Preservation Order. 
 
Some trees would have to be removed to create the new vehicular access 
point and the car park/ servicing areas and for construction vehicles. In 
addition, two groups of 43 western red cedars would be removed. These are 
adjacent to the grassed access track along the southern boundary of the 
existing grounds which is to be surfaced to become the principal access to the 
new monastery. They are inhibiting the growth of their neighbours. 
  
However, it is considered that the effects on the numbers of veteran trees and 
on overall tree cover would not be unduly harmful. Conditions are 
recommended to secure details of root protection and road construction 
methods.  
  
5. Ecology 
 
The site is currently managed grassland and an orchard. It is understood that 
there are no habitats of substantive nature conservation value, nor are any 
rare or protected species present. The development incorporates measures 
for minimising and avoiding impacts on bats, great crested newts, slow worms 
and birds. Features to enhance biodiversity within the walled garden and 
adjacent areas would also be carried out. These include additional planting, 
nest boxes, bat boxes and barn owl boxes. 
 
Subject to these measures being secured by condition, the development 
would have no significant impact on nature conservation interests. 
  
6. Design 
 
In terms of site selection within the grounds of the estate, the choice of the 
walled garden for the new monastery is considered to be the least intrusive in 
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relation to the setting of the listed buildings, the potential future uses of the 
main building and the needs of the applicants for a quiet contemplative 
environment. 
 
The site is a discrete space physically, and it is visually separated from its 
surroundings by the high garden walls. 
 
In respect of the effects of the new building on trees, nature conservation, 
archaeology, access and parking, the site’s location is also considered to be 
satisfactory. 
 
Sited, as it would be, behind the high garden walls and not visible from 
publicly accessible areas, only parts of the roofs and the Chapel could be 
seen from outside the walled garden. The external materials are acceptable. 
Consequently, it is considered that the scale and size of the proposed new 
building would not impact unduly on the character and appearance of the 
area.  
  
7. Flood Risk 
 
The risk of flooding does not pose a constraint on the development of the site. 
A Flood Risk Assessment has been carried out. There is no history of flooding 
within the walled garden or adjacent land within the Thicket Priory estate. 
Neither the walled garden nor the agricultural access track which runs outside 
the north, east and south sides of the site was flooded in 2000 or during the 
winter of 2006/7. The site lies within an area which is deemed to be suitable 
for all forms of development with a ‘low probability’ of flooding (less than 0.1% 
or 1 in 1,000 years).  
 
There is nothing to suggest that surface water cannot be disposed of to avoid 
contributing to flooding elsewhere and this can be the subject of a condition 
on any approval. 
  

  
CONCLUSION 
 
The proposed monastery would be outside development limits. However, it is 
an appropriate use on this site which has a long association with religious 
activity. The form of development would not have a significant adverse effect 
on the character and appearance of the area. Subject to conditions, the 
proposal would be in accordance with the development plan. 
  
  
RECOMMENDATION: 
 
That planning permission is granted subject to: 
  
1. The development for which permission is hereby granted shall be begun 
within a period of three years from the date of this permission. 
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Reason:  
In order to comply with the provisions of Section 51 of the Planning and 
Compulsory Purchase Act 2004. 

  
2. Prior to the use of the building commencing, the access to the site shall be 
laid out such that extending 10 metres into the site from the carriageway of 
the existing highway the surface shall be made up and surfaced in 
accordance with the approved details and/or Standard Detail number E9 and 
the specification of the Local Highway Authority. 
 
Reason:  
To ensure a satisfactory means of access to the site from the public highway, 
in the interests of vehicle and pedestrian safety and convenience.  
 
3. Prior to the commencement of the development hereby permitted, visibility 
splays providing clear visibility of 4.5m x 215m measured down the centre line 
of the access road and the nearside channel of the major road (or such other 
splay as may be approved in writing by the local planning authority) shall be 
provided at the junction of the access road with the county highway. Once 
created these visibility areas shall be maintained clear of any obstruction and 
retained for their intended purpose at all times. 
 
Reason:  
In the interests of road safety to provide for drivers of vehicles using the 
access road to the site and the public highway with a standard of inter-
visibility commensurate with the vehicular traffic flows and road conditions. 
 
4. No development shall take place within the walled garden until a schedule 
of foundation and groundwork details demonstrating how archaeological 
remains are to be preserved in-situ has been submitted to and approved by 
the local planning authority. The details shall be carried out as approved. 

 
Reason:  
The site is of archaeological interest. 
 
5.No development shall take place within the site until the implementation of a 
programme of archaeological work has been secured, in accordance with a 
written scheme of investigation submitted to and approved by the local 
planning authority. 
 
Reason:  
The site is of archaeological interest. 
 
6. Before the development hereby approved is brought into use a programme 
of repair and maintenance of the garden walls and the external lean-to 
buildings shall be submitted to and approved by the local planning authority.  
 
Reason:  
To safeguard the longevity of the walls and the character of the historic 
environment. 
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7. The measures outlined in Section 6 of the Ecological Assessment report 
dated August 2007 shall be carried out at the times stated. 
 
Reason:  
In the interests of nature conservation. 
 
8. Details of the method of foul and surface water disposal shall be submitted 
to and approved by the local planning authority before development 
commences. The details shall be carried out as approved. 
 
Reason:  
To ensure that the drainage of the site is satisfactory. 
 
9. The proposed tree works and tree protection measures shall be carried out 
in accordance with the conclusions of the Arboricultural Report dated 22nd 
August 2007. Before development commences an Arboricultural Method 
Statement shall be submitted to and approved by the local planning authority 
 
Reason:  
To minimise harm to the trees on the site. 
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APPLICATION 
NUMBER: 
 

2007/1069/COU  
(8/12/58F/PA) 

PARISH: Thorganby Parish 
Council 

APPLICANT: 
 

The Carmelite 
Nuns 

VALID DATE: 
 
EXPIRY DATE: 

10.09.2007 
 
10.12.2007 

PROPOSAL: 
 

Change of use of monastery and associated grounds to single 
private dwelling 

LOCATION: Carmelite Monastery 
Thicket Priory 
Thorganby 
York 
North Yorkshire 
YO19 6DE  
 

  
DESCRIPTION AND BACKGROUND 
 
This application complements the concurrent application for the erection of a 
new monastery within the grounds of Thicket Priory, which is elsewhere on 
the agenda. 
 
The sale of the building the subject of this application (the existing monastery) 
as a private dwelling, together with most of the grounds, is intended to fund 
the construction of a new monastery within the walled garden. 
  
The building is listed, Grade II, and was constructed in the mid-19th century, 
and has had some late-20th century additions. Altogether it comprises 
approximately 2,700 sq.m. of floorspace on three floors.  
 
No physical alterations to the building are proposed at this stage and these 
would require a separate and subsequent grant of listed building consent and, 
perhaps, planning permission.  
  
The building was built as a private dwelling and was occupied as such for 100 
years, until the Carmelite nuns took it over in 1955. They have used it since 
as a monastery. 
  
The building is in open countryside east of the Thorganby – Wheldrake road. 
It is approximately 400 metres from the public highway. There is an existing 
vehicular access to the highway. The grounds associated with the proposed 
change of use measure around 6.3 hectares.  
  
CONSULTATIONS 
 
PARISH COUNCIL: No objections. 
 
OUSE & DERWENT IDB: No comments to make. 
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YORKSHIRE WATER: Say that their observations are not required. 
 
NYCC (HERITAGE): Wish to make sure that any future works in the area 
which are not directly related to the listed building are carried out in a way 
which is sensitive to the Historic Environment interest. Perhaps consider 
restricting permitted development rights? 
  
NEIGHBOURS: Neighbours were notified and a site notice was displayed at 
the site entrance. No responses specific to this particular application 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 on 1 
December 2004) and the Selby District Local Plan (adopted on 8 February 
2005). 
  
Selby District Local Plan 
 
Policy DL1 – Control of Development in the Countryside 
Policy H12 – Conversion to Residential Use in the Countryside. 
  
Policy H12 permits the conversion of rural buildings to residential use outside 
defined development limits subject to various criteria. These criteria are: 
unsuitability for business use; conserving a listed building; structural 
soundness; re-using the fabric of the building; curtilage works not affecting the 
character of the area; appropriate neighbouring uses; and, no harm to 
highway safety or residential amenity. It states that permitted development 
rights may be withdrawn by condition. 
  
The applicants have stated that in relation to alternative uses which might be 
appropriate for the main buildings and grounds, a limited marketing exercise 
has taken place. As a consequence, a prospective purchaser has come 
forward who wishes to use the property as his family house. In addition, pre-
application discussions with officers indicated a clear preference for the 
buildings to be restored to their original condition and for the buildings and 
grounds to be reused for their original purpose, which was as a private 
dwelling with domestic outbuildings. 
 
It is considered that the proposed use would represent the best means of 
conserving the special architectural and historic interest of this listed building, 
and would not damage the fabric and character of the building and building is 
structurally sound.  
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The proposed re-use would generally take place within the fabric of the 
building, although the mid-20th century buildings may be removed, subject to 
obtaining listed building consent from the local planning authority. There is 
adequate vehicular access to the site and adequate parking on the site and 
thus there would be no harm to highway safety. A residential curtilage at the 
site already exists and there are no unneighbourly uses in close proximity to 
the site. 
  
CONCLUSION 
 
The proposed conversion to residential use would not harm the character and 
appearance of the countryside. It would return the building to its original use 
and would provide the most suitable use for preserving the special character 
of the Listed Building. 
 
RECOMMENDATION 
 
That planning permission is granted subject to: 
  
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. 
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APPLICATION 
NUMBER: 
 

8/79/190C/CA 
2006/0214/CON 

PARISH: Appleton Roebuck Parish Council 

APPLICANT: 
 

Appleton Estates 
Ltd 

VALID DATE:
 

16 February 2006 

PROPOSAL: 
 

Resubmission of previously withdrawn application 8/79/190/PA 
Conservation Area Consent for the demolition of existing farmhouse and 
outbuildings 

LOCATION: Croft Farm 
Main Street 
Appleton Roebuck 
York 
North Yorkshire 
YO23 7DN 

 
DESCRIPTION AND BACKGROUND: 
 
The committee may recall that this application has been before planning committee on 
three previous occasions.  Firstly, on 15 December 2006, where a resolution was passed 
to grant planning permission and again on 3 January 2007, when it was deferred.  The 
reason for deferral was to enable officers to include further information in a revised report 
with regard to queries raised by Cunnane Town Planning. 
 
The application was reconsidered on 31 January 2007 when it was resolved that: 
 

“That the decision be deferred to enable officers to determine whether 
redevelopment of the property could be financially viable and to seek 
further information as to the work carried out by the applicant to retain 
the building in use.”  

 
                                                                                                   (Minute No 1460. 6 refers) 
 
The letter from Cunnane Town Planning states that they consider the reasons for approval 
given by the Planning Committee to be inadequate in view of the complex factual and 
policy issues raised in the application.  The questions raised all relate to the principle of 
demolition of the existing buildings as opposed to the suitability of the new scheme.   
 
The letter stated that they would expect the District Council to ensure that the summary 
reasons address the following matters: - 
 

1. Did the District Council accept that Croft View Farm makes a positive contribution to the 
character and appearance of the conservation area, in terms of paragraph 4.27 of PPG15?  
If not, why not, and for what reasons (if any) did the District Council reject the advice of its 
officers in the report to Committee that Croft View Farm should be regarded as "making a 
positive contribution" in accordance with the criteria stated by English Heritage in 
"Guidance on Conservation area Appraisals (2006)". If so on what basis did the councillors 
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consider that the general presumption contained in that advice should not be applied in this 
case? 

 
2. Did the District Council consider that it would be financially unviable for Croft View Farm 
to be restored to residential use, or did the District Council not make a final determination 
of this issue?  If so, on what basis? 

 
3. What view (if any) did the District Council form as to each of the considerations set out in 
paragraph 3.19 of PPG15? 

 
4. Did the District Council take the view that Croft View Farm had been deliberately 
neglected in the hope of obtaining consent for demolition (a matter discussed in the officer 
report), and if not why not? 

 
5. What view did the District Council form as to the acceptability of the proposed 
replacement buildings in terms of paras 4.27 and 3.19 of PPG 15? 

 
 
When the application was again heard on 31 January 2007, these issues were considered 
by councillors.  At this meeting, Committee revisited their previous decision and debated 
the application on the principle of the buildings making a positive contribution to the 
character of the conservation area.  However, as there was insufficient evidence to 
demonstrate that a redevelopment scheme of the property was not financially viable and 
that Croft Farm has not been deliberately neglected to ensure consent for demolition 
would be granted, it was again deferred to enable further evidence to be provided by the 
applicant. 
 
The applicants have now provided three documents to enable the councillors to reassess 
the application.  

Firstly a statement from Dr Roger Wools to assess the contribution the properties 
make to the conservation area. 
Secondly details to demonstrate that the property was not acceptable for continued 
habitation in 2005 and,  
thirdly that conversion in the current open market would not be financially viable. 

 
Further to the last planning committee meeting, the two issues for councillors to determine 
are therefore, 
 

1. Does the building make a positive contribution to the character of the conservation 
area in light of the information provided by Dr Roger Wools. 

2. Has sufficient evidence been provided by the applicant to demonstrate that efforts 
have been made to maintain the use of the building for residential use or to market 
the property. 

 
 
SITE DESCRIPTION 
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Croft View Farm is located on Main Street, in the heart of Appleton Roebuck.  The site 
consists of a row of three rural cottages, which front directly onto the highway, and various 
farm buildings to the rear. 
 
Croft View Farm is located on the eastern side of Main Street, which has a number of 
properties dating from the 18th and 19th century.  Directly to the north of the site is White 
Lea, which is a detached 19th century property, set within spacious grounds.  The 
property has classical proportions and the exterior has been whitewashed.  To the north of 
White Lea are Croft View Cottages and Rose Hill Cottages.  These properties form a block 
of 5 rural dwellings.  This row of cottages is built from clamp bricks with traditional pantile 
roof, and has simple frontages directly fronting onto the highway.   
 
To the south of Croft View Farm is Holly Bank, which is a large, detached dwelling set 
back from the street.  To the south of Holly Bank is All Saints Church, which is a Grade II 
listed building.   
 
To the west of Croft View Farm are a number of modern detached properties dating from 
the late 20th century.  To the south west of the site is Appleton Roebuck Primary School. 
 
Croft View Farm is situated within the development limits and the Appleton Roebuck 
conservation area.  The buildings are not listed. 
  
The main building is a two-storey detached cottage fronting onto the highway.  However, 
the building appears as a row of three rural terrace cottages.  The building is constructed 
from brick and has a pitched roof.  The roof is constructed from a mixture of concrete roof 
tiles and pantiles.  The building has a simple fenestration to the front with eight windows 
and three doorways.  Whilst to the rear there are nine windows and two doorways.   
 
On the northern gable end of the dwelling is a single-storey lean-to structure.  This 
structure is constructed from brick and blockwork and is partly rendered, with asbestos-
sheeting roof.   
 
To the east of the dwelling is a continuous row of outbuildings compromising a steel hay 
barn, a cattle stall, cart shed and machinery store.  The barn is a simple timber-framed 
structure clad in corrugated-metal sheeting.  The cattle stall is a single-storey traditional 
brick farm building.  The cart shed is partially constructed from brick and breeze block with 
an asbestos roof.  The most southerly building is a flat-roof structure clad in asbestos 
sheeting, which was formerly used as a machinery store. 
 
