
 
 
 
 
 

 
Mission Statement 

 
To Improve the Quality of Life 

For Those Who Live and Work in The District 
 

 
 
2 December 2008 
 
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 10 
December 2008 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 12 November 2008. 
(Previously circulated and attached pages 5 to 12). 
 
 
 

4.  Chair’s Address to the Planning Committee 
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5.  Planning Applications Received – Non Site Visits 
 
Reports of the Head of Development Services. 
 

• 2008/0693/OUT – Green Lane Farm, Green Lane, Cliffe (pages  
13 to 19 attached). 

 
• 2008/1100/FUL – The Cottage, Main Street, Colton (pages 20

to 29 attached). 
 
• 2008/1103/REM – 7 Green Lane. Selby (pages 30 to 35

attached). 
 
• 2008/0911/LBC – Caesars, Park Street, Selby (pages 36 to 40 

attached). 
 
• 2008/0912/FUL – The Dormers, Poole Lane, Burton Salmon 

(pages 41 to 46 attached). 
 
• 2008/0956/OUT – 34 Leeds Road, Selby (pages 47 to 54

attached). 
 
• 2008/0920/FUL – Former Tiles Warehouse and Tyre Depot, 

Brook Street, Selby (pages 55 to 64 attached). 
 
• 2008/0645/FUL – 16 Main Street, Monk Fryston (pages 65 to 72

attached). 
 

 
 Reports for Information 

 
1. List of Planning Applications Determined Under Delegated 

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

 
 
 
 
 
M Connor 
Chief Executive 
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Public Speaking 
 
Please note the deadline for registering to speak at Committee is 3.00 pm 
Monday 8 December  2008 
 

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 

7 January 2009 17 December 2008 23 December 2008 
4 February 2009 19 January 2009 27 January 2009 
4 March 2009 16 February 2009 24 February 2009 
1 April 2009 16 March 2009 24 March 2009 
 
 

Membership of the Planning Committee 
12 Members 

 

Conservative Labour Independent 

J Mackman (Chair) B Marshall J McCartney 
J Deans (Vice-Chair) S Shaw-Wright  
J Cattanach   
I Chilvers   
D Fagan   
W Inness   
D Mackay   
E Metcalfe   
C Pearson   
 
If you have any enquiries relating to this agenda, please contact Carol Baker on: 
Tel:  01757 292207  
Fax: 01757 292020 
Email: cvbaker@selby.gov.uk                                               3



Items for Planning Committee  
10th December 2008 

 
 

File Number: Site Address: 
Case 
Officer Page 

    
2008/0693/OUT Green Lane Farm, Green Lane, Cliffe KERO 15 
2008/1100/FUL The Cottage, Main Street, Colton KERO 22 
2008/1103/REM 7 Green Lane, Selby RISU 32 
2008/0911/LBC Caesers, Park Street, Selby RABA 37 
2008/0912/FUL The Dormers, Poole Lane, Burton Salmon RABA 42 
2008/0956/OUT 34 Leeds Road, Selby RABA 49 
2008/0920/FUL Former Tiles Warehouse and Tyre Depot, Brook 

Street, Selby 
RABA  

57 
2008/0645/FUL Wayside Cottage, 16 Main Street, Monk Fryston CLRI 67 
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Planning Committee 
12 November 2008 

SELBY DISTRICT COUNCIL 
 

Minutes of the proceedings of a meeting of the Planning Committee held on 12 
November 2008, in Committee Rooms 1& 2, The Civic Centre, Portholme Road, 

Selby, commencing at 4.00pm. 
 

440 Minutes 
441 Chair’s Address to the Planning Committee 
442 Performance Indicator Report: April 2008 to September 2008 
443 Budget Management to 30 September 2008 
444 Planning Committee Training Programme 
445 Planning Application – 2008/0624/OUT- Oak Tree Nursery, Barlow 
446 Planning Application – 2007/0966/FUL - The Old Rectory, Oxton Lane, 

Bolton Percy 
447 Planning Application – 2007/0967/LBC - The Old Rectory, Oxton Lane, 

Bolton Percy  
448 Planning Application - 2008/0734/FUL - 115 High Street, South Milford 
449 Planning Application – 2008/0934/FUL - 48 Low Garth Road, Sherburn in 

Elmet 
450 Planning Application – 2008/0459/OUT – 50 West Park, Selby 

 
 

Present: Councillor J Mackman in the Chair 
  
Councillors: J Cattanach, Mrs D Davies (for S Shaw-Wright), J Deans, W Inness, J 

McCartney, D Mackay, B Marshall, Mrs E Metcalfe, C Pearson, Mrs S Ryder 
(for D Fagan), R H Sweeting (for I Chilvers) 

  
Officials: Head of Service – Development Services, Head of Legal and Democratic 

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

  
Also in 
Attendance: 

Public Speakers 

  
Public: 4 
Press: 0 
   
438 Apologies for Absence and Notice of Substitution 

 
Apologies were received from Councillors I Chilvers, D Fagan and S Shaw-
Wright 
 
Substitute Councillors were R Sweeting (for I Chilvers), Mrs R Ryder (for D 
Fagan) and Mrs D Davies (for S Shaw-Wright). 
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Planning Committee 
12 November 2008 

439 Disclosure of Interest 
 
All Councillors had received email representations from Mrs Magee and Mr 
Watson in respect of application 2008/0734/FUL – 115 High Street, South 
Milford. 
 

440 Minutes 
 
Resolved: 
 
That the minutes of the proceedings of the meeting of the Planning 
Committee held on 15 October 2008, subject to the following 
amendments 
 

a) Minute 380 – Resolve should read ‘ that the application be 
granted subject to the addition of conditions concerning use of 
curtilage, construction compound, mud on road and working 
hours’. 

 
b) Minute 383 – the word ‘spilt’ should read ‘ split’ 

 
c) Minute 384 – Under Mr Taunton’s comments, point 3 should read 

‘ fear that if approved would give scope for development of 
designated Gypsy site’. 

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

441 Chair’s Address to the Planning Committee 
 
The Chair informed councillors of the following issues: 
 
There had been an 11% reduction in the number of applications received for 
the first 7 months of this year compared with the same period last year. 
 
There are a number of major applications in the pipeline but it is unclear if all 
will be received this year. 
 
Performance figures are good with 84% of majors, 66% of minors and 88% 
of other applications being determined within minimum Government target.  
 
The backlog of applications had been reduced to approximately 60. 
 
Member training sessions had been organised, with the first session taking 
place on 27th November at 5.30pm, which will cover the amendments to the 
General Permitted Development Order. Councillors who were not members 
of the Planning Committee had been invited to attend the session. 
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Planning Committee 
12 November 2008 

All councillors had received a Councillor Development Programme 2008/09, 
which detailed all development training and programmes. 
 
Selby District Core Strategy had been published for public consultation. The 
Chair informed councillors that there were no reasons why they should not 
participate in the consultation. 
 
The recruitment of the 2 new members of staff had been completed and they 
would be joining the Development Services teams in December 2008 and 
January 2009. This fills all posts in the new structure. 
 

442 Performance Indicator Report: April 2008 – September 2008 
 
The Head of Service - Development Services updated councillors on the 
progress made in 2008/09 for the corporate and statutory National Indicators 
for which the Planning Committee was responsible. 
 
Councillors requested thanks be passed onto all members of Development 
Services for their achievements in achieving, and in some cases, exceeding 
their targets. 
 
Resolved: 
 
That the report be noted  

443 Budget Management to 30 September 2008 
 
The Head of Service – Development Services updated councillors with the 
major variations between budgeted and actual expenditure and income, for 
the 2008/09 financial year. 
 
It was confirmed, that whilst no adjustments to the budget where required at 
present, the situation would continue to be monitored. 
 
Resolved: 
 
That the report be noted 
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Planning Committee 
12 November 2008 

444 Planning Committee Training Programme 
 
The Head of Service – Development Services sought approval from 
councillors for the Planning Committee Training Programme and provided 
details of the topics to be covered. 
The first session was scheduled for 27th November 2008 with subsequent 
sessions being held each month there after until March 2009. There were no 
financial implications for the training sessions as senior officers would 
facilitate these, and if external trainers were required, funding would be 
allocated from current budgets. 
 
The Chair informed councillors that a future schedule would be required for 
2009 from April 2009, although training would be suspended during the 
summer months. And if anyone had any suggestions for future topics they 
should be passed onto the Committee Administrator or Head of Service – 
Development Services. The sessions had been agreed at Council and 
Planning Committee members were expected to attend all the training 
sessions.   
 
Resolved: 
 
That the Planning Committee Training Programme be approved 
 

445 Planning Applications Received  
 
Consideration was given to the schedule of planning applications submitted 
by the Head of Service – Development Services. 
 
 
Application: 2008/0624/OUT 
Location: Land at Oak Tree Nursery, Mill Lane, Barlow 
Proposal: Outline application for the erection of one detached 
dwelling, to include matters of access, landscaping and scale 
 
 
The Chair informed councillors that the applicant, prior to the meeting, had 
withdrawn this application. 