PLANNING HISTORY 
 
An application (planning ref: - 8/79/190A/PA) was submitted on the 27th July 2005 for 
eight terraced dwellings, access, parking and ancillary works following demolition of 
existing farmhouse and outbuildings.  The application was subsequently withdrawn 
following adverse comments in relation to the following matters: - 
 
1) Public sewer running through the centre of the site; 
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2) Risk to endangered species; 
 
3) Separation distances between the mature trees in the garden of Holly Bank and the 
neighbouring property Holly Bank; 
 
4) The limited number of parking spaces; and 
 
5) The lack of private amenity space.   
 
An application for conservation area consent (planning ref:  8/79/190/PA) for demolition of 
the existing farmhouse and outbuildings at Croft Farm was submitted in July 2005.  The 
application was subsequently withdrawn following adverse comments from the 
Conservation Officer in relation to the lack of justification for the demolition of the building, 
and its perceived contribution to the character and appearance of the conservation area.   
 
Approval has been given under planning application ref: - 8/79/190B/PA for the 
redevelopment of the site with seven dwellings. 
 
CONSULTATIONS: 
 
PARISH COUNCIL: 
 
The Council supports the application for the following reasons: - 
 

1) The construction of small terraced/cottage-type dwellings in the village is a 
much-needed addition to the housing stock of the village; 

 
2) There is an overwhelming need for smaller units within the village; 

 
3) The design character and setting of the houses benefit and enhance the locality 
and streetscape of the Main Street; 

 
4) The design, and character of the houses complement similar cottage designs 
adjacent and elsewhere in the village and contribute to the overall enhancement of 
the character of the conservation area; 

  
5) The positioning of the development improves the sightline for highway purposes, 
especially in relation to the view approaching the school and bend in the Main 
Street from the north; 

 
6) The construction of the development would not affect the setting of All Saints 
Church, which is a listed building, due to distance of the development from the 
church and the screening of the church by the adjacent house and gardens.  

 
BUILDING CONTROL: 
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Due to the nature of the proposal Building Control were consulted to make comments in 
relation to the condition of the building: -  
 
The Building Control officer feels that the building appraisal and report submitted by the 
applicant is a fairly accurate description of the condition of the building. 
 
The buildings show signs of settlement and ongoing movement, a total underpinning of 
the foundations would be the only permanent solution.  Large areas of the walls have frost 
damage, due no doubt to the lack of damp-proof coursing evidenced internally by areas of 
damaged plaster.  The arches and lintels over the windows and door appear to have failed 
or moved.  The roof covering is loose and the timbers appear to be overspanned possibly 
due to damage/rot. 
 
In conclusion, the Building Control officer advises that probably 80% of the external 
walling would need to be rebuilt, after underpinning, in addition to major works to bring the 
insulation values up to current standards.  The ground floor will require replacing to level 
them, introduce a damp proof membrane and insulation. 
 
The first floors are also not level and they appear to have suffered from wet rot in some 
places, requiring attention/ replacing.  The roof requires replacement. 
 
The Building Control Officer considers the building to be unsuitable for conversion both 
from a practical and financial point of view.   
 
Comments in relation to applicant’s costings: - 
 
The Building Control Officer takes the figure of £138/ft sq to be at the top of the scale, but 
within reasonable bounds, dependent on the quality of the works being carried out.   
 
CONSERVATION OFFICER: 
 
Comments dated the 23/2/06: - 
 
The existing cottages are simple, almost vernacular buildings, which were built prior to 
1851 as is evident from being identified on the 1851 edition of the Ordnance Survey map. 
 
Few buildings in Appleton Roebuck are listed for their architectural interest.  The 
conservation area was designated principally to protect the simple, traditional dwellings 
and associated outbuildings, which make up the settlement in addition to their setting, 
boundary features, and sites of archaeological importance.  
 
Consequently, the cottages at Croft View Farm make a positive contribution to the 
character of the conservation area.  Section 72 of the Planning (Listed Buildings and 
Conservation Areas) Act 1990 places a duty on the Council to pay special attention to the 
desirability of preserving or enhancing the character or appearance of the conservation 
area.  
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Para 4.27 of PPG15 states there should be a general presumption in favour of retaining 
the building which makes a positive contribution, and that proposals for demolition should 
be assessed against the same criteria as proposals to demolish listed buildings (paras 
3.16 - 3.19).  (The merits of the alternative schemes for redevelopment may also be 
considered, particularly where buildings make little or no contribution to the character of 
the area.) 
 
He refers to para 3.19 of PPG15, and the three criteria that are set out: - 
 

i) Condition of the building, and the cost of repairing and maintaining it in relation to 
its importance; 
ii) The adequacy of efforts to retain the building in use.  This should include the 
offer of the building (unrestricted freehold) on the open market; 
iii) The merits of the alternative scheme. 

 
His response to these is as follows,  
 

i) Has not been adequately addressed by the condition report, which has been 
submitted; 

 
ii) Nothing has been submitted to address this point (the outbuildings to the rear of 
the site, and the part-demolished plain fronted single storey building to the side of 
the cottages make no special contribution to the conservation area); 

 
iii) Whilst this is undoubtedly an attractive scheme, the scale of the buildings and 
the siting contrive to lend the terrace an appearance more in character with a 
larger, more intensely developed settlement.  This would not make a contribution 
greater or equal to that of the existing cottages.  The Conservation Officer does not 
consider that this would overcome the presumption in favour of preservation.   

 
ENGLISH NATURE: 
 
They are satisfied that a suitable survey was carried out which did not reveal any species 
of bat roosting within buildings that are to be affected by the proposals.  Therefore, based 
on the information provided, English Nature has no objection to the above proposal in 
respect of species especially protected by law. 
 
However, it was identified in the survey report that two areas within the cart shed could 
potentially support a bat roost and that the outbuildings are used by breeding birds and so 
it is the advice of English Nature that the consultant’s recommendation in section 5.3, 5.4 
and 5.5 of his report are made condition of any planning permission.   
 
LOCAL HIGHWAY AUTHORITY: 
 
No objections  
 
ENVIRONMENTAL HEALTH: 
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The site adjoins a residential area and both the demolition and construction work will have 
a detrimental effect on the amenity during redevelopment of the site.  In order to minimise 
disturbance it is vital to agree schemes with contractors and developers prior to the work 
commencing.  They therefore recommend conditions are attached in order to minimise the 
disturbance created to the occupiers of the neighbouring properties.   
 
THIRD PARTY REPRESENTATIONS: 
 
The immediate residents were consulted by letter, and a site notice was erected.  An 
appropriate notice was also published in the local newspaper.   
 
Two letters of objection were received in relation to the conservation area consent 
(planning reference no.  2006/0214/CON): - 
 

1) The existing buildings make an important contribution to the historic character of 
the village; 

 
2) The cottages are important 18th century buildings.  They were until recently lived 
in and should be preserved for what they are; 

 
3) If the buildings were to be built, the area around the back is fairly narrow.  It 
would not allow much space for the parking of vehicles or play areas for children.  
The road site is not a safe place to park as it is close to the village and a sharp 
bend, which leaves visibility restricted; 

 
4) The buildings are in good condition; 

 
5) The houses were built in the vernacular age, and there aren't many houses left in 
the village of this style;   

 
6) These buildings should be preserved not demolished;   

 
 
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 on 1 
December 2004), the North Yorkshire Structure Plan (Alteration No3) (adopted in 1995) 
and the Selby District Local Plan (adopted on 8 February 2005). 
 
The aim of designating Appleton Roebuck Conservation Area is to preserve the special 
architectural or historic character or appearance.  Conservation area designation 
introduces additional control over the demolition of buildings.  This is important due to 
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many unlisted buildings often making important contributions to the quality of the 
townscape.  Conservation area consent is therefore required for the total or substantial 
demolition of unlisted buildings within conservation areas.  This enables a proper 
assessment of the effect of demolition on the character and appearance of the 
conservation area.   
 
LOCAL POLICY 
 
Applications to demolish a building in the conservation area must be determined with 
regard to Policy ENV26 of the Selby District Local Plan.  Policy ENV26 seeks to ensure 
that no buildings of historic or architectural merit are demolished within the conservation 
area without due consideration and justification. 
 
Policy ENV26 states, 
 
‘Within Conservation Areas proposals for the total or substantial demolition of buildings or 
features which make a positive contribution to the special architectural or historic interest 
of the area will only be permitted where it can be demonstrated that: 
 

1) The building or feature is incapable of beneficial use; and 
2) Its removal and subsequent redevelopment of the site would benefit the character 

and appearance of the area. 
 
Consent for demolition will only be granted where prior approval has been given for 
redevelopment of the site and a building contract has been let. 
 
The applicants have provided information regarding the condition of the building to 
highlight its incapability to be re-used.  However, no information showing a marketing 
exercise has been submitted.  The application is therefore considered contrary to Policy 
ENV26 of the Selby District Local Plan. 
 
NATIONAL POLICY 
 
Para 4.27 of PPG15 states there should be a general presumption in favour of retaining 
the building which makes a positive contribution, and that proposals for demolition should 
be assessed against the same criteria as proposals to demolish listed buildings (paras 
3.16 - 3.19). 
 
Paragraph 4.26 of PPG15 states, 
 
“In exercising conservation area controls, local planning authorities are required to pay 
special attention to the desirability of preserving or enhancing the character or appearance 
of the area in question; and, as with listed building controls, this should be the prime 
consideration in determining a consent application. In the case of conservation area 
controls, however, account should clearly be taken of the part played in the architectural 
or historic interest of the area by the building for which demolition is proposed, and in 
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particular of the wider effects of demolition on the building's surroundings and on the 
conservation area as a whole”. 
 
Para 4.27 of PPG15 states: -  
 
'The general presumption should be in favour of retaining buildings which make a positive 
contribution to the character or appearance of the conservation area.' 
 
Although PPG15 gives no guidance on the definition of a building that makes a positive 
contribution, English Heritage in 'Conservation Area Practice: English Heritage Guidance 
on the Management of Conservation Areas' (October 1995) identifies ten criteria by which 
the significance of an unlisted building in a conservation area should be judged. 
 
 
 
Question 1 of the letter from Cunnane Town Planning makes specific reference to this 
document. It is therefore recommended that should councillors want to reassess the 
contribution the buildings make to the Conservation Area, that it should be carried out by 
following the guidance below: 
 

1. Does the property make a positive contribution to the Conservation Area? 
2. If not, why not? 
3. On what basis is it considered that the criteria contained in the following 
guidance should not be applied in this case? 

 
The relevant guidance states that, 
 
"In English Heritage's view, any of these characteristics (in the list of ten) could be the 
basis for considering that a building makes a positive contribution to the special interest of 
a conservation area, providing that the historic form and values have not been seriously 
eroded by unsympathetic alteration."  
 
The following are the four criteria, which it is considered warrant a basis for providing that 
the buildings make a positive contribution to the Appleton Roebuck Conservation Area. 
 
2) Has the building qualities of age, style, materials or other characteristics, which reflect 
at least those of substantial number of the buildings in the conservation area? 
 
The building is of similar age and style to a number of rural cottages along Main Street, 
most notably Croft View Cottages, and reflects the local vernacular.  
 
4) Is it a reminder of the gradual development of the settlement in which it stands, or of an 
earlier phase of growth? 
 
The building is a clear illustration of the original grain of development, and a reminder of 
the village's rural roots.  
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7) Does it reflect the traditional functional character of, or former uses within the area? 
 
The building reflects the traditional functional rural character of Appleton Roebuck, and the 
former uses within the area. 
 
9) Does it contribute to the character or appearance of the conservation area? 
 
The Conservation Officer considers that the building does contribute to the character and 
appearance of the conservation area. 
 
It is therefore considered that four points above (of the ten) could be used as a starting 
point for assessing if the buildings make a positive contribution to the Conservation Area. 
 
At the last planning committee meeting when this application was debated (31 January 
2007) it was done so on the principle that the buildings did make a positive contribution to 
the conservation area. That previous debate included a statement from Dr Roger Wools 
assessing the contribution of the building which is different to the original conservation 
area appraisal (carried out by Dr Wools for Selby District Council) in which the buildings 
are identified as making a contribution. 
 
 
In support of this application a further statement has been presented to clarify the reason 
for the differing opinions on the contribution this building makes.  This report, along with a 
response from the Council’s Conservation Officer has been placed in the Members’ 
Rooms to enable councillors to make a fully informed assessment of the two conflicting 
opinions and to clarify the contribution that the building makes.  Notwithstanding this, the 
view of Officers is that the building does make a positive contribution and should be 
retained. 
 
In accordance with Paragraph 4.27 of PPG15, paragraph 3.19 sets out three tests to 
assess an application for the demolition of a building in a Conservation Area, these are: 
 

i) The condition of the building, the cost of repairing and maintaining it in relation to 
its importance and to the value derived from its continued use; 

 
ii) The adequacy of efforts made to retain the building in use; and 

 
iii) The merits of the alternative proposal for the site. 

 
Questions 2,3,4 and 5 raised in the letter by Cunnane Town Planning all relate to 
guidance contained in Paragraphs 4.27 and 3.19 of PPG15.  This guidance is highlighted 
below and it is recommended that Councillors address all three points and are satisfied 
that the proposal satisfies these tests. 
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i) The condition of the building, the cost of repairing and maintaining it in relation to 
its importance and to the value derived from its continued use; 
 
Two reports have been submitted by the applicant, a building appraisal by Robin Hall 
Associates and a Building Survey Report by CNP. 
 
The building appraisal deals with the main dwelling.  Robin Hall Associates considered 
that the outbuildings due to their poor construction do not offer themselves to any future 
conversion.   
 
The report concludes that whilst the front elevation of the main building appears in good 
condition, the building does have some serious structural defects to the rear and gable 
walls, problems with damp and issues with the condition of existing timbers.  It says that 
the cost of rectifying these faults would be considerable and involve a fair degree of 
rebuilding to the rear and sides of the property.  Additionally, the internal layout would 
require considerable adjustments to meet today's technical requirements and living 
arrangements.  They conclude that the building would not form a good basis for 
refurbishment and should be dismantled. 
 
The Building Survey report was carried out by Chris Booth, a Chartered Surveyor.  It 
concluded that the buildings are substantially dilapidated and in their opinion are 
incapable of being repaired or refurbished to today's standards at anything approaching 
an economical cost. 
 
The Building Survey report goes on to say that the building would require completely 
underpinning, re-roofing including new roof joists, major repairs to the brickwork, new 
windows and other joinery, complete rewiring and re-plumbing, a damp-proof course and 
damp-proof membrane to the ground floor, all existing timbers removed, and replaced by 
new roof joists and floors, re-plastering, new heating system and insulation.  The current 
walls are unlikely to give the necessary insulation values required, and therefore an inner 
skin would need to be installed, reducing further the available internal living space.  Their 
considered opinion is that building should be demolished. 
 
A costings and viability statement was also prepared by CNP.  They estimate a budget for 
completing the works of £138/ft sq exclusive of professional fees and VAT (if applicable).  
These are estimated to be in the order of 12.5% for a project of this nature for project 
management, architects’, structural engineers’ and services consultants’ fees.  The report 
concludes that, even excluding land costs, a refurbishment scheme is not viable. 
 
It is estimated that the cost of renovation would equate to £184.97 per square foot.  A 
report from Stephensons Estate Agent based on conversion to two semi-detached 
dwellings gives an estimated value of £182.42 per square foot.  Therefore showing that 
renovation is financially unviable. 
 