 446 Application: 2008/0459/OUT 
Location: Land to the rear of 50 West Park, Selby 
Proposal: Outline application for the erection of a detached dwelling to 
include means of access  
 
The Development Control Manager confirmed that councillors had received 
a copy of the appeals decision relating to an earlier application which 
refused 3 dwellings on the application site.  Councillors were requested to 
note that the inspector had considered that the site was ‘not necessarily 
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Planning Committee 
12 November 2008 

unsuitable for a modest residential development’. 
If councillors were minded to approve the application, two additional 
conditions were requested to be included which related to boundary fencing 
and the actual location of the siting of the development. 
 
Mr Graham - Objector 
 
Mr Graham informed councillors he objected to the application for the 
following reasons. 
 

• Not in character with surrounding dwellings 
• Tandem developments not common in area 
• Impact on the character of the area 
• Other developments nearby are not the same 
• Contrary to Selby District Local Plan 
• Inappropriate form of backland development 
• Access issues 
• Overlooking 
• Local Opposition 

 
Mr Hill – Agent 
 
Mr Hill informed councillors of the following issues 
 

• Re-use of brownfield site 
• Conforms to policy 
• Planning Inspector considered modest development acceptable  
• Modest scale development 
• Happy for condition regarding 1 ½ storey 

 
Councillors were reminded that the application was for outlined consent and 
issues regarding overlooking would be considered at a further application.   
 
Resolved:  
 
That the application be granted, subject to the addition of conditions 
concerning boundary treatments, siting and restriction to 1½ storey 
dwelling. 
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Planning Committee 
12 November 2008 

447    Application: 2007/0966/FUL 
Location: The Old Rectory, Oxton Lane, Bolton Percy 
Proposal: Erection of a portico to replace the existing porch, two 
single storey extensions and a two storey link extension following 
demolition of outbuildings. 
 
The Principal Planning Officer informed councillors that following receipt of a 
letter expressing concerns in the interpretation of policy DL1 it was 
recommended that should councillors be minded to refuse the application, 
policy DL1 would be an additional recommended reason for refusal.  
 
Consultants acting on behalf of the Council had provided advice that whilst 
the applicant had shown evidence of previous extensions it did not provide 
any justification for the proposed extension and other works. Furthermore 
the proposed additional accommodation and facilities did not reflect the lost 
accommodation provided within an earlier demolished portion of the 
Rectory.   
 
The Principal Planning Officer informed councillors that the proposed 
extension was very large in relation to the current size of the rectory 
building, had no real architectural merit and the design of the porch was 
inappropriate to the style associated with the area. 
  
It was requested that if members were minded to refuse the application, the  
issues concerning the portico, would be an additional reason for refusal. 
 
Resolved:  
 
That the application be refused, for the reasons set out in the Officers 
report and that the design of the portico is included in the reasons for 
refusal where appropriate. 
 
 

448 Application: 2007/0967/LBC 
Location: The Old Rectory, Oxton Lane, Bolton Percy 
Proposal: Listed Building Consent for the erection of a new portico to 
replace the existing porch with two single extensions and a two storey 
link extension following demolition of disused outbuildings. 
 
The Principal Planning Officer informed councillors that tests applied 
showed that the proposals would not be in keeping with or preserve the 
agricultural and historic elements of the building. 
 
The Principal Planning Officer informed councillors that consultants acting 
on behalf of the Council had provided advice that whilst the applicant had 
shown evidence of previous extensions it did not provide any justification for 
the proposed extension and other works. Furthermore the proposed 
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Planning Committee 
12 November 2008 

additional accommodation and facilities did not reflect the lost 
accommodation provided within an earlier demolished portion of the 
Rectory.   
 
Resolved:  
 
That the application be refused, for the reasons set out in the Officers 
report and that the design of the portico is included in the reasons for 
refusal where appropriate. 
 

449 Application: 2008/0734/FUL  
Location: 115 High Street, South Milford 
Proposal: Proposed erection of three dwellings following the 
demolition of the existing dwelling 
 
The Principal Planning Officer informed councillors that conditions 4 and 5 of 
the report regarding hard-standing areas and surface water required 
amendments.  Emails had been sent direct to all members from both an 
objector and the agents. Copies had been circulated of both emails at the 
meeting. 
 
The Principal Planning Officer provided updated plans of the application 
from those published in the agenda, which showed amended hipped roof 
design and alterations to the layout on the site. 
 
Councillors considered the application and had concerns relating to the 
overlooking of the plots and the character of the surrounding dwellings. 
 
Resolved:  
 
That the application be refused. 
 