There is insufficient information provided in the structural report to come to a firm 
conclusion of what work is needed, and thus how much it will cost.  Neither has the 
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Planning Authority received any assessment of the costs of demolishing the buildings and 
redeveloping the site in order to compare the financial differences between the two. 
 
It is important to note that paragraph 3.19i of PPG 15 states: 
 

"In rare cases where it is clear that a building has been deliberately neglected in the 
hope of obtaining consent for demolition, less weight should be given to the costs 
of repair" 

 
The buildings have been under the ownership of the applicant since 1997 and the 
Planning Authority is not aware of any attempts to bring the buildings back into use in the 
recent past, and no evidence has been submitted by the applicant of any repair or 
maintenance works.  The Planning Authority understands the building has been vacant for 
a number of years. 
 
Councillors should ensure that they are satisfied both that a redevelopment scheme is 
financially viable and that Croft Farm has not been deliberately neglected to ensure 
consent for demolition would be granted.  The last time the application was heard at 
planning committee it was not considered that there was insufficient information to 
demonstrate that the property had not been neglected.  No information has been included 
with this application to demonstrate works have been attempted to maintain the use as a 
residential dwelling, other than a statement showing how much it would have cost to 
renovate the property in 2005 when the property ceased use as a residential dwelling. 
 
 
 
ii) The adequacy of efforts made to retain the building in use; 
 
PPG 15, paragraph 3.19ii states: 
 
"The Secretaries of State would not expect (listed building consent) to be granted for 
demolition unless the authority is satisfied that real efforts have been made without 
success to continue the present use or to find compatible alternative uses for the building. 
This should include the offer of the unrestricted freehold of the building on the open 
market at a realistic price reflecting the building's condition (the offer of a leasehold only, 
or the imposition of restrictive covenants, would normally reduce the chances of finding a 
new use for the building);" 
 
The applicant has demonstrated that in 2007 the costs of renovating against the potential 
sale price would result in a loss of £43.62 per square foot, therefore being unviable in the 
current open market. 
 
It is considered that the applicant has not demonstrated that there have been any efforts 
to retain the buildings in their existing use prior to the last time the application was heard 
at planning committee, and there is no evidence of any marketing of the building in 
accordance with councillors’ concerns since the last committee meeting.  Until further 
evidence of a marketing exercise has been submitted it is not considered that this 
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application is able to comply with this test and doesn’t meet the concerns raised by 
councillors the last time the application was debated.  Although the applicant has shown 
that the financial viability of developing a renovated property in the current market 
conditions, the property has not been marketed for alternative options (including non-
residential) to be shown. 
 
Councillors should therefore ensure that they are satisfied that effort has been made to 
retain the building in its existing use. 
 
 
 
iii) The merits of the alternative proposal for the site; 
 
The Secretary of State considers that subjective claims of the architectural merits of 
replacement buildings should not in themselves be held to justify the demolition of 
buildings in conservation areas.   
 
Whilst the Planning Authority appreciates the views of the Parish Council in terms of the 
benefits of the scheme with regard to achieving a greater housing mix within Appleton 
Roebuck, the creation of market housing cannot be considered as a substantial direct 
benefit to the community. 
 
A redevelopment of the site has been approved planning permission, therefore there is an 
appropriate redevelopment scheme on the site.  However, limited weight can be given in 
terms of the desirability of the approved scheme in place of the current site, should it fail to 
meet the other tests for demolition. 
 
CONCLUSION: 
 
It is considered that the conservation area consent for the demolition of Croft View Farm 
should be refused as the cottages make a 'positive contribution' to the conservation area.. 
 
However, should councillors be minded to recommend approval of the application they 
should be satisfied that the following have been fully considered: 
 

1. Does Croft Farm make a positive contribution to the Conservation Area? 
2. If not, why not? 
3. Why has the guidance from English Heritage not been applied? 
4. Is it considered that it is unviable to restore the property to residential use? 
5. Is it considered that the property has been neglected to ensure consent is 

given for demolition? 
6. Are Councillors satisfied that attempts have been made to retain the use of 

the building? 
7. Do Councillors consider the proposed replacement buildings are 

acceptable? 
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Croft View Farm is considered to be a building, which makes a 'positive contribution' to the 
conservation area (i.e. it falls within four of the English Heritage criteria).  Therefore in 
accordance with PPG15 the presumption should be in favour of retaining the building.  
The applicant has failed to meet the three factors set out in PPG15, as they have not 
adequately demonstrated that the cottages cannot be viably retained, or that the building 
is incapable of beneficial use, as a result of a marketing exercise.  The proposed 
redevelopment scheme does have some merits. However, this does not outweigh the 
irreversible and unacceptable harm the demolition of the building would have on the 
character and appearance of the conservation area. 
 
RECOMMENDATION: 
 
This application is recommended to be refused for the following reasons: 
 
 
1 The demolition of Croft View Farm would result in the loss of a building that makes a 

positive contribution (i.e. it meets four English Heritage criteria 1995) to Appleton 
Roebuck Conservation Area to the detriment of the area's character and appearance, 
contrary to Policy ENV 26 of the adopted Selby District Local Plan (2005).  

 
2 The applicant has not satisfactorily demonstrated that the building cannot be retained, 

and has failed to provide evidence that the property has been marketed at a realistic 
price reflecting the building's condition. The proposal is contrary to Planning Policy 
Note 15, which seeks to retain buildings which make a positive contribution to the 
character or appearance of the conservation area, and to Policy ENV26 of the 
adopted Selby District Local Plan (2005). 
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1 Lynwith Drive, Carlton, Goole
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APPLICATION 
NUMBER: 
 

8/29/300/PA 
2007/0865/FUL 

PARISH: Carlton Parish Council 

APPLICANT: 
 

Mr. Martin 
Lissenburg 

VALID DATE: 
 
EXPIRY DATE: 

27 July 2007 
 
21 September 2007 

PROPOSAL: 
 

Raising of roof height for loft conversion 

LOCATION: 1 Lynwith Drive 
Carlton 
Goole 
North Yorkshire 
DN14 9RQ 

 
 
DESCRIPTION AND BACKGROUND 
 
The applicant's dwelling is a modern detached property. The property is situated in a cul 
de sac, which comprises a mixture of house types including two-storey properties and 
bungalows. The property is within a residential area and is within the defined development 
limits of Carlton. The rear garden of the property is enclosed with 2 metre high fencing 
marking the boundaries of the site. The property has adequate parking for three cars to the 
front of the property and an integral garage, which creates one space.  
 
Planning permission is sought for the raising of the roof height of the existing dwelling. It is 
proposed to raise the height of the roof by 800mm. The existing roof height is 8.2 metres 
high this would be extended to 9 metres in height. Three velux windows would be installed 
in the front elevation of the roof pitch. Two of the windows would serve a bedroom and the 
other would serve an ensuite bathroom.  
 
The original plans requested an increase in roof height by 1.5 metres. The applicant 
amended this and reduced it to 0.8 metres. 
 
HISTORY: There is no relevant history for this application. 
 
CONSULTATIONS 
 
NEIGHBOURS: A site notice was placed near to the site and consultation letters sent to 
adjacent neighbours. 5 letters of objections were received to the original plans. Amended 
plans were then received. Neighbours were consulted and another 5 letters of objection 
were received which raised the following concerns.  
 
* Detrimental to the character and appearance of surrounding properties 
 
* Loss of sunlight 
 
* Inadequate parking 
 
* Overshadowing  
 
* Overlooking 
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* Proposal would a set precedent  
 
A letter of support was received from Barnsley Metropolitan Borough Council which states 
the funding would be provided for the extension as the loft conversion would provide much 
needed accommodation for two foster children.  
 
PARISH COUNCIL: No response received within allotted time.  
 
 
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 on 1 December 
2004), the North Yorkshire Structure Plan (Alteration No3) (adopted in 1995) and the Selby 
District Local Plan (adopted on 8 February 2005). 
 
It is considered that Policy ENV1 (Control of Development) of the Local Plan is the 
principal policy for the assessment of this application.  
 
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. It is considered that the following criteria are of the 
most relevance to this application. Criteria (1) "the effect on the character of the 
area and the amenity of adjoining residents." and Criteria (4) " the standard of 
layout, design and materials in relation to the site and its surroundings." 

 
The property is within the development limits for Carlton and the proposal is therefore 
considered to be acceptable in principle. 
 
The relevant issues to be taken into account are: - 
 
i) Character and form 
ii) Residential amenity 
iii) Highways  
iv) other issues  
 
 
i) Character and form  
 
It is considered that the proposed raising of the roof would be well related to the existing 
dwelling due to the use of matching materials and the retention of the pitched roof form. 
The proposal would be in keeping with the character of the dwelling and would not detract 
from the design or appearance of the dwelling. To ensure that proposals harmonise 
visually with existing dwellings they should be subordinate in scale and therefore protect 
the character of the area. It is considered that the proposal would not be disproportionate 
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to the scale and size of the existing dwelling, and would not raise the roof to such an 
extent that it would be detrimental to the general character and appearance of the area. 
 
The design of the extension is considered to be acceptable and would not have an 
adverse effect on the character of the area. The site lies within a cul de sac, which 
comprises a range of different dwellings, which vary in size, design and orientation. It is 
therefore considered that the proposal is acceptable 
 
 
ii) Residential amenity  
 
The applicant's property has neighbouring properties to the north, east, south and west. 
The nearest property is No 3 Lynwith Drive. This is to the north of the site. This property is 
situated 7.5 metres (24.60 ft) from the applicant's property. It is considered that the 
increase in roof height would not be so significant that it would increase any 
overshadowing of this property. Any overshadowing of this property would already occur 
and an 80cm (2.62 ft) increase in roof height would not add to it. Furthermore, the 
orientation of the properties is such that the proposal would not have a material impact on 
this property.  
 
The properties (No 2 and 4 Lynwith Drive) to the rear of the site are situated 16 metres 
(52.40 ft) away from the property. This distance is considered to be adequate to prevent 
the proposal having a material impact on these properties. 
 
No 8 Lynwith Drive is situated across the road from the applicant’s property and would be 
situated 20 metres (65.61 ft) from the nearest part of the applicant’s property which is to be 
raised. This distance is considered sufficient to prevent the proposal having a material 
impact on this property. 
 
The other properties along the opposite side of the street are over 22 metres (72.17 ft) 
away from the site preventing any issues with overlooking or overshadowing. The velux 
roof windows which are to be located in the front elevation would not overlook 
neighbouring properties due to a distance of 20 metres. The proposed window in the 
northern elevation could potentially create an issue with overlooking due to its positioning 
in relation to No 3 Lynwith Drive. It is therefore considered appropriate to condition that 
this window be fitted with obscure glazing. This would safeguard the occupiers of the 
applicant's property and No 3 Lynwith Drive and prevent any issues with privacy. The 
proposal is therefore considered acceptable and accords with policy ENV1 of the Selby 
District Local Plan. 
 
iii) Highways  
 
The proposal involves the addition of one bedroom. Whilst there is concern from the 
residents in this street that this could result in additional car movements at the dwelling, it 
could equally not have any effects on the traffic generation from the site. 
 
The current parking standards require a dwelling with 4 or more bedrooms to have three 
parking spaces. There is currently adequate room to the front and side of the dwelling to 
park three cars. The garage also provides an additional space bringing the amount of 
parking spaces to 4. Therefore there are adequate parking spaces at this property to 
accommodate the proposed extension and it would be unusual for a small residential 
extension to lead to requirements for further on site parking provision.  
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The County Council Highway Officer has also raised no objections to the proposal. The 
proposal therefore complies with policy VP1 of the Selby District Local Plan.  
 
iv) other issues 
 
A letter of support was received from Barnsley Metropolitan Borough Council which stated 
they would provide the funding for the raising of the roof height, as the loft conversion 
would provide much-needed accommodation for two foster children.  
 
There are occasions where it is proposed exceptionally to grant permission for the use of a 
building or land for some purpose which would not normally be allowed at the site, simply 
because there are strong compassionate or other personal grounds for doing so. However 
this is not considered appropriate in this instance as the development is considered 
appropriate in normal planning terms.  
 
 
CONCLUSION: 
 
The proposal would not significantly harm the character of the existing dwelling or the 
surrounding area. It is considered that there would be no effect upon the levels of privacy 
currently enjoyed at the surrounding properties subject to the inclusion of a condition 
requiring obscure glazing. There is adequate parking provision on the site to 
accommodate the proposal. The proposal is therefore considered to be acceptable, and to 
accord with policies ENV1 and VP1 of the Selby District Local Plan. 
 
RECOMMENDATION: 
 
This application is recommended to be granted subject to the following conditions: 
 
 
01. The development for which permission is hereby granted shall be begun within a 

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

Purchase Act 2004. 
 
02. The proposed window in the northern elevation of the dwelling hereby permitted shall 

be fitted with obscure glazing at the time of its installation. The obscure glazing shall 
be retained thereafter in perpetuity. 

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

policy ENV 1 of the Selby District Local Plan. 
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Tawnylands, South Duffield Road, Osgodby
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APPLICATION 
NUMBER: 
 

8/16/539A/PA 
2007/1192/COU 

PARISH: Barlby and Osgodby Parish 
Council 

APPLICANT: 
 

Mr & Mrs M 
Penrice 

VALID DATE: 
 
EXPIRY DATE: 

11 October 2007 
 
6 December 2007 

PROPOSAL: 
 

Change of use of land to domestic garden to the rear 

LOCATION: Tawnylands 
South Duffield Road 
Osgodby 
Selby 
North Yorkshire 
YO8 5HP 
 

 
 
DESCRIPTION AND BACKGROUND: 
This application is before committee at the request of Councillors Marshall and Deans on 
grounds to do with development outside of the village limits on agricultural land; contrary to 
policy and that it would disrupt the drainage system. 
 
The proposal is for retrospective approval for a change of use of approximately 80 square 
metres of agricultural land to form part of the garden area for Tawnylands, South Duffield 
Road. 
 
The site is located to the north of Osgodby settlement. The area of land comprising this 
application is located outside of the defined development limits for Osgodby and the 
applicant’s property is within the development limits. The boundary treatment to the site 
comprises of a treated 1.5 metre post and rail fence. 
 
 
PLANNING HISTORY 
There is no relevant history to the site. 
 
CONSULTATIONS: 
PARISH COUNCIL: 
 Made the following objections – 
 

- The land has been incorporated into the curtilage of the dwelling house without 
prior consent and should remain separate and fenced off from the garden. 

- Impact upon the drainage of the field and the adjacent pond 
- Consider the drainage system should be restored by the installation of a 

significant drainage pipe.  
 
THE OUSE AND DERWENT INTERNAL DRAINGAE BOARD: 
Have requested further clarification regarding the drainage of the site and recommends 
that any approval granted is subject to a condition requiring a drainage scheme. 
 
 
ADJACENT OCCUPIERS: 
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All immediate neighbours were informed by letter and a site notice was erected to achieve 
wider publicity for the application. No letters of representation were received within the 
statutory period. 
 
POLICIES AND ISSUES: 
Section 38(6) of the Planning and Compulsory Purchase Act 2004 states "if regard is to be 
had to the development plan for the purpose of any determination to be made under the 
planning Acts the determination must be made in accordance with the plan unless material 
considerations indicate otherwise". The development plan for the Selby District comprises 
the Regional Spatial Strategy for Yorkshire and the Humber (published on 1 December 
2004), the North Yorkshire Structure Plan (Alteration No3) (adopted in 1995) and the Selby 
District Local Plan (adopted on 8 February 2005). 
 