The reasons for refusal were: 
 

• Character and form  
• Overlooking 

 
 

450 Application: 2008/0934/FUL 
Location: 48 Low Garth Road, Sherburn in Elmet 
Proposal: Erection of a link detached dwelling and a detached single 
garage following demolition of existing conservatory 
 
The Senior Planning Officer updated councillors with amendments to the 
Officers report.  There had been 3 representations from objectors and 
observers received and an additional condition was requested concerning 
the addition of extensions or structures to the property. 
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Planning Committee 
12 November 2008 

 
Resolved:  
 
That the application be granted, subject to the addition of condition 
stated below 
 
Notwithstanding the provisions of Classes A and E of Part 1 to 
Schedule 2 of the Town and Country Planning (General Permitted 
Development) Order 1995 (as amended)  
 

(i) No extensions may be added to front, or northern, elevation 
of the dwelling hereby approved; and 

 
(ii) No structures may be erected within the curtilage of the 

dwelling hereby approved forward of the dwelling’s front, or 
northern, elevation. 

  
 

The meeting closed at 5:34 pm. 
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APPLICATION SITE
Item No:
Address:

N

S

EW

Green Lane Farm, Green Lane, Cliffe
2008/0693/OUT
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ADDITIONAL MAP FOR THIS ITEM IS AVAILABLE ON 
REQUEST FROM DEMOCRATIC SERVICES 
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APPLICATION 
NUMBER: 
 

8/17/289A/PA 
2008/0693/OUT 

PARISH: Cliffe Parish Council 

APPLICANT: 
 

Mr R Woodall VALID DATE: 
 
EXPIRY DATE: 

4 September 2008 
 
30 October 2008 

PROPOSAL: 
 

Outline application for the erection of 5 residential dwellings  

LOCATION: Green Lane Farm 
Green Lane 
Cliffe 
Selby 
North Yorkshire 
YO8 6PG 
 

 
This application has been brought before Planning Committee at the request of a local 
Councillor. 
 
DESCRIPTION AND BACKGROUND 
 
The Site 
 
The site is located to the east of the settlement of Cliffe within the open countryside and 
outside of the defined development limits of any settlement. The site is comprised of a 
livestock farmstead with associated agricultural buildings. 
 
To the east of the site is a small hamlet comprised of a small number of dwellings within 
extensive curtilages.  To the north, south and west is open arable countryside. 
 
The site is accessed from the A63 via Green Lane, a single width road, which is in a poor 
state of repair. 
 
The Proposal 
 
The applicant is seeking outline planning permission for the erection of 5 residential 
dwellings.  All matters are to be reserved. 
 
 
History 
 
Permission for retrospective application for an extension to the piggeries was permitted in 
2005. 
 
CONSULTATIONS 
 
PARISH COUNCIL 
No response received. 
 
HIGHWAYS AGENCY 
No response received. 
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HIGHWAYS AUTHORITY 
Recommend refusal of the application as the public highway fronting the site is of 
insufficient construction to accommodate the increase in traffic, without serious damage to 
the carriageway and verges of the highway and loss in amenity value. 
 
YORKSHIRE WATER SERVICES 
No objections, recommend conditions be attached to any approval for separate systems of 
foul and surface drainage, No piped discharge and that the dwellings not be brought into 
use until completion of the foul drainage. 
 
LOWER OUSE INTERNAL DRAINAGE BOARD 
No response. 
 
PRINCIPAL ENVIRONMENTAL HEALTH OFFICER 
No objections subject to conditions to require a contaminated land survey. 
 
PUBLICITY 
All immediate neighbours were informed by letter and a site notice was erected. No letters 
of representation were received. 
 
POLICIES AND ISSUES 
 
Section 38(6) of the Planning and Compulsory Purchase Act 2004 states "if regard is to be 
had to the development plan for the purpose of any determination to be made under the 
planning Acts the determination must be, made in accordance with the plan unless 
material considerations indicate otherwise".  The development plan for the Selby District 
comprises of the Regional Spatial Strategy for Yorkshire and the Humber (adopted May 
2008) and the policies in Selby District Local Plan (adopted on 8 February 2005) saved by 
the direction of the Secretary of State. 
 
There are two main policy issues in the determination of this application, these being the 
appropriateness of development within the countryside and the appropriateness of the site 
for residential development. 
 
In respect of development within the countryside national policy is provided by PPS7, 
which aims to protect the countryside for the ‘sake of its intrinsic character and beauty’ 
whilst promoting sustainable patterns of development and raising the quality of life and the 
environment in rural areas. As such strict control should be exercised over development in 
the countryside.  National policy is complemented, at the local level, by Policy DL1 of the 
Selby District Local Plan. 
 
In respect of residential development policy and guidance is provided by Planning Policy 
Statement 3 ”Housing” and policy H2A of the Selby District Local Plan.  Planning Policy 
Statement 3 and Policy H2A promote sustainable forms of urban development, 
emphasising the importance of brownfield sites within existing urban areas.   
 