The site is outside of Osgodby development limits within the open countryside, and would 
only be acceptable in principle provided it is not contrary to Policy DL1 of the Selby District 
Local Plan. 
 
Policy DL1 states:  
 
“Development in the countryside, outside the Green Belt and development limits, will only 
be permitted where the proposal complies with all other relevant policies and the proposal: 
 
1) Would be appropriate in a rural area; or 
 
2) Involves the re-use, adaptation or extension of an existing building; or 
 
3) Is required to meet the identified social or economic needs of a rural community; or 
 
4) Would be of direct benefit to the rural economy including additional small-scale 
employment development and the expansion of existing firms. 
 
Where development is considered appropriate, it must be located and designed so as not 
to have a significant adverse effect on residential amenity or the character and 
appearance of an area and must not harm acknowledged nature conservation interests”. 
 
Policy H15 states: 
 
“Proposals to extend the curtilage of properties outside defined Development Limits will 
only be permitted if there is no significant adverse effect on the character and appearance 
of the surrounding countryside, and the proposed means of enclosure would be 
appropriate to the adjoining countryside. Any permission granted may be made conditional 
upon the removal of permitted development rights in relation to that part of the curtilage 
outside Development Limits”. 
 
ASSESSMENT 
 
Principle of development 
 
The proposal involves development outside defined development limits and therefore 
within the open countryside. As such to be acceptable in principle a proposal should meet 
one of the four tests set out in Policy DL1 after it has ‘complied with all other relevant 
policies’.  However the extension of residential curtilage into the open countryside can be 
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appropriate provided that it meets the tests set out in Policy H15 of the Selby District Local 
Plan. 
 
In respect of Policy DL1, the proposal does not easily comply with any of its criteria. 
Whether or not it is appropriate in a rural area may be determined by assessment against 
Policy H15 of Selby District Local Plan, which is addressed below. 
 
 
Impact upon the character and appearance of the countryside  
 
The site is readily visible from South Duffield Road. However, it is considered that, given 
that the application site is viewed, primarily, against the residential backdrop of the existing 
dwellings to the north, that the proposal by virtue of its size and location has no significant 
adverse effect upon the character and appearance of the surrounding countryside.  
 
The 1.5 metre post and rail fence, although a little strident in its present colouring, is 
considered to be acceptable and is of a similar type to other fencing in the locality. The 
boundary treatment is not considered to be detrimental to the character of the countryside. 
It is therefore considered that the proposal is in accordance in this respect with Policy H15 
of the Selby District Local Plan. 
 
Notwithstanding the relatively small nature of the proposed extension to the residential 
curtilage it is considered that any further encroachment of residential paraphernalia into 
the application site could be to the detriment of the open rural character of the adjoining 
open countryside. It is therefore considered prudent to remove all permitted development 
rights in Schedule 2 Part 1 of The Town and Country Planning (General Permitted 
Development) Order 1995.  
 
With regard to the fear of precedent, any approval may encourage neighbouring properties 
to make similar applications. However, a mere fear or generalised concern of a precedent 
would not normally be enough; there would have to be some evidence for reliance upon it. 
At present there is no evidence that a precedent may be established and any future 
applications would need to be considered on their individual, respective merits. Therefore 
should this application be approved I do not believe, at this time that, any precedent would 
be created. 
 
OTHER ISSUES 
 
Objections have been received from the Parish Council that the proposal would 
exacerbate drainage problems experienced in the immediate vicinity of the adjacent pond. 
Furthermore, the Internal Drainage Board has requested clarification in respect to the 
drainage of the site.  
 
However, the topography of the site will remain unchanged, and the provision of hard 
surfaces could be controlled by the removal of permitted development rights. The 
enclosure of the land has not, and would not, change the drainage regime of the site. 
Therefore the pattern of discharge of water across this small parcel of land should remain 
the same. As such, it is considered that no evidence has been received to suggest that the 
proposal would alter the surface water discharge for the site, and the proposal is 
considered satisfactory in this respect.   
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CONCLUSION: 
 
The proposal has no significant adverse effect upon the character and appearance of the 
surrounding countryside and the boundary treatment is not considered to be detrimental to 
the character of the countryside. In some respects, although there is a conflict between 
DL1 and H15 in that they tend to pull in different directions overall, in the absence of any 
harm, it is considered that there are no grounds to resist permission. 
 
 
RECOMMENDATION: 
 
This application is recommended to be granted subject to conditions: 
 
1. Notwithstanding the provisions of Class E and Class F to Schedule 2, Part 1 of the 

Town and Country Planning (General Permitted Development) Order 1995 (as 
amended) No garages, outbuildings or other structures shall be erected, or hard 
surface provision created 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 and H15 of the Selby District Local Plan. 
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Mushroom Farm, Gravehill Lane, Whitley
2007/1191/FUL
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APPLICATION 
NUMBER: 
 

8/42/99E/PA 
2007/1191/FUL 

PARISH: Whitley Parish Council 

APPLICANT: 
 

Mr D Walker VALID DATE: 
 
EXPIRY DATE: 

8 October 2007 
 
7 January 2008 

PROPOSAL: 
 

Proposed erection of 18 new mushroom-growing tunnels at Monaghan 
Mushrooms Ltd 

LOCATION: Mushroom Farm 
Gravelhill Lane 
Whitley 
Goole 
North Yorkshire 
DN14 0JJ 

 
 
DESCRIPTION AND BACKGROUND 
 
This application seeks full planning consent for the erection of 18 new mushroom-growing 
tunnels.   
 
The site forms part of an existing mushroom farm that was approved in 1987.  The 
approval related to the erection of 32 tunnels of which only 28 were erected.  Monaghan 
Mushrooms supplies mushrooms to the majority of leading supermarkets and are currently 
having to import mushrooms to meet with demands.  The proposed expansion would 
create approximately 60 new jobs for local people. 
 
The mushroom farm is located on part of a former quarry to the west of Whitley, off Gravel 
Hill Lane.  The site is located outside of the village development limits and is also within a 
designated Green Belt. 
 
There are currently 28 tunnels on the site which are laid out in two rows that are separated 
by a covered central corridor area.  There are also ancillary offices, staff facilities, 
refrigeration unit, car parking etc. and the site is bounded by a 2m high grass bund. 
 
The proposal would comprise two further blocks of nine tunnels, with each tunnel 
measuring approximately 60m in length x 6.8m in width and 5.7m in height. 
 
Two further tunnels measuring approximately 36.8 metres long x 6.8m wide x 3.9m high 
are also proposed to be constructed at the end of the existing two rows of tunnels under 
the existing planning permission. 
 
The site would be extended by approximately 15m to the west on to an adjacent piece of 
agricultural land which has been purchased by the applicant subject to planning approval.  
It is also proposed to square off the existing north western corner of the site and to extend 
and landscape with native species the existing two metre high bunding. 
 
PLANNING HISTORY 
 
8/42/99/PA – Mushroom farm, road improvements and farm dwelling – approved 
05/08/1987 
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8/42/99A/PA – Erection of 2 single-storey extensions and additional car parking – 
approved 01/06/1990 
 
8/42/99B/PA – Extension to existing farm building – approved 16/06/1992 
 
8/42/99C/PA - Erection of a portacabin – approved 22/10/1993 
 
8/42/99D/PA – Discharge of a planning obligation in respect of lorry routing made by virtue 
of a section 52 agreement in connection with 8/42/99/PA  
 
CONSULTATIONS 
 
PARISH COUNCIL – Express concerns regarding highway safety, additional HGV 
movements, will existing HGV one way system be maintained, potential for smell, 
additional lighting should be minimised, appropriate landscaping required, query whether 
separate change of use is required for adjacent land to be purchased and query if a 
pedestrian crossing on the A19 or a contribution to the PC for purchase of recreation land 
would be possible. 
 
HIGHWAY AUTHORITY -  No objections, advise conditions. 
 
ENVIRONMENTAL HEALTH – No objections. 
 
ENVIRONMENT AGENCY – Reply awaited. 
 
YORKSHIRE WATER – Observations not required. 
 
WENT INTERNAL DRAINAGE BOARD – Reply awaited. 
 
TREES AND LANDSCAPE OFFICER – Reply awaited. 
 
ECONOMIC DEVELOPMENT OFFICER - Reply awaited. 
 
PLANNING POLICY MANAGER - Reply awaited. 
 
PUBLICITY – Nearby properties have been consulted by letter and site and press notices 
have been posted. 
 
One letter has been received from Rigal Bennett, an adjacent commercial property, 
confirming they have no objection to the proposals. 
 
The receipt of any additional consultation responses will be reported verbally to 
Committee. 
 
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 on 1 December 

                                                86



2004), the North Yorkshire Structure Plan (Alteration No3) (adopted in 1995) and the Selby 
District Local Plan (adopted on 8 February 2005). 
 
National Planning Guidance/Statements 
 
PPG2 Green Belts 
PPS7 Sustainable Development in Rural Areas 
 
Regional Spatial Strategy 
 
Policy E2 – Rural Employment Opportunities 
Policy P1 – Strategic Patterns of Development 
 
North Yorkshire Structure Plan 
 
Policy E9 - Green Belt 
 
Selby District Local Plan 
 
Policy GB2  Control of Development in the Green Belt 
Policy GB4  Character and Visual Amenity of the Green Belt 
Policy ENV21 Landscaping Requirements 
Policy EMP9  Expansion of Existing Employment Uses in Rural Areas 
Policy EMP13 Control of Agricultural Development 
Policy T2  Access to Roads 
 
ASSESSMENT 
 
The site is located within an area which is designated as Green Belt and Open 
Countryside in the Selby District Local Plan.  The main issues in respect of this proposal 
are therefore whether or not the proposal would constitute an appropriate type of 
development in the Green Belt / Open Countryside and whether or not the proposal would 
be detrimental to the character, appearance or amenity of the Green Belt / Open 
Countryside.  Additional considerations include design, landscaping, highway safety and 
economic development. 
 
PPG2: Green Belts states that: 
 
'The general policies controlling development in the countryside apply with equal force in 
Green Belts but there is, in addition, a general presumption against inappropriate 
development within them.' (Paragraph 3.1) 
 
'The construction of new buildings inside a Green Belt is inappropriate unless it is for... 
agriculture and forestry ... essential facilities for outdoor sport and outdoor recreation,... 
and for other uses of land which preserve the openness of the Green Belt and which do 
not conflict with the purposes of including land in it ....' (Paragraph 3.4) 
 
'The visual amenities of the Green Belt should not be injured by proposals ... which, 
although they would not prejudice the purposes of including land in Green Belts, might be 
visually detrimental by reason of their siting, materials or design.' (Paragraph 3.15) 
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This advice is reflected in Policy E9 of the Structure Plan and Policies GB2 and GB4 of the 
Local Plan. 
 
Section 336 of the Town and Country Planning Act 1990 defines 'agriculture' as including: 
 
• horticulture, fruit growing, seed growing, dairy farming; 
•  the breeding and keeping of livestock (including any creature kept for the production 

of food, wool, skins or fur, or for the purpose of its use in the farming of land); 
•  the use of land as grazing land, meadow land, osier land, market gardens or 

nursery grounds; and 
• the use of land for woodlands where that use is ancillary to the farming of land for 

other agricultural purposes. 
 
The dictionary definition of ‘horticulture’ includes ‘the art of cultivating fruits, flowers or 
vegetables’. In addition, the land use gazetteer also confirms that a mushroom growing 
place is sui generis agriculture (sui generis means ‘in a class of its own’). 
 
It is considered, therefore, that the growing of mushrooms would fall within the definition of 
agriculture and therefore that the proposal would not constitute an inappropriate form of 
development in the Green Belt.   
 
The proposed use would therefore be in accordance with Policy E9 of the Structure Plan, 
Policy GB2 of the Local Plan and the advice of PPG2. 
 
In relation to agricultural development, Policy EMP13 of the Local Plan states that 
agricultural development will be permitted provided that the proposal:  
 
1) Is necessary for agricultural purposes;  
2) Is well related to existing farm buildings or situated on a site which minimises its visual 
impact;  
3) Would not create conditions prejudicial to highway safety or which would have a 
significant adverse effect on local amenity;  
4) Is of a scale and design appropriate to its setting;  
5) Is adequately screened and landscaped; and  
6) Would not harm acknowledged nature conservation interests or a historic park or 
garden. 
 
In terms of visual impact it is considered that the proposed poly tunnels would be well 
related to the existing tunnels on the site and would be of similar design although larger in 
length and height.  The existing 2m-high bund around the site would be extended and 
landscaped.  Additional landscaping at the front of the site is also proposed.   
 
The site is located on part of a former quarry and the ground level which the buildings are 
sited on is significantly lower than Gravel Hill Lane.  Views of the site when approaching 
from the east (Whitley) are therefore very limited.  When approaching the site from the 
west (Womersley) the tunnels can be viewed against the backdrop off Eggborough Power 
Station.  However, it is considered that the proposed landscaping would reduce the overall 
impact of the existing and proposed tunnels. 
 
It is therefore considered that, in relation to visual amenity considerations, the proposal 
would be in accordance with Policies GB4 and EMP13 of the Local Plan and the advice of 
PPG2. 
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It is anticipated that the daily increase in traffic associated with the proposal would be 
approximately: 
 
Staff – increase of 10 cars from 20 resulting in a total of 30 
HGVs – increase of 4 from 8 resulting in 12 
Other – increase of 1 from 2 resulting in 3 
 
The site has an existing access, car park and loading area which is considered to be 
sufficient to serve both the existing and proposed development.  There is a mini-bus 
service in operation at present which transports employees between Selby and the site.  
Car sharing also takes place among employees.  Additionally the site is close to a bus stop 
and is within walking and cycling distance for residents of Whitley. 
 
Policy E2 of the Regional Spatial Strategy states that:- 
 
“Employment opportunities and developments should be encouraged in rural areas in 
accordance with Policy P1 and sustainable development criteria, to support a healthy and 
diverse rural economy and maintain the vitality of rural communities whilst protecting and 
enhancing the quality of the countryside.” 
 
Policy EMP9 of the Selby District Local Plan states that:- 
 
“Proposals for the expansion and/or redevelopment of existing industrial and business 
uses outside development limits and established employment areas, as defined on the 
proposals map, will be permitted provided:  
 
1) The proposal would not create conditions prejudicial to highway safety or which would 
have a significant adverse effect on local amenity;  
2) The nature and scale of the proposal would not have a significant adverse effect on the 
character and appearance of the area, or harm acknowledged nature conservation 
interests;  
3) The proposal would achieve a high standard of design, materials and landscaping which 
complements existing buildings; and  
4) Proposals involving expansion onto adjoining land would not result in the loss of best 
and most versatile agricultural land and the site would be well related to existing 
development and well screened and/or landscaped.”  
 
The mushroom farm currently employs 95 full-time staff and it is estimated that a further 60 
full-time jobs would be created by the proposal. 
 
CONCLUSION: 
 
The proposal relates to the expansion of an existing agricultural use which is considered to 
be an appropriate form of development in the open countryside and the Green Belt.  It is 
considered that the proposed poly tunnels would be well related to the existing tunnels and 
that despite being greater in length and height, the development would not detract from the 
open character and visual amenity of the Green Belt subject to the implementation of the 
proposed bunding and landscaping. 
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The development would create approximately 60 jobs in a rural area and would not be 
detrimental to highway safety or local amenity.  There are no acknowledged nature 
conservation interests within or adjacent to the site. 
 
The proposal is therefore considered to be acceptable and in accordance with the above 
mentioned policies.  
 
RECOMMENDATION: 
 
This application is recommended to be granted subject to the following conditions and 
reasons: 
 
01. The development for which permission is hereby granted shall be begun within a 

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

Purchase Act 2004. 
 
02. The new bunding shall be constructed prior to the erection of the tunnels hereby 

approved unless otherwise agreed in writing by the Local Planning Authority. 
  
 Reason: 
 In the interests of visual amenity. 
 
03. The scheme of landscaping and trees planting shown on Drawing Number 1227/3/b 

received by the Local Planning Authority on 5th October 2007 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 secure the satisfactory implementation of the proposal, having had regard to 

Policy ENV1 of the Selby District Local Plan. 
 
04. Prior to the installation of any additional external lighting a scheme detailing all 

external artificial lighting shall be submitted to and approved in writing by the Local 
Planning Authority.  The approved scheme shall be implemented in accordance with 
the approved details and thereafter retained as such unless otherwise agreed in 
writing by the Local Planning Authority.  

 
Reason: 
In the interests of amenity. 

 
05. Prior to the commencement of the development a scheme to control the routing of 

HGVs entering and leaving the site shall be submitted to and approved by the Local 
Planning Authority.  The scheme shall thereafter be implemented in accordance with 
the approved details unless otherwise agreed in writing by the Local Planning 
Authority. 
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  Reason: 

 To ensure that such details are satisfactory in the interests of the highway safety and 
the amenity of residential properties on Gravel Hill Lane. 
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Hurricane Way, Sherburn In Elmet
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APPLICATION 
NUMBER: 
 

2007/1136/FUL PARISH: Sherburn in Elmet 

APPLICANT: 
 

Sam Gladman VALID DATE: 
 

09/10/2007 

PROPOSAL: 
 

Erection of a warehouse and associated works 

LOCATION: Hurricane Way 
Sherburn in Elmet 
North Yorkshire 
 

 
DESCRIPTION AND BACKGROUND: 
 
The application is for the erection of a large warehouse with ancillary offices, parking 
areas, service yard and landscaping.  The proposed unit would be 95 metres long and 95 
metres wide with a height of 15 metres.  The proposed unit would be developed from grey 
cladding with a glass frontage used for offices on the south western elevation and three 
loading doors on the southern elevation.  To the south of the site in front of the loading 
doors are a number of parking bays for large vehicles and a service yard. 
 
The application site is a large area of vacant land located off Aviation Road, Sherburn 
Enterprise Park.  The site measures 1.7 hectares and is located off a new roundabout at 
the southern end of Aviation Way adjacent to Hurricane Way to the north west of the 
roundabout.  The area of land immediately around the roundabout is undeveloped with a 
number of large industrial buildings being situated to the north and west of the site.  To the 
south of the site is an area currently under development. 
 
PLANNING HISTORY 
 
CO96/0107 – Outline application for industrial and warehousing development on 18.1 ha 
of land – Permission granted 
 
2005/0656/FUL – B1, B2 and B8 unit – Permission granted 
 
CONSULTATIONS: 
 
SHERBURN IN ELMET PARISH COUNCIL:  No objections. 
 
HIGHWAYS:  No comments received. 
 
YORKSHIRE WATER:  No objections subject to conditions with regard to drainage. 
 
SELBY AREA INTERNAL DRAINAGE BOARD:  No objections. 
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ENVIRONMENTAL HEALTH OFFICER:  No objections subject to conditions with regard 
to contaminated land. 
 
ECONOMIC DEVELOPMENT OFFICER:  No objections. 
 
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 on 1 
December 2004), the North Yorkshire Structure Plan (Alteration No3) (adopted in 1995) 
and the Selby District Local Plan (adopted on 8 February 2005). 
 
General policy for development is provided by Policy ENV1 of the Selby District Local Plan 
which states  
 
"Proposals for development will be permitted provided a good quality of development 
would be achieved" 
 
and goes onto to provide eight issues that the Council will take into account when 
considering development proposals. �
Planning Policy Guidance Note 4 ‘Industrial, Commercial Development and Small Firms’ 
provides planning policy and guidance in respect of industrial development. Policy EMP6 
of the Selby District Local Plan. Planning Policy Guidance Note 4 aims for economic 
growth and a high-quality environment to be pursued together. 
 
The Selby District Local Plan states that ‘Sites which have been allocated for industrial 
and business development are considered to most appropriately meet the future economic 
needs of the Plan area, and to minimise the impact on the environment and the amenity of 
adjoining occupiers.’  Policy EMP6 (A) states, 
 
‘Within allocated sites and established employment areas, as defined on the proposals 
map, proposals for new industrial and business development, including infilling, extension 
or expansion of existing firms, redevelopment of existing sites, or the change of use of 
land or premises, will be permitted provided: 
 

1) There is no significant adverse effect on existing businesses; 
2) The proposal would not create conditions prejudicial to highways safety or which 

would have a significant adverse effect on local amenity; and 
3) The proposal would achieve a standard of design, materials and landscaping 

appropriate to the locality and would not have a significant adverse effect on the 
appearance or character of the surrounding area.’ 
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Where landscaping is included with an application Policy ENV21 (A) states ‘Where 
appropriate, proposals for development should incorporate landscaping as an integral 
element in the layout and design, including the retention of existing trees and hedgerows, 
and planting of native, locally occurring species.’ 
 
 
In relation to development and highway safety policies T1, T2 and VP1 are relevant. 
 
Policy T1 states, 
 
‘Development proposals should be well related to the existing highways network and will 
only be permitted where existing roads have adequate capacity and can safely serve the 
development.’ 
 
Further to this Policy T2 states, 
 
Development proposals which would result in the creation of a new access or the 
intensification of use of an existing access will be permitted provided: 
 

1) There would be no detriment to highway safety; and 
2) The access can be created in a location and to a standard acceptable to the 

highway authority. 
 
Policy VP1 states, 
 
‘The District Council will support the provision of parking spaces/facilities in new 
developments up to the maximum car parking standards as set out in Appendix 4.’ 
 
In relation to development, noise and other forms of disamenity, Policy ENV2 states,  
 
‘Proposals for development which would give rise to, or would be affected by, 
unacceptable levels of noise, nuisance, contamination or other environmental pollution will 
not be permitted unless satisfactory remedial or preventive measures are incorporated as 
an integral element in the scheme.’ 
 
The site is located in an established employment area within the Selby District Local Plan.   
As such it is considered that the proposal is acceptable in principle, subject to compliance 
with Policy EMP6 and other relevant planning policies. 
 
EFFECT ON EXISTING BUSINESSES 
 
The proposed development of a large warehouse unit with office accommodation provides 
additional employment opportunities within the enterprise park.  The proposed 
development is considered to be in keeping with the surrounding area visually as it would 
utilise cladding and glass to match with existing buildings in the area.  The proposed use 
would operate during the day and would not suffer any adverse effects from noise 
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generated from neighbouring uses and traffic on the adjacent highway.   Further to this it 
is considered that the proposed development would not have a detrimental affect on the 
neighbouring businesses by virtue of the nature of the development and the additional 
vehicular movements created.  The neighbouring sites all operate B1, B2 and B8 uses 
with unrestricted hours and there are a number of other applications granted for a mixture 
of B1, B2 and B8 units in the immediate vicinity.  The proposed development is therefore 
considered acceptable in accordance with Policy EMP6 (A) (1). 

 
HIGHWAYS SAFETY AND AMENITY 
 
The proposed development is part of a large industrial estate to which outline approval 
involving the new access roads in the site has been granted.  Therefore the main issues of 
access and highways safety have already been considered and conditioned accordingly.  
The highways layout to access the site has been approved under a previous outline 
application and is therefore acceptable in principle.  Further to this the internal layout is 
considered acceptable.  The proposed development is therefore considered acceptable in 
accordance with Policies T1, T2 and EMP6 (A) (2). 
 
EFFECT ON THE CHARACTER OF THE SURROUNDING AREA 
 
The area is predominantly industrial with a number of existing businesses located in close 
proximity.  The appearance and nature of the proposed new development will have no 
detriment on either surrounding properties or the character of the immediate area. 
 
The proposed offices will be developed from cladding and glazing, coloured Goosewing 
Grey with a saffron band around the top.  The offices are to be developed on the front 
elevation with glazed sides and a mixture of glazing and cladding on the front elevation.  
The general design is considered acceptable. However, samples of the colours are not 
currently available, therefore notwithstanding the elevation plans the materials and colour 
are to be conditioned for approval.  The design and materials reflect the industrial nature 
of surrounding properties and are considered to be acceptable in this location and will not 
detract from the character of the area.  Therefore, the proposed unit is considered to be in 
accordance with Policy ENV1 and EMP6 (A) (3) of the Selby District Local Plan. 
 
The application shows landscaping around the perimeter of the site. However, no details 
as to numbers and species are provided.  Due to the nature of the development and the 
prominent location of the site, landscaping will play an important role in securing the site 
and improving the visual amenity of the site.  A detailed landscaping scheme is therefore 
required and it is recommended that any approval granted is subject to a condition 
requiring a landscaping scheme. 
 
OTHER CONSIDERATIONS 
 
The site is not a designated nature conservation area and is not known to support any 
species protected under British or European law, or any other species or habitat of 
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conservation concern and due to its private status is not considered to be an important space 
with amenity value to the local area. 
 
No objections have been raised from either Yorkshire Water or the Internal Drainage Board 
with regard to drainage from the site subject to conditions. 
 
 
 
CONCLUSION 
 
Having had regard to the development plan, all other relevant local and national policy, 
letters of representation, consultation responses received to date and all other material 
planning considerations, it is considered that the proposal is an acceptable use which will 
not be detrimental to neighbouring uses or by virtue of its size, scale and design be 
detrimental to the form and character of the area.  The proposed development is therefore 
considered to be in accordance with Policy EMP6 (A), T1, T2 and VP1 of the Selby District 
Local Plan. 
 
RECOMMENDATION: 
 
Grant planning permission subject to the following conditions set out below: 
 
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 Notwithstanding the details of the submitted plans, 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 proposed unit shall be submitted to and approved in writing 
by the Local Planning Authority.  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 take place until details of the proposed means of disposal of 

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

 
Reason:   
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To ensure that the development can be properly drained, having had regard to 
Policy ENV1 of the Selby District Local Plan. 
 

4 The site shall be developed with separate systems of drainage for foul and surface 
water on and off site. 

 
Reason:   
In the interest of satisfactory and sustainable drainage, in order to comply with 
Policy ENV1 of the Selby District Local Plan. 

 
5 No piped discharge of surface water from the application site shall take place until 

works to provide a satisfactory outfall for surface water have been completed in 
accordance with details to be submitted to and approved by the Local Planning 
Authority before development commences. 

 
Reason:   
To ensure that the site is properly drained and surface water is not discharged to 
the foul sewerage system, which will prevent overloading. 
 

6 Prior to the discharge into any watercourse, surface water sewer or soakaway 
system, all surface water drainage from parking areas and hardstandings shall be 
passed through an oil interceptor installed in accordance with a scheme previously 
submitted to and approved in writing by the Local Planning Authority. Roof water 
shall not pass through this interceptor.  

 
Reason:   
To prevent pollution of the water environment. 
 

7 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. 
 
8 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.  
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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. 
 

9 Prior to the occupation of the development a travel plan, including a programme of 
implementation shall be submitted to and approved in writing by the Local Planning 
Authority.  The approved scheme shall include a programme of implementation for 
the travel plan.  The approved scheme shall be implemented and thereafter 
retained in accordance with the programme of implementation. 

 
Reason:   
In the interests of providing alternative modes of transport to the car in accordance 
with guidance contained in PPS1. 
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APPLICATION 
NUMBER: 
 

8/20/1685/PA 
2007/1058/OUT 

PARISH: Brayton Parish Council 

APPLICANT: 
 

West Register 
(Land) Ltd 

VALID DATE: 
 
EXPIRY DATE: 

12 September 2007 
 
12 December 2007 

PROPOSAL: 
 

Outline application for business (B8) development 

LOCATION: Land at Selby Business Park 
Oakney Wood Road 
Selby 
North Yorkshire 
 

 
 
DESCRIPTION AND BACKGROUND 
 
This application seeks outline planning permission for an employment development 
comprising B8 uses (storage and distribution).  The application includes means of access 
for consideration at this stage, with details of layout, scale, appearance and landscaping 
reserved for future determination.  An indicative layout and a transport assessment have 
been submitted with the application which are based on a floorspace of 2,700 square 
metres.  The site has an area of 1.44 hectares.  The design and access statement 
submitted with the application indicates that the proposed buildings are likely to be portal 
framed industrial buildings, similar to those already constructed on the business park, with 
a ridge height of approximately 5-6 metres. 
 
The site, which is currently undeveloped agricultural land, forms part of Selby Business 
Park and is located at the junction of the A1041 Bawtry Road and the A63 bypass to the 
south of Selby town centre. 
 
Access to the proposed development would be via Oakney Wood Road which is the 
existing main access to the Business Park. 
 
The site is allocated for employment development in the Selby District Local Plan under 
Policy BRAY/1.  
 
PLANNING HISTORY 
 
There is no planning history on this part of the business park. 
 
CONSULTATIONS 
 
PARISH COUNCIL – No objections provided access is via the original access and not via 
Brayton Lane. 
 
HIGHWAYS NORTH YORKSHIRE COUNTY COUNCIL – Advise conditions. 
 
HIGHWAYS AGENCY - Insufficient information has been submitted to assess the 
application.  Objection withdrawn 02/11/2007.  Recommend a travel plan should be put in 
place. 
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YORKSHIRE WATER – Two large critical water mains cross the site and may affect the 
layout.  No objections subject to conditions. 
 
ENVIRONMENT AGENCY – Object – There is insufficient information to demonstrate that 
the risk of pollution to controlled waters is acceptable. 
 
HISTORIC ENVIRONMENT RECORDS OFFICER – There are no archaeological 
constraints. 
 
COUNTY ECOLOGIST - No reply received. 
 
PLANNING POLICY MANAGER – The proposed use complies with the Local Plan and 
therefore the proposal is supported in principle.  Comments and observations made. 
 
ENVIRONMENTAL HEALTH – The site is located near residential property and hotel 
accommodation.  Advise conditions to minimise disturbance during construction and to 
prevent possible nuisance complaints from the proposed development. 
 
NETWORK RAIL – No objection in principle.  Comments made in relation to access and 
signage due to proximity of the railway. 
 
NORTH YORKSHIRE FIRE & RESCUE SERVICE - No reply received. 
 
ECONOMIC DEVELOPMENT – There is a demand for warehouse space within the district 
of this scale and smaller.  The loss of the previously proposed access from the bypass 
may represent a missed opportunity, both for the proposed and future developments in the 
vicinity.  The possibility that this lack of access may restrict future development should be 
evaluated when considering this application.  Query site area and floor space of proposed 
building due to inconsistencies in submitted information. Developer contributions may be 
justified on this or on future applications.  Design of buildings and landscaping are not 
given great consideration, should be of higher quality than existing units.  Support the 
application but feel issues of access, site area and developer contributions require further 
clarification. 
 
YORKSHIRE WILDLIFE TRUST - No reply received. 
 
NATURAL ENGLAND – Object – The application contains insufficient information to 
demonstrate whether or not the development would have an adverse effect on legally 
protected species.  Concerns relate specifically to great crested newts as there are a 
number of ponds within 500m of the development. 
 