Therefore the relevant policies in the determination of this application are: - 
 
ENV1 Control of Development 
DL1 Control of Development in the Open Countryside 
H2A Managing the release of housing land 
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ASSESSMENT 
 
The key issues in the determination of this application are considered to be; 
 

1. The principle of development 
2. Impact upon character and form 
3. Impact upon residential amenity 
4. Highways Issues 

 
1.  The Principle of Development within the Open Countryside 
 
The site is outside of any defined development limits and is comprised of an agricultural 
holding within the open countryside.  Under Policy DL1 proposals should only be allowed 
where they are appropriate in a rural area, involve the re-use, adaptation or extension of 
an existing building, meets the identified social or economic need of a rural community or 
would be of direct benefit to the rural economy.  Given that the proposal is for residential 
‘new build’ the proposal does not meet the above criteria and therefore would be contrary 
to Policy DL1 of the Local Plan. 
 
In the Design and Access Statement, the applicant draws attention to Policies H9 and 
EMP14A of the Local Plan. Policy H9 was not saved by the Secretary of State and 
therefore has no weight in the determination of this application.  Furthermore Policy 
EMP14A relates to the redevelopment of intensive livestock units within or adjoining 
defined development limits. This site is neither within or adjoining the development limits of 
any settlement and therefore does not apply in this instance. 
 
In addition to the above national and local policy directs development to previously 
developed land within the defined development limits of principal settlements.  Agriculture 
does not constitute ‘previously developed land’ for the purposes of planning. In addition 
the site is located within the open countryside.  Although it is recognised that the site is 
near the A63 which has an hourly bus service, this does not automatically mean that the 
site is sustainable per se. In general the site is somewhat isolated and as such would 
promote the use of the private car rather than public transport.  As such the proposal 
would constitute an unsustainable form of development at this isolated location and is 
therefore contrary to Policy H2A of the Local Plan and the guidance within PPS1 and 
PPS3. 
 
2.  Impact upon Character and Form 
 
Notwithstanding that there are residential units to the east of the site, the proposal would 
result in the increasing spread of residential development and encroachment into the 
countryside.  The proposed houses, together with the residential paraphernalia would 
erode the rural character of this countryside location and therefore would be contrary to 
the principle of protecting the countryside within PPS7.  
 
3.  Impact upon Residential Amenity 
 
The proposed dwellings meet all the generally accepted distances for space about 
dwellings.  Furthermore, due to the siting and orientation of the proposed dwellings and 
the surround properties it is considered that the proposal would not result in significant 
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levels of overlooking or overshadowing and need not appear overdominant.  It is therefore 
concluded that the proposal would be acceptable in terms of residential amenity 
 
4.  Highways issues 
 
In this respect the comments of the Highway Authority are noted.  The proposal would 
result in an intensification of the use of Green Lane, which is a single-track road in a poor 
state of repair.  Furthermore the application does not provide any details of highway 
improvements. It is considered that the public highway fronting the site is of insufficient 
construction to accommodate the increase in traffic, without serious damage to the 
carriageway and verges of the highway.  As such the proposal would be contrary to policy 
T2 of the Selby District Local Plan. 
 
5. Other issues 
 
In support of the proposal, the applicant has argued that the proposal is justified on the 
basis of the need to relocate the established livestock unit away from residential 
properties, and that the development would enable the capital costs to be met. 
Furthermore the applicant has stated that the livestock unit cannot continue to operate at 
the existing level due to “welfare, management and financial reasons”.  However no 
financial appraisal has been submitted to support the assertions made.  The assertions 
made are general in nature, unsubstantiated and totally unconvincing.   
 
It has also been suggested that the local planning authority would not support 
redevelopment of the piggeries to enhance its production and profitability and that the 
redevelopment of the site for other purposes is unviable.  Again these claims are 
unsubstantiated and not supported by any empirical data or other evidence. 
 
As such it is concluded that the arguments advanced by the applicant are unconvincing 
and that the somewhat ill defined and illusory benefits of the proposal do not outweigh the 
harm to the countryside and other harm outlined above. 
 
 
CONCLUSION 
 
The proposed development is located outside of defined development limits on a green 
field site within an isolated open countryside location.   As such the proposal would 
constitute an unsustainable form of development at this location that would be 
unacceptable in principle contrary to Policy H2A and the guidance contained in PPS1 and 
PPS3. 
 
Furthermore the proposal would form an unacceptable form of development within the 
open countryside, which by virtue of its size, scale and form would constitute urban 
encroachment into the countryside without any special justification that would outweigh the 
harm to the objectives of sustainability and the open character of the countryside.  As such 
the proposal would be contrary to Policy DL1 of the Selby District Local Plan and the 
guidance in PPS7. 
 