COMMUNITY SAFETY OFFICER - No reply received. 
 
TREE AND LANDSCAPE OFFICER – The existing tree cover to the western and northern 
boundaries should be protected during construction.  A scheme of soft landscaping, to 
include tree planting, should be required, giving particular attention to the Brayton Lane 
boundary.  It may also be appropriate to carry out planting and/or management to existing 
woodland fringes. 
 
HM RAILWAY INSPECTORATE – No comments. 
 

                                                102



SELBY CHAMBER – Support the application. 
 
PUBLICITY – Nearby properties have been consulted by letter and site and press notices 
have been posted.  No representations 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 for Yorkshire and the Humber (published on 1 December 
2004), the North Yorkshire Structure Plan (Alteration No3) (adopted in 1995) and the Selby 
District Local Plan (adopted on 8 February 2005). 
 
The following policies of the Selby District Local Plan are considered to be relevant to the 
proposal: 
 
BRAY/1 Brayton 
ENV1  Control of Development 
ENV5  Development in Flood Risk Areas 
ENV9  Sites of Importance for Nature Conservation 
ENV14 Protected Species 
ENV20 Strategic Landscaping 
ENV21 Landscaping Requirements 
EMP2  Location of Economic Development 
EMP6 (A) Employment Development within Allocated Sites 
T1  Development in Relation to Highway Network 
T2  Access to Roads 
T7  Provision for Cyclists 
 
Developer Contributions Supplementary Planning Document – March 2007 
 
Policy BRAY/1 states that: 
 
“Land adjacent to Selby Business Park, Brayton, as defined on the Inset Proposals Map, is 
allocated for employment development in accordance with POLICY EMP2. In addition to 
satisfying the requirements of relevant planning policies, proposals must make provision 
for:  
 
1) Access to be taken from the adjoining Selby Business Park, with no access from 

either Brayton Lane or the proposed Selby bypass. The overall development should 
be provided with two linked points of access;  

2) The retention and consolidation of the existing tree/hedge belt along the site’s 
northern and western boundaries;  

3) The incorporation of footpath links and safe cycle tracks within the scheme; and  
4) An appropriate flood risk assessment in accordance with the requirements of 

PPG25.” 
 
Policy EMP6 (A) states that: 
 
“Within allocated sites and established employment areas, as defined on the proposals 
map, proposals for new industrial and business development, including infilling, extension 
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or expansion of existing firms, redevelopment of existing sites, or the change of use of 
land or premises, will be permitted provided:  
 
1) There is no significant adverse effect on existing businesses;  
2) The proposal would not create conditions prejudicial to highway safety or which 

would have a significant adverse effect on local amenity; and  
3) The proposal would achieve a standard of design, materials and landscaping 

appropriate to the locality and would not have a significant adverse effect on the 
appearance or character of the surrounding area.” 

 
The key issues are considered to be: 
 

i) Principle of Development  
ii) Means of Access 
iii) Landscaping and Nature Conservation 

 
i) Principle of Development 
 
The site is allocated in the Local Plan for Employment Development under policy BRAY/1.  
Paragraph 6.15 of the Local Plan states that employment allocations are intended to 
accommodate manufacturing, commercial office and storage activities, corresponding with 
Use Classes B1, B2 and B8 of the Town and Country Planning (Use Classes) Order. 
 
A large proportion of the business park has been developed for a variety of uses including 
a hotel, a day-nursery, non-food retail uses as well as B1, B2 and B8 uses.  However, the 
primary use of the park at the moment continues to be for B uses.  This proposal relates to 
the erection of a B8 use development and is therefore considered to be acceptable in 
principle. 
 
ii) Means of Access 
 
The application, which has been submitted in outline form, includes means of access for 
consideration at this stage with all other matters reserved for future consideration. 
 
Access to the proposed development would be via Oakney Wood Road which is the 
existing main access to the Business Park. 
 
Policy BRAY/1 states that the overall development should be provided with two linked 
points of access although it also states that no access shall be taken from Brayton Lane or 
the Selby bypass.  It is difficult to see where an additional access could reasonably be 
accommodated to serve this development.  Given the history of the site and the location of 
recently approved developments it is considered that the provision of two linked access 
points is no longer practical or achievable. 
 
The incorporation of cycle tracks / footpath links is also a requirement of Policy BRAY/1 
and T7.  Whilst two-metre-wide footways would be provided within the development, 
linking to existing footways, there are no proposed cycle tracks.  However, once again 
given the history of the business park as a whole and the fact that there are no existing 
cycle tracks within the business park, it is considered that this requirement could not be 
justified at this stage.  Parking standards would be assessed at the reserved matters stage 
as these are based on the floor area of the buildings. 
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A transport assessment has been submitted with the application which concludes that the 
impact of the proposed development upon the existing highway network will be minimal 
and that the additional traffic can be accommodated without leading to unacceptable 
capacity or safety problems.  However, given the length of the estate road, a separate 
emergency access is required and it is proposed that this would be onto Brayton Lane.  
Suitable bollards would be provided at this access to prevent it being used other than by 
emergency services vehicles.  An adoptable public footpath is also proposed that would 
provide pedestrian access onto Brayton Lane. 
 
It is therefore considered that the proposal in general would be in accordance with Policies 
ENV1, EMP6(A) (2), T1, T2, T7 and BRAY/1. 
 

iii) Landscaping and Nature Conservation 
 
Policy BRAY/1 (2) requires the retention and consolidation of the existing tree/hedge belt 
along the site’s northern and western boundaries.  Policy ENV20 requires substantial 
strategic landscaping on developments at the edge of settlements and Policy ENV21 
requires incorporation of landscaping as an integral element in the layout and design of 
proposals.   
 
The application has been submitted in outline form and landscaping details have been 
reserved for future consideration.  It is therefore considered that conditions should be 
imposed to ensure that the existing trees are protected during construction and that a 
scheme of landscaping is submitted incorporating further tree planting with particular 
attention to the Brayton Lane boundary. 
 
There are two adjacent Sites of Importance to Nature Conservation (SINC) and there are a 
number of ponds within 500m of the development.  No information has been submitted 
with the application to demonstrate whether or not the development would have an 
adverse effect on legally protected species.  The applicant has been made aware of this 
matter and an ecological report is being prepared.  Councillors will be updated on this 
matter at the Planning Committee Meeting. 
 
OTHER CONSIDERATIONS 
 
The site forms part of an allocated employment site adjacent to an existing business park 
that comprises a range of commercial properties.  The adjoining land has not yet been 
developed but is allocated for B1, B2 and B8 uses.   More sensitive uses, such as the 
hotel and day nursery are located at the opposite side of the business park.  Conditions 
have been recommended by Environmental Health in order to minimise potential for future 
nuisance complaints.  It is therefore considered that the proposed B8 use would be 
acceptable and would not be detrimental to existing businesses.   
 
The site is not within a designated high flood risk area and therefore no flood risk 
assessment was required with this application.   
 
The Environment Agency have raised an objection with regards to the risk of pollution to 
controlled waters.  This matter is currently being addressed and Councillors will be 
updated on this matter at the Planning Committee meeting. 
 
There are two strategic water mains which cross the site and no permanent structures can 
be constructed within 6 metres of these mains.  This will restrict the density of the 

                                                105



proposed development and also imposes restrictions on the height and depth of 
landscaping features within the 6m easements.  These matters will be addressed at 
reserved matters stage although informatives could be attached to any outline approval. 
 
CONCLUSION: 
 
The proposed B8 use development would be located within an allocated employment site 
on an established business park.  Details of layout, scale, appearance and landscaping 
have been reserved for subsequent approval.  A transport assessment has been 
submitted and the Local Highway Authority and the Highways Agency are satisfied that the 
proposal would not be detrimental to highway safety.  The applicant is addressing the 
outstanding issues regarding ecology and pollution of ground water.  It is considered that 
subject to these issues being satisfactorily resolved the proposal would be acceptable and 
in accordance with the relevant development plan policies as set out above. 
 
RECOMMENDATION: 
 
This application is recommended to be Granted subject to the following conditions and 
reasons: 
 
01. Applications for the approval of the reserved matters referred to in No.2 herein shall 

be made within a period of three years from the grant of this outline permission and 
the development to which this permission relates shall be begun not later than the 
expiration of two years from the final approval of the reserved matters or, in the case 
of approval on different dates, the final approval of the last such matter to be 
approved. 

  
 Reason:  
 In order to comply with the provisions of Section 51 of the Planning and Compulsory 

Purchase Act 2004. 
 
02. No development shall take place without the prior written approval of the Local 

Planning Authority of all details of the following matters: 
  
 (i) The scale and appearance of each building 
 (ii) The landscaping of the site; and 
 (iii) The site layout. 
  
 Reason:  
 To safeguard the rights of control by the Local Planning Authority in respect of the 

reserved matters. 
 
03. Prior to the commencement of development details of the materials to be used in the 

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

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

District Local Plan. 
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04. No development approved by this permission shall be commenced until a scheme for 
the provision and implementation of a surface water run-off limitation has been 
submitted to and approved in writing by the Local Planning Authority.  The scheme 
shall be implemented in accordance with the approved programme and details. 

 
 Reason: 
 To prevent the increased risk of flooding. 
 
05. Unless otherwise agreed in writing by the local planning authority, no building or other 

obstruction shall be located over or within 5.0 (five) metres either side of the centre 
line of the water mains, which cross the site. 

  
 Reason: 
 In order to allow sufficient access for maintenance and repair work at all times. 
 
06. The site shall be developed with separate systems of drainage for foul and surface 

water on and off site. 
  
 Reason: 
 In the interest of satisfactory and sustainable drainage. 
 
07. No piped discharge of surface water from the application site shall take place until 

works to provide a satisfactory outfall for surface water have been completed in 
accordance with details to be submitted to and approved by the local planning 
authority before development commences. 

  
 Reason: 
 To ensure that the site is properly drained and surface water is not discharged to the 

foul sewerage system which will prevent overloading. 
 
08. No development shall take place until details of the proposed means of disposal of 

foul water drainage, including details of any balancing works and off-site works, have 
been submitted to and approved by the local planning authority. 

  
 Reason: 
 To ensure that the development can be properly drained. 
 
09. Unless otherwise approved in writing by the local planning authority, no buildings 

shall be occupied or brought into use prior to completion of the approved foul 
drainage works. 

  
 Reason: 
 To ensure that no foul water discharges take place until proper provision has been 

made for its disposal. 
 
10. Surface water from vehicle parking and hardstanding areas shall be passed through 

an interceptor of adequate capacity prior to discharge. Roof drainage should not be 
passed through any interceptor. 

  
 Reason: 
 In the interest of satisfactory drainage. 
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11. Protective fencing for existing trees and hedgerows to be retained shall be carried out 
in accordance with details submitted to and approved by the Local Planning 
Authority. No equipment, machinery or materials shall be brought onto the site for the 
purposes of development until the protective fencing is in place, and the fencing shall 
be kept in place until all equipment, machinery and surplus materials have been 
removed from the site. Nothing shall be stored or placed in any area fenced in 
accordance with this condition, fires shall not be lit, and ground levels within those 
areas shall not be altered, nor shall any excavation be made, without the prior written 
consent of the Local Planning Authority. 

 
 Reason: 
 To ensure that the development does not adversely impact on trees or hedgerows 

which are to be retained, having had regard to Policy ENV1 of the Selby District Local 
Plan. 
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APPLICATION 
NUMBER: 
 

8/19/1684/PA 
2007/1051/FUL 

PARISH: Selby Town Council 

APPLICANT: 
 

Priority Sites Ltd VALID DATE: 
 
EXPIRY DATE: 

20 September 2007 
 
20 December 2007 

PROPOSAL: 
 

Proposed erection of 15 no two-storey office units and associated parking 
at 

LOCATION: Land at Selby Business Park 
Oakney Wood Road 
Selby 
North Yorkshire 
 

 
 
DESCRIPTION AND BACKGROUND 
 
This application seeks full planning permission for the erection of 15 two-storey office units 
in the form of one semi-detached unit and two stepped terrace units with associated car 
parking.  The gross internal floor area of the proposed units would be 32,531sqft / 
3,022sqm. 
 
The site, which is currently undeveloped former agricultural land, forms part of Selby 
Business Park and is located at the junction of the A1041 Bawtry Road and the A63 
bypass to the south of Selby town centre. 
 
Access to the proposed development would be via Oakney Wood Road which is the 
existing main access to the Business Park. 
 
The site is allocated for employment development in the Selby District Local Plan under 
Policy BRAY/1.  
 
PLANNING HISTORY 
 
8/20/163G/PA – Outline consent for phase two of Selby Business Park – Approved 
16/10/1992 
 
CONSULTATIONS 
 
PARISH COUNCIL – No reply received. 
 
HIGHWAYS NORTH YORKSHIRE COUNTY COUNCIL – Advise conditions. 
 
HIGHWAYS AGENCY - Insufficient information has been submitted to assess the 
application.  Objection withdrawn 02/11/2007.  Recommend a travel plan should be put in 
place. 
 
YORKSHIRE WATER – Two large critical water mains cross the site and may affect the 
layout.  No objections subject to conditions. 
 
ENVIRONMENT AGENCY – Advise conditions and informatives. 
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SELBY AREA IDB – Holding objection placed until surface water drainage details are 
agreed.  This matter is being addressed and councillors will be updated at the planning 
committee meeting. 
 
HISTORIC ENVIRONMENT RECORDS OFFICER – There are no archaeological 
constraints. 
 
COUNTY ECOLOGIST - No reply received. 
 
PLANNING POLICY MANAGER – No reply received. 
 
NORTH YORKSHIRE FIRE & RESCUE SERVICE - No reply received. 
 
ECONOMIC DEVELOPMENT – The supply of quality office (B1) facilities within the district 
is relatively low.  However, demand for office space is relatively high, particularly on small 
units below 5,000 sq ft.  Developer contributions may be justified for this development.  
The traffic impact assessment refers to B8 uses rather than the B1 use that is proposed.  
The loss of the previously proposed access from the bypass may represent a missed 
opportunity, both for the proposed and future developments in the vicinity.  The possibility 
that this lack of access may restrict future development should be evaluated when 
considering this application.  Building design is basic, lacking in innovation and identifying 
features.  Support the application in principle but feel issues of access, design and 
developer contributions require further consideration. 
 
COMMUNITY SAFETY OFFICER – Observations made regarding crime prevention 
measures. 
 
PARKS AND LEISURE OFFICER – There is some soft landscaping adjacent to the 
bypass, that is not currently established and therefore the site is very visible.  The 
proposals appear to make provision to accommodate landscaping both on the southern 
side and within the site.  Proposals are therefore acceptable subject to a suitable 
landscaping scheme being agreed. 
 
SELBY CHAMBER – Support the proposals. 
 
PUBLICITY – Nearby properties have been consulted by letter and site and press notices 
have been posted.  No representations 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 for Yorkshire and the Humber (published on 1 December 
2004), the North Yorkshire Structure Plan (Alteration No3) (adopted in 1995) and the Selby 
District Local Plan (adopted on 8 February 2005). 
 