RECOMMENDATION 
 
This application is recommended to be REFUSED for the following reasons: 
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1. The proposal is considered to be contrary to policy H2A of the Selby District Local 
Plan and the guidance contained in PPS1 and PPS3 by virtue that it constitutes 
development of a ‘greenfield’ site within the open countryside, outside of any 
defined development limits and as such comprises an unsustainable form of 
development. 

 
2. The public highway serving the site is of insufficient construction to accommodate 

the increase in traffic, without serious damage to the carriageway and verges of the 
highway and loss in amenity value contrary to policy T2 of the Selby District Local 
Plan 

 
3. The proposal would result in urban sprawl into the countryside, which by virtue of its 

size, scale and design and the associated residential paraphernalia would detract 
from the open rural character of this countryside location contrary to Policy DL1 of 
the Selby District Local Plan and the guidance contained in PPS7. 
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APPLICATION 
NUMBER: 
 

8/77/43C/PA 
2008/1100/FUL 

PARISH: Colton Parish 
Council 

APPLICANT: 
 

Wrigley 
Developments Ltd

VALID DATE: 
 
EXPIRY 
DATE: 

13 October 2008 
 
8 December 2008 

PROPOSAL: 
 

Erection of three dwellings with garages, associated 
access and works 

LOCATION: The Cottage 
Main Street 
Colton 
Tadcaster 
North Yorkshire 
LS24 8EP 
 

 
This application was requested to be brought before Planning Committee by a 
local Councillor. 
 
DESCRIPTION AND BACKGROUND 
 
The Site  
 
The site is the curtilage to ‘The Cottage’ an end terrace house with extensive 
gardens to front, rear and side with two associated outbuildings.  The site 
fronts onto Main Street, Colton and is located within the defined development 
limits of the village. 
 
The Proposal 
 
The proposal is for the erection of three dwellings with garages, associated 
access and works following the demolition of the existing out buildings to the 
site. 
 
History 
 
Outline planning permission for the siting of two dwellings to include means of 
access on land adjacent was originally permitted in 2007. 
 
However a subsequent application for the erection of three dwellings with 
garages, associated access and works was refused in 2008 for the following 
reasons:- 
 
1.   The proposed disposition of three dwellings on the site; the extent of 

their combined footprints; their massing; the siting of plot 1 in relation to 
Main Street; and the scale of the Plot 2 and Plot 3 dwellings in relation 
to the scale of nearby dwellings, all combine to create a layout and 
scale of development which would detract from the form and character 
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of Colton, and from the amenity of nearby residents. The proposals are 
not therefore in accordance with Policy H7 of the Selby District Local 
Plan. 

 
2.   The scale and layout of the proposals would result in a loss of 

openness on the site. The proposals would detract from both the open 
character and the visual amenity of the Green Belt, and from the form 
and character of Colton. The proposals are not therefore in accordance 
with Policies GB4 and H7 of the Selby District Local Plan. 

 
3.   The dwelling on Plot 1 would materially increase the overlooking of the 

front of The Cottage and would detract from its privacy. In addition, The 
Cottage would be severed almost completely from its existing rear 
curtilage thus restricting its useable external amenity space to the front, 
more public, part of the site only. The proposed parking area at the 
front of The Cottage would be difficult to screen and to secure, further 
reducing the privacy of the amenity space and the security of the 
property. The proposals would not therefore provide a satisfactory 
standard of residential accommodation and amenity. The proposals are 
not in accordance with Policy H7 of the Selby District Local Plan. 

 
 
In addition to the above an application for the erection of first floor extension 
above the existing extension, a porch to front, external landscaping, creation 
of 2 on site parking spaces and the erection of a boundary wall was permitted 
in 2008. 
 
 
CONSULTATIONS 
 
COLTON PARISH COUNCIL 
Raised the following points: 
 

• Three detached dwellings are too many for this site. 
• Previous application was for 3x 4 bedroomed houses, whereas this 

one is effectively 3 houses of 5 bedrooms each. 
• Cramped site. 1 m gap between plots 2 and 3 and less than this 

distance between plot 3 and the neighbouring boundary with Willow 
Tree Cottage. 

 
NORTH YORKSHIRE COUNTY HIGHWAYS  
No objections, recommend conditions in relation to the access provision, 
visibility splays, turning and parking provision, mud on the highway, and 
compound details. 
 
YORKSHIRE WATER SERVICES 
No objections, recommend conditions for the provision of separate systems of 
foul and surface water drainage and to control piped discharge from the site. 
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THE ENVIRONMENT AGENCY 
No objections. 
 
APPLETON ROEBUCK & COPMANTHORPE INTERNAL DRAINAGE 
BOARD 
No response received. 
 
NORTH YORKSHIRE COUNTY COUNCIL HERITAGE OFFICER 
No objections, recommend a condition to secure a watching brief for the site. 
 