The following policies of the Selby District Local Plan are considered to be relevant to the 
proposal: 
 
BRAY/1 Employment Allocation 
ENV1  Control of Development 
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ENV5  Development in Flood Risk Areas 
ENV20 Strategic Landscaping 
ENV21 Landscaping Requirements 
EMP2  Location of Economic Development 
EMP6 (A) Employment Development within Allocated Sites 
T1  Development in Relation to Highway Network 
T2  Access to Roads 
T7  Provision for Cyclists 
VP1  Vehicle Parking Standards 
VP4  Parking for People with Disabilities 
 
Developer Contributions Supplementary Planning Document – March 2007 
 
Policy BRAY/1 states that: 
 
Land adjacent to Selby Business Park, Brayton, as defined on the Inset Proposals Map, is 
allocated for employment development in accordance with POLICY EMP2. In addition to 
satisfying the requirements of relevant planning policies, proposals must make provision 
for:  
 
1) Access to be taken from the adjoining Selby Business Park, with no access from 

either Brayton Lane or the proposed Selby bypass. The overall development should 
be provided with two linked points of access;  

2) The retention and consolidation of the existing tree/hedge belt along the site’s 
northern and western boundaries;  

3) The incorporation of footpath links and safe cycle tracks within the scheme; and  
4) An appropriate flood risk assessment in accordance with the requirements of 

PPG25.  
 
Policy EMP6 (A) states that: 
 
Within allocated sites and established employment areas, as defined on the proposals 
map, proposals for new industrial and business development, including infilling, extension 
or expansion of existing firms, redevelopment of existing sites, or the change of use of 
land or premises, will be permitted provided:  
 
1) There is no significant adverse effect on existing businesses;  
2) The proposal would not create conditions prejudicial to highway safety or which 

would have a significant adverse effect on local amenity; and  
3) The proposal would achieve a standard of design, materials and landscaping 

appropriate to the locality and would not have a significant adverse effect on the 
appearance or character of the surrounding area.  

 
The key issues are considered to be: 
 

i) Principle of Development  
ii) Scale, Appearance and Landscaping 
iii) Layout, Access and Parking 

 
 
i) Principle of Development 
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The site is allocated in the Local Plan for Employment Development under policy BRAY/1.  
Paragraph 6.15 of the Local Plan states that employment allocations are intended to 
accommodate manufacturing, commercial office and storage activities, corresponding with 
Use Classes B1, B2 and B8.   
 
A large proportion of the business park has been developed for a variety of uses including 
a hotel, a day-nursery, non-food retail uses as well as B1, B2 and B8 uses.  However, the 
primary use of the park at the moment continues to be for B uses.  This proposal relates to 
the erection of 15 two-storey office units (B1 use) and is therefore considered to be 
acceptable in principle. 
 
ii) Scale, Appearance and Landscaping 
 
Policy EMP6 (A) (3) requires proposals to achieve a standard of design, materials and 
landscaping appropriate to the locality and that would not have a significant adverse effect 
on the appearance or character of the surrounding area. 
 
The proposed office units would be provided in three separate blocks all of which would be 
two-storeys high.  The building would be constructed in red facing brick with contrasting 
soldier courses.  There would be large window panels in each unit that would have grey 
powder coated frames and green-tinted glazing.  The roofs are proposed to be finished 
with grey kingspan composite panels.   
 
The surrounding properties on the Business Park comprise brick and steel-clad buildings 
of a similar height to the proposed offices.  The adjacent hotel is three storeys high, 
constructed in brick with a grey-tiled roof. 
 
It is considered that the proposed offices would be of similar or higher quality materials 
and appearance than that of the adjacent buildings on the business park and would be 
acceptable in this location which is visible from the bypass and the entrance to Selby. 
 
Landscaping is proposed along the northern and southern site boundaries as well as 
within the site.  Further landscaping details have been submitted and are currently being 
considered by the Council’s Tree and Landscape Officer. 
 
The proposed scale, appearance and materials are considered to reflect the industrial 
nature of surrounding properties and are therefore considered to be acceptable in this 
location. There is space within the site to provide adequate landscaping details of which 
may be required through conditions.  The proposed development is therefore considered 
to be in accordance with Policies ENV1 (1 & 4), EMP6 (A) (3) and BRAY/1 (2) of the Selby 
District Local Plan. 
 
iii) Layout, Access and Parking 

 
There are two strategic water mains which cross the site and no permanent structures can 
be constructed within 6 metres of these mains.  This has restricted the size and position of 
the proposed buildings and also imposes restrictions on the height and depth of 
landscaping features within the 6m easements. 
 
The proposed layout has been designed to allow for access from the existing road 
infrastructure within the business park.  Both vehicular and pedestrian access will be 
gained from Oakney Wood Road.   
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It is proposed to construct a private road, to adoptable standards, within the site to serve 
the proposed offices and car parking areas.  The road will allow unobstructed vehicular 
movements and will be sufficient to enable larger vehicles such as refuse and delivery 
vans to manoeuvre.  The maintenance of this road will be dealt with by way of a service 
charge agreement. 
 
It is proposed to provide 104 car parking spaces, 15 of which would be disabled parking 
spaces located close to the entrances of each unit.  There would also be two cycle 
shelters each containing spaces for 10 cycles.   
 
North Yorkshire County Council parking standards advise that for B1 uses in market 
towns, a maximum of 1 staff car parking space should be provided per 40m2 gross floor 
area, space for deliveries and a minimum of 1 cycle parking space per 150m2 gross floor 
area.  Selby District Local Plan Policy VP4 requires 5% of car parking capacity with a 
minimum of 2 spaces to be set aside for disabled parking.  The gross floor area of the 
development would be 3,022m2.   The maximum number of parking spaces should 
therefore be 76, a minimum of 4 of which should be for disabled people.  The minimum 
number of cycle parking spaces should be 20. 
 
The proposed maximum parking standard for B1 use in market towns in the emerging 
Regional Spatial Strategy is 1 space per 30m2.  Based on this the maximum number of 
spaces for this development would be 101. 
 
As the parking standards set out in the Structure Plan have been formally adopted these 
are given more weight than the Regional Spatial Strategy which is currently still in draft 
format.  The agent has therefore been contacted and has agreed to submit an amended 
layout with a maximum of 76 car parking spaces in accordance with the Structure Plan. 
 
A transport assessment has been submitted with the application although this relates to 
the proposed B8 use on the adjacent site to the west.  However, as the proposal is on a 
site that has been allocated for some time the impact of the full development of the site 
has previously been assessed.  The transport assessment sets out a schedule of existing 
developments and proposed allocations for the remaining plots on the business park and 
based on these figures the Highways Agency do not consider that the development would 
have a detrimental effect on the operation of the highway network. 
 
Policy BRAY/1 states that the overall development should be provided with two linked 
points of access although it also states that no access shall be taken from Brayton Lane or 
the Selby bypass.  It is difficult to see where an additional access could reasonably be 
accommodated to serve this development.  Given the history of the site and the location of 
recently approved developments it is considered that the provision of two linked access 
points is no longer practical or achievable. 
 
The incorporation of cycle tracks / footpath links is also a requirement of Policy BRAY/1 
and T7.  Whilst two-metre-wide footways would be provided within the development linking 
to existing footways, there are no proposed cycle tracks.  However, once again, given the 
history of the business park as a whole, the location of the application site in the centre of 
the business park, and the fact that there are no existing cycle tracks within the business 
park, it is considered that this requirement could not be justified at this stage.  Cycle 
parking facilities will be provided. 
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It is therefore considered that the proposal in general would be in accordance with Policies 
ENV1, EMP6 (A) (2), T1, T2, T7, VP1, VP4 and BRAY/1. 
 
OTHER CONSIDERATIONS 
 
The site forms part of an allocated employment site adjacent to an existing business park 
that comprises a range of commercial properties.  The site is adjacent to a hotel and 
therefore it is considered that the proposed B1 use would be acceptable and would have 
the least impact in terms of amenity on existing businesses. 
 
The site is not within a designated high flood risk area and therefore no flood risk 
assessment was required with this application.   
 
Selby Area Internal Drainage Board has placed a holding objection pending agreement of 
surface water drainage details.  This is on the grounds that the surface water drainage 
system for the development is served by a pumping station that discharges into a 
Drainage Board watercourse and that the pumping station may need to be increased in 
size to accommodate this additional development.  This matter is being addressed and 
councillors will be updated at the planning committee meeting.   However, the Environment 
Agency have advised a condition requiring a scheme for the provision and implementation 
of surface water run-off limitation to be submitted to and approved in writing by the LPA 
prior to commencement of the development and it is considered that this condition would 
suitably address the Drainage Board’s concerns without causing further delay. 
 
CONCLUSION: 
 
The proposed B1 office units would be located within an allocated employment site on an 
established business park.  It is considered that the scale and appearance of the proposed 
buildings would be in keeping with the character of the area and that there is sufficient 
space within the site to accommodate a suitable scheme and indeed an improvement of 
landscaping.  A transport assessment has been submitted and the Local Highway 
Authority and the Highways Agency are satisfied that the proposal would not be 
detrimental to highway safety.  Car parking provisions are generally in accordance with the 
standards set out in the RSS and an amended layout is to be submitted to ensure that the 
Structure Plan maximum standards are also adhered to.  There would be an acceptable 
level of cycle parking facilities within the site.  The applicant is addressing the surface 
water drainage issues that have been raised.  It is considered that this matter could be 
dealt with by conditions if not resolved prior to the determination of the application. 
 
The proposal is therefore considered to be acceptable and in accordance with the relevant 
development plan policies as set out above. 
 
RECOMMENDATION: 
 
This application is recommended to be granted subject to the following conditions and 
reasons: 
 
01. The development for which permission is hereby granted shall be begun within a 

period of three years from the date of this permission. 
  
 Reason:  

                                                116



 In order to comply with the provisions of Section 51 of the Planning and Compulsory 
Purchase Act 2004. 

 
02. Prior to the commencement of development details of the materials to be used in the 

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

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

District Local Plan. 
 
03. 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. 
 
04. No development approved by this permission shall be commenced until a scheme for 

the provision and implementation of a surface water run-off limitation has been 
submitted to and approved in writing by the Local Planning Authority. The scheme 
shall be implemented in accordance with the approved programme and details.  

  
 Reason: 
 To prevent the increased risk of flooding.  
 
05. Unless otherwise agreed in writing by the local planning authority, no building or other 

obstruction shall be located over or within 5.0 (five) metres either side of the centre 
line of the live water mains, which cross the site. 

  
 Reason: 
 In order to allow sufficient access for maintenance and repair work at all times. 
 
06. The site shall be developed with separate systems of drainage for foul and surface 

water on and off site. 
  
 Reason: 
 In the interest of satisfactory and sustainable drainage. 
 
07. No piped discharge of surface water from the application site shall take place until 

works to provide a satisfactory outfall for surface water have been completed in 
accordance with details to be submitted to and approved by the local planning 
authority before development commences. 
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 Reason: 
 To ensure that the site is properly drained and surface water is not discharged to the 

foul sewerage system which will prevent overloading. 
 
08. No development shall take place until details of the proposed means of disposal of 

foul water drainage, including details of any balancing works and off-site works, have 
been submitted to and approved by the local planning authority. 

  
 Reason: 
 To ensure that the development can be properly drained. 
 
09. Unless otherwise approved in writing by the local planning authority, no buildings 

shall be occupied or brought into use prior to completion of the approved foul 
drainage works. 

  
 Reason: 
 To ensure that no foul water discharges take place until proper provision has been 

made for its disposal. 
 
10. Surface water from vehicle parking and hardstanding areas shall be passed through 

an interceptor of adequate capacity prior to discharge. Roof drainage should not be 
passed through any interceptor. 

  
 Reason: 
 In the interest of satisfactory drainage. 
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The Maples, Common Road, Barkston Ash
2007/1190/TPO
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APPLICATION 
NUMBER: 
 

8/66/111A/PA 
2007/1190/TPO 

PARISH: Barkston Ash Parish Council 

APPLICANT: 
 

John Brown VALID DATE: 
 

3 October 2007 

PROPOSAL: 
 

Application for consent to fell a sycamore tree under TPO 13/1985 

LOCATION: The Maples 
Common Road 
Barkston Ash 
Tadcaster 
North Yorkshire 
LS24 9PQ 

 
DESCRIPTION AND BACKGROUND: 
 
The sycamore tree stands some 18 metres high and is situated to the north of the 
applicant’s property. The tree is on the southern fringe of an area of trees this is part of 
Scarthingwell Park. A 50% reduction to the height of the tree to the west took place a few 
years ago and that tree is starting respond to the space, while the growth of the tree to the 
east is still high it would be possible to reduce that by a similar degree. However it is 
considered that the tree in question does limit the development of those trees and would 
not lend its self to such a reduction because of it’s tight and very limited fastigiate form. 
 
CONSULTATIONS: 
 
The parish council have no comments, no other comments have been received. 
 
POLICIES AND ISSUES: 
 
 
CONCLUSION: 
 
Although a reduction to the height of the tree could be carried out considering the form of 
the tree and its relationship to neighbouring trees on balance it could be reasonable to fell 
if it was subject to a replanting condition. 
 
RECOMMENDATION: 
 
This application is recommended to be granted subject to the following conditions: 
 
 
 1 Felling the tree subject to the planting of a replacement tree of a species 

[recommended Acer campestre] size [recommended selected standard] and in a 
position to be agreed with the local planning authority in the first available planting 
season after the original tree is removed. 
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West Lodge, London Road, Barkston Ash
2007/1266/TPO
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APPLICATION 
NUMBER: 
 

8/66/119/PA 
2007/1266/TPO 

PARISH: Barkston Ash Parish Council 

APPLICANT: 
 

E.M Moore, A.E & 
K Pick 

VALID DATE: 
 

18 October 2007 

PROPOSAL: 
 

Application for consent to fell one Beech tree and one Acer tree within 
groups A1 and A2 of TPO No4/1985 

LOCATION: West Lodge 
London Road 
Barkston Ash 
Tadcaster 
North Yorkshire 
LS24 9PS  
 

 
DESCRIPTION AND BACKGROUND: 
 
Site Descrition 
The application relates to a Beech tree and an Acer ( Sycamore ) tree, situated to the 
north of West Cottage located at the southwestern corner of Scarthingwell Park. 
Scarthingwell Park is a historic park and the trees are covered by a Tree Preservation 
Order (TPO) 
 
The trees are particularly visible from the junction of London Road and Headwell Lane. 
 
The Beech tree stands some 17 metres high and is in many ways typical of the species 
with large spreading limbs, the spread to the south is 11 metres while to the north the 
spread is only 4 metres, Although the crown growth is predominantly healthy it is clearly 
very asymmetric. At  the base of the scaffold limbs ( these are the ones immediately 
above the trunk ) there is a large wound/cavity.  
 The Acer tree stands 16 metres high, although the tree is generally healthy, it does 
contain some dead wood. 
 
The Proposal 
The application is seeking permission to fell the Beech tree and fell the Acer tree. 
 
Planning History 
There is no history of any works to the trees. 
 
CONSULTATIONS: 
The application was advertised in the local newspaper and a site notice was posted 
outside the site, letters were sent to the parish council and to neighbouring properties 
 
The  Parish Council have no observations on the applications and no other comments 
have been received. 
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POLICIES AND ISSUES: 
Policy and guidance with respect of a proposal which effect protected trees is provided by 
Policy ENV18 of Selby District Local Plan, which states:- 
 
“When determining applications to fell or to carry out works to trees subject to tree 
preservation orders, the council will take into account the health and stability of the trees, 
their likely future lifespan and the continuing contribution to public amenity”. 
 
Assessment 
The crown growth of the Beech tree is very asymmetric and contains a major 
wound/cavity at the base of the scaffold limbs which affects their stability. Although it 
would be possible to reduce the crown growth to limit the weight of the limbs, that would 
not eliminate the defect which will affect the future lifespan of the tree. 
 