NORTH YORKSHIRE COUNTY COUNCIL ECOLOGIST 
No objections, recommend conditions for the protection of breeding birds and 
bats during demolition of the existing buildings. 
 
PRINCIPAL ENVIRONMENTAL HEALTH OFFICER 
No objections. 
  
YORKSHIRE WILDLIFE TRUST 
No response. 
 
NATURAL ENGLAND 
No response, recommend to consult with County Ecologist. 
 
PUBLICITY 
 
All immediate neighbours were informed by letter and a site notice was 
erected. Seven letters of representation were received raising the following 
comments: 
 

• Size and scale of the proposed dwellings 
• Drainage to the site 
• Lack of parking provision 
• Character and form of the area 
• Openness of the Green Belt 

 
A letter was received raising concerns over the agent submitting the 
application having been a planning officer at Selby District Council and that he 
was the case officer for the outline application, reference 2006/0589/OUT - 
8/77/43/PA to this site.  
 
 
POLICIES AND ISSUES 
 
Section 38(6) of the Planning and Compulsory Purchase Act 2004 states "if 
regard is to be had to the development plan for the purpose of any 
determination to be made under the planning acts the determination must be, 
made in accordance with the plan unless material considerations indicate 
otherwise".  The development plan for the Selby District comprises of the 
Regional Spatial Strategy for Yorkshire and the Humber (adopted May 2008) 
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and the policies in Selby District Local Plan (adopted on 8 February 2005) 
saved by the direction of the Secretary of State. 
 
The site lies within the development limits of Colton and is washed over by 
Green Belt and as such the most appropriate policies are H2A, H2B, H7, 
ENV1, GB2, GB4, T1, T2 and VP1 of the Selby District Local Plan. 
 
ASSESSMENT 
 
The main issues in the determination of this application are: - 
 

1. The principle of the development and impact on the openness of 
the Green Belt 

2. Impact on the character and form of the settlement 
3. Impact on highway safety 
4. Impact on nature conservation 
5. Impact on archaeology 
6. Other considerations 

 
 
1. The Principle of the Development and Impact on the Openness of 

the Green Belt. 
 
The decision making process when considering proposals for development in 
the Green Belt is in three stages, and is as follows:- 
 
a It must be determined whether the development is appropriate or 

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

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

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

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

 
Paragraph 3.4 of PPG2 and Policy GB2 of the Selby District Local Plan allow 
for limited infilling and redevelopment within appropriate settlements identified 
within Policy H7 the Local Plan. As such the proposal would not constitute 
inappropriate development within the Green Belt, and therefore would be 
acceptable in principle. 
 
However even where proposals are acceptable in principle they should be 
subject to Policy GB4 of the Local Plan which states that proposals should 
only be permitted where the scale, location, materials and design of any 
building or structure would not detract from the open character and visual 
amenity of the Green Belt, or the form and character of any settlement within 
it.  In this respect it is noted that the previous application for three dwellings 
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was refused on the grounds that the proposal by virtue of its scale and layout 
would result in a loss of openness on the site and ‘would detract from both the 
open character and the visual amenity of the Green Belt, and from the form 
and character of Colton’. 
 
The current scheme differs from the previously refused scheme.  The 
previously refused scheme emphasised the deep style development normally 
associated with older village centres built on burgage plots. In this type of 
development successive attached buildings to the rear decrease in size as 
one moves away from the main house.  The scheme failed as this relationship 
between attached ancillary buildings and the main house was not replicated 
resulting in large buildings sprawling awkwardly across much of the site which 
was considered to detract from the character and openness of the area. 
 
The current scheme is more compact and less sprawling in its effect.  
Furthermore the proposed dwellings due to their size and style sit more 
comfortably with their settings than the scheme previously refused. Therefore 
although the footprint of the buildings is not much altered the overall visual 
impact of the dwellings is significantly reduced.  As such it is considered that 
the proposal would not detract from the open character and the visual amenity 
of the Green Belt and therefore would not be contrary to Policy GB4 of the 
Selby District Local Plan. 
 
 
2.  Impact on the Character and Form of the Settlement 
 
The proposal would achieve a net housing density of 21 dwellings per 
hectare.  Although this is lower than the 30 dwellings per hectare set out in 
Policy H2B it is considered that the scheme achieves a balance between 
making efficient use of the site and protecting the character and form of the 
settlement and the openness of the Green Belt. 
 
The height of the dwellings would be between 8.5 and 9 metres. However this 
is not considered to be so excessive as to be out of scale with the surrounding 
properties. 
 
For the reasons given above in sections 1 and 2 it is concluded that the 
proposal would not detract from the form and character of Colton and 
therefore would not be contrary, in this respect from Policy H7 of the Local 
Plan.   
 