The crown growth of the Acer tree does contain some dead wood. This is due to a 
combination of the proximity of the adjacent Beech tree and the dense growth of the Acer, 
which are restricting light and air to the tree. The tree generally is in good health and 
therefore should respond to remedial works. 
 
CONCLUSION: 
The  Beech tree is a significant feature at the south western corner of Scarthingwell Park. 
However, the tree contains a defect that significantly affects the future useful and safe life 
expectancy of the tree. Felling the tree will allow light and air to the adjacent Acer and also 
create space to plant a replacement tree. 
 
The Acer tree contains some dead wood, although it is generally healthy. The removal of 
all defective material would allow more light and air into the tree. This, in addition to the 
removal of the Beech tree, would also allow additional light and air to the tree.  
 
The removal of the Beech tree would increase the importance of the Acer because it could 
be more visible from the junction of London Road and Headwell Lane. 
 
RECOMMENDATION: 
 
1. It is recommended that the application for the felling of the Beech tree be granted 

subject to the following condition. 
 

i). Before the felling of the tree hereby approved shall commence a scheme for 
the planting of a replacement tree shall be submitted to and approved in 
writing by the local planning authority. The replacement tree shall be planted 
during the first available planting season after the original tree is removed. 
Once planted the replacement tree is automatically protected by the original 
Tree Preservation Order. 

 
2. In respect of the application for the felling of the Acer tree it is recommended that 

the application is refused for the following reasons. 
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i). The defective material within the tree can be dealt with by reasonable 
remedial works. 

 
ii). The health of the tree is such that it could respond to remedial works and 

would continue to make a contribution to public amenity.  
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Low Street, Sherburn In Elmet
2007/1275/TPO
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APPLICATION 
NUMBER: 
 

8/58/394E/PA 
2007/1275/TPO 

PARISH: Sherburn In Elmet Parish Council 

APPLICANT: 
 

Sherburn In Elmet 
Parish Council 

VALID DATE: 
 

22 October 2007 

PROPOSAL: 
 

Application to fell Ash Tree T1 and Horse Chestnut T2 within G1 of TPO 
8/1977 

LOCATION: Land to the West of Low Street 
Sherburn In Elmet 
North Yorkshire 
 

 
DESCRIPTION AND BACKGROUND: 
 
Site Description 
The application relates to a Horse Chestnut tree and an Ash tree, situated to the western 
side of Low Street. The trees are at the northern end of the line of trees that are covered 
by a Tree Preservation Order (TPO). 
 
The Horse Chestnut tree stands some 13 metres high, and the crown growth is 
asymmetric and contains significant die-back that is indicative of a tree going into decline. 
 
The Ash tree stands some 15 metres high, the general vigour of the tree is low. The live 
crown growth is limited and contains some die back. To the base of the scaffold limbs 
there are a number of wounds with minor decay that could reduce the stability of the 
limbs. 
 
The Proposal  
The application is seeking permission to fell the Horse Chestnut and the Ash tree. 
 
Planning History 
Remedial operations were carried out in 2006. 
 
CONSULTATIONS: 
The application was advertised in the local newspaper and a site notice was posted. 
Letters were also sent to the parish council and neighbouring properties. 
 
The parish council have no objections, the Highway Authority require that any works to the 
trees are in line with the Road Traffic Regulations Act 1984. No other comments have 
been received. 
 
POLICIES AND ISSUES: 
Policy and guidance with respect of the proposal which could effect trees is provided by 
Policy ENV18 of Selby District Local Plan, which states: 

                                                126



“When determining applications to fell or to carry out works to trees subject to tree 
preservation orders, the council will take into account the health and stability of the trees, 
their likely future lifespan and continuing contribution to public amenity. 
 
Assessment 
The trees contain material and wounds that they are in decline. Although remedial 
operations were carried out to the trees in 2006, those works have not extended the safe 
lifespan of the trees. 
 
CONCLUSION 
The trees are part of a linear group of trees on the western side of Low Street. They are 
therefore a prominent feature of the road. However the health and condition of the trees is 
in decline affecting the future lifespan and safety of the trees.  
 
 
 
RECOMMENDATION: 
 
It is recommended that this application be granted subject to the following condition. 
 

`i). Before the felling of the tree hereby approved shall commence a scheme for 
the planting of a replacement tree shall be submitted to and approved in 
writing by the local planning authority. The replacement tree shall be planted 
during the first planting season after the original tree is removed. Once 
planted the replacement tree is automatically protected by the original Tree 
Preservation Order. 

 
 
 
 
 
 

                                                127



 

 
 

Agenda Item No:7 
___________________________________________________________________ 
 
Title: Committee Procedures 
  
To: Planning Committee 
  
Date: 12 December 2007 
  
Service Area: Planning/Legal/Democratic Services 
  
Author: Mike Rice, Head of Service – Legal & Democratic 

Services 
  
Presented by: Mike Rice, Head of Service – Legal & Democratic 

Services 
__________________________________________________________________ 
 
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 proposals set out in 

paragraph 4.3 of this report and to make appropriate recommendations 
to Council. 

  
3 Executive Summary 
  
3.1 At a recent informal training session for councillors on the Planning 

Committee, there was discussion on whether changes should be proposed to 
the arrangements for public speaking at meetings of the Planning 
Committee. 

  
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. 
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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 that leaflet is attached. 

  
4.2 At a recent informal training session for councillors on the Planning 

Committee, the matter was discussed and it was agreed that the current 
provisions should be reviewed. 

  
4.3 The view from those councillors was that public speaking should continue to 

be limited to a maximum of five minutes per speaker, but that there would be 
no questions to any speaker from councillors. 

  
4.4 Councillors’ views are requested on the point set out in paragraph 4.3 above 

and on any other provision relating to public speaking at Planning 
Committee. 
 

4.5 Democratic Services have a summary of procedures followed by other 
Councils and councillors can inspect that at the Council’s offices if they so 
wish. 

  
4.6 If changes are proposed to the arrangements for public speaking 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 Councillors at the informal training session were concerned at the time taken 

in dealing with public speaking and felt that an amendment, as proposed, 
would not detract from the ability of applicants, objectors and parish councils 
to put their views to Committee. 

  
6.2 It was felt that if issues were raised by a public speaker, then the planning 

officer should offer advice to the Committee on those issues. 
  
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. 
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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 

  
9.5 Risk Management 

 
No Impact 

  
9.6 Sustainability 

 
No Impact 

  
9.7 Value for Money 

 
No Impact 

  
10 Background Papers 
  
10.1 Summary of procedures of other Councils – papers held in Democratic 

Services Section. 
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When can I leave the meeting? 
 
You can leave the meeting after all the public participation has finished. 
 
 
Dates of meetings 
 
Meetings of the Planning Committee are normally held every three weeks, 
on Wednesday at 4.00 pm, at the Civic Centre, Selby. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Further information 
 
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. 
 
 

 

1 February 
1 March 
29 March 
26 April 
24 May 
21 June 

 

 

19 July 
16 August 

13 September 
11 October 
8 November 
6 December 

2006  

PUBLIC SPEAKING  
AT PLANNING COMMITTEE 

 
 

 
The Council wants to reach its decisions on planning applications in a fair 
and transparent manner.  To improve current procedures it has been 
decided to introduce public speaking at meetings of the Planning 
Committee.  This will be for a trial period.  
 
This leaflet explains the rules of the scheme, and how and when the 
public can speak.  After the trial period the Council may amend the 
scheme in the light of experience. 
 
Who can speak at a Committee meeting? 
 
Three people can speak at Committee in relation to any one application.  
One speaker can represent the applicant/supporters, one can represent the 
objectors and the relevant Parish Council representative will also be able 
to speak. 
 
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. 
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How do I find out whether the Committee is considering an application? 
 
The Council deals with approximately 1,300 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.  A list 
of the dates of meetings is set out on the back of this leaflet.   
 
 
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 and you have previously made representations on the 
application, 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 20 minutes before the start of the 
meeting to register with the Public Speaking Officer.  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.  
Then  the objector has five minutes to put their case. A representative of 
the relevant parish council then has five minutes to put their case, 
followed by the applicant/supporter who has five minutes to put their case.  
Members of the Committee may ask questions of each speaker.  The 
Committee will then debate the application, taking all the comments into 
account, before making a decision. 
 
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 constraints 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 
on the guidance notes enclosed.  (This guidance is also contained on the 
rear of the neighbour consultation letter.) 
 
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.  If in public you say something 
about a person which is not true, even if you believe it to be true, you may 
be sued and have to pay compensation.  You should therefore carefully 
consider your comments, in this light. 
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___________________________________________________________________
 
Title: Tree Preservation Orders – Confirmation 
  
To: Planning Committee 
  
Date: 12 December 2007 
  
Service Area: Legal and Democratic Services 
  
Author: Kelly Hamblin 
  
Presented by: Mike Rice 
__________________________________________________________________ 
 
1. Purpose of Report  
 
1.1 To inform the Committee of a Tree Preservation Order already served and 

ready for confirmation. 
 
2. Recommendation 
 
2.1 That the under-mentioned Tree Preservation Order be confirmed as an 

unopposed Order:- 
 

 Tree Preservation Order No.6/2007 Rear of 51/53 Main Street, Monk 
Fryston 

 
3. Executive Summary 
 
3.1 This is contained in the supporting information. 
 
4. The Report  
 
4.1 In accordance with the provisions of the Town and Country Planning Act 1990 

the above-mentioned Tree Preservation Order has been served. The period for 
objection/representation has expired and none have been received in respect 
of the Order. 

 
5. Financial Implications  
 
5.1 There are no financial implications. 
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6. Link to Corporate Plan 
 
6.1 Work in this area ensures the Council fulfils its statutory obligations. 
 
7. How Does This Report Link to Council’s Priorities? 
 
7.1  Corporate Objective Number 4 – to protect environmental quality and safety by 

promoting green issues. 
 
8. Impact on Corporate Policies 
 
8.1 Service Improvement No Impact 

 
8.2 Equalities No Impact 

 
8.3 Community Safety and Crime No Impact 

 
8.4 Procurement No Impact 

 
8.5 Risk Management No Impact 

 
8.6 Sustainability No Impact 

 
8.7 Value for Money No Impact 
 
9. Background Papers 
 
9.1 Correspondence on file 6945 in the Legal Services Section. 
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C LIST  APPLICATIONS DETERMINED BY COUNTY 
 
 
1. C8/10/3AA/PA  Plasmor Ltd 
 2007/0547/CPO 

ESCRICK 
 

Proposal: Proposed development for the variation of Conditions 3 and 8 
of planning permission (C8/10/3R/PA) at Escrick Brickworks, 
ESCRICK 

 
 District Council’s  
 Recommendation:  No objections, but recommend conditions 
 
 NYCC Decision: PERMISSION GRANTED CONDITIONALLY 
 
 
2. C8/10/35/PA  Plasmor Ltd 
 2007/0578/CPO 
 ESCRICK 
 

Proposal: Proposed development for the Review of Old Mineral 
Permission (ROMP) regarding permission C8/10/3R/PA at 
Escrick Brickworks, ESCRICK 

 
 District Council’s  
 Recommendation:  Comments 
 
 NYCC Decision: PERMISSION GRANTED CONDITIONALLY 
 
 
3. C8/16/24N/PA  The Potter Group Ltd 
 2007/0511/CPO 
 BARLBY 
 

Proposal: Proposed transfer station for waste paper at the Potter Group 
Ltd, Barlby Road, BARLBY 

 
 District Council’s  

Recommendation:  No Objections 
 
 NYCC Decision: PERMISSION GRANTED CONDITIONALLY 
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4. C8/19/1219L/PA Corporate Director, Children and Young People’s Services 
 2007/1034/CPO 
 SELBY 
 

Proposal: Retention of a Portakabin prefabricated unit 1273 at Selby CP 
School, Flaxley Road, SELBY 

 
 District Council’s  
 Recommendation:  Objects 
 
 NYCC Decision: PERMISSION GRANTED CONDITIONALLY 
 
 
5.  C8/22/17M/PA  Corporate Director, Children and Young People’s Services 
 2007/0866/CPO 

BARLOW 
 

Proposal: Retention of an Elliott Medway prefabricated unit 1850 at 
Barlow Church of England Primary School, Park Road, 
BARLOW 

 
 District Council’s  
 Recommendation:  Objects 
 
 NYCC Decision: PERMISSION GRANTED CONDITIONALLY 
 
 
6. C8/23/170E/PA Corporate Director, Children and Young People’s Services 
 2007/0533/CPO 
 CAMBLESFORTH 
 

Proposal: Proposed erection of a 1.8metre high boundary fence at 
Camblesforth CP School, Mill Lane, CAMBLESFORTH 

 
 District Council’s  
 Recommendation:  No objections 
 
 NYCC Decision: PERMISSION GRANTED CONDITIONALLY 
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7. C8/38/41A/PA  KMR Waste Management Ltd 
 2006/1554/CPO 
 HENSALL 
 

Proposal: Proposed development for the purposes of low level 
reclamation of the former Hensall Quarry North Sand Pit 
including the importation of inert waste and soils with 
restoration to agriculture at Hensall Quarry North, New Road, 
HENSALL 

 
 District Council’s  
 Recommendation:  No objections 
 
 NYCC Decision: PERMISSION GRANTED CONDITIONALLY 
 
 
8. C8/53/56C/PA  Mr Cornelius Price, c/o Fennell, Green & Bates 
 2007/0006/CPO 
 KELLINGTON 
 

Proposal: Proposed development for the purposes of a waste transfer 
station and skip storage at Meadow View, Weeland Road, 
KELLINGTON 

 
 District Council’s  
 Recommendation:  No information 
 
 NYCC Decision: REFUSED 
 
 
9. C8/56/136D/PA The Headteacher, Monk Fryston CE Primary School 
 2007/0695/CPO 
 MONK FRYSTON 
 

Proposal: Erection of three playground shelters at Monk Fryston Church 
of England Primary School, Chestnut Green, MONK 
FRYSTON 

 
 District Council’s  
 Recommendation:  No objections 
 
 NYCC Decision: PERMISSION GRANTED CONDITIONALLY 
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10. C8/57/39E/PA  Mrs S Atkinson, Headteacher, South Milford CP School 
 2007/0715/CPO 
 SOUTH MILFORD 
 

Proposal: Erection of a play shelter at South Milford Community Primary 
School, Sand Lane, SOUTH MILFORD 

 
 District Council’s  
 Recommendation:  No objections 
 
 NYCC Decision: PERMISSION GRANTED CONDITIONALLY 
 
 
11. C8/72/9N/PA  The Headteacher, Tadcaster Grammar School 
 2007/0829/CPO 
 TOULSTON 
 

Proposal: Proposed installation of a roof mounted air handling unit at 
Tadcaster Grammar School, TOULSTON 

 
 District Council’s  
 Recommendation:  No objections 
 
 NYCC Decision: PERMISSION GRANTED CONDITIONALLY 
 
 
12. C8/73/204AA/PA Corporate Director, Children and Young People’s Services 
 2007/0815/CPO 
 TADCASTER 
 

Proposal: Retention of an Elliott Medway prefabricated mobile classroom 
unit 1536 at Riverside CP School, Wetherby Road, 
TADCASTER 

 
 District Council’s  
 Recommendation:  Objects 
 
 NYCC Decision: PERMISSION GRANTED TEMPORARILY 
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