3.  Impact on Highway Safety 
 
The comments of the neighbours are noted.  However the Highway Authority 
have no objections too the proposal and it is considered that subject to the 
attached conditions the proposal would not be to the detriment of highway 
safety.  As such the proposal would not be contrary to Policies T2 and H7 of 
the Local Plan. 
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4.  Impact on Nature Conservation 
 
The comments from the County Ecologist regarding bats and breeding birds 
within the outbuildings are noted. However permission is not required for the 
demolition of the outbuildings and as such this element of the scheme is 
outside of the control of the planning authority.  It is however recommended 
that an informative be attached to any permission granted outlining the law in 
relation to bats and breeding birds. 
 
5. Impact on Archaeology 
 
The comments of the County Archaeologist are accepted and subject to a 
condition to require a scheme of recording it is considered that the proposal 
would not be contrary to Policy ENV28 of the Local Plan and the guidance 
within PPG16. 
 
6. Other Considerations 
 
The proposal is considered acceptable in terms of drainage and flood risk 
subject to normal drainage conditions. 
 
CONCLUSION 
 
Having had regard to the development plan, all other relevant local and 
national policy, letters of representation, consultation responses and all other 
material planning considerations, it is considered that the proposed residential 
development would be acceptable in principle within the Green Belt and make 
efficient use of a sustainable site.  Furthermore the proposal, by virtue of its 
size, scale, design and siting would not have a detrimental effect on the form 
and character of the area and the open character of the Green Belt or the 
amenity of the occupants or neighbouring properties or highways safety.   
 
In addition the proposal overcomes the reasons for the refusal of the previous 
application. 
 
The application is therefore considered not to be contrary to Policies ENV1, 
H2A, H2B, H7, GB2, GB4, T1, T2 of the Selby District Local Plan and the 
guidance in PPG2. 
 
RECOMMENDATION 
 
This application is recommended to be APPROVED subject to the attached 
conditions: 
  
1. The development for which permission is hereby granted shall be begun 

within a period of three years from the date of this permission. 
 

Reason:  
In order to comply with the provisions of Section 51 of the Planning and 
Compulsory Purchase Act 2004. 
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2. Unless otherwise approved in writing by the Local Planning Authority, 

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

 
 (ii)(a) The access shall be formed 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. 

 
 (iii) Any gates or barriers shall be erected a minimum distance of 6 

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

 
 (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 of the 
specification of the Local Highway Authority. 

 
 All works shall accord with the approved details unless otherwise agreed 

in writing by the Local Planning Authority. 
 
  Reason: 

 In accordance with policy number T1 of the Selby District Local Plan and 
to ensure a satisfactory means of access to the site from the public 
highway in the interests of vehicle and pedestrian safety and 
convenience. 

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

highway and the application site (except for the purposes of constructing 
the initial site access) until splays are provided giving clear visibility of 
45m measured along both channel lines of the major road Main Street, 
Colton from a point measured 2m down the centre line of the access 
road. Once created, these visibility areas shall be maintained clear of 
any obstruction and retained for their intended purpose at all times. 

 
 Reason: 

In accordance with policy T1 of the Selby District Plan and in the 
interests of road safety.   

 
4. No part of the development shall be brought into use until the approved 

vehicle parking, manoeuvring and turning areas approved under 
condition:   
 
 (i) have been constructed in accordance with the submitted drawing 
(Reference 07:58:20) 
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Once created these areas shall be maintained clear of any obstruction 
and retained for their intended purpose at all times. 
 
Reason: 
In accordance with policy T1 Selby District Plan and to provide for 
appropriate on-site vehicle facilities in the interests of highway safety and 
the general amenity of the development. 

 
5. No development shall take place within the site until the applicant has 

secured the implementation of a programme of archaeological works in 
accordance with a written scheme of investigation which has been 
submitted by the applicant and approved by the Planning Authority.  

 
Reason: 
The site is of archaeological interest. 

 
6. 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. 

 
7. No piped discharge of surface water from the application site shall take 

place until works to provide a satisfactory outfall for surface water has 
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. 

 
8. Prior to the commencement of development details of the materials to be 

used in the construction of the exterior walls and roofs of the dwellings 
hereby approved shall be submitted to and approved in writing by the 
Local Planning Authority, and only the approved materials shall be 
utilised. 

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

  INFORMATIVE: 
You are advised that a separate licence will be required from the 
Highway Authority in order to allow any works in the adopted highway to 
be carried out. The ‘Specification for Housing and Industrial Estate 
Roads and Private Street Works’ published by North Yorkshire County 
Council, the Highway Authority, is available at the County Council’s 
offices.   
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APPLICATION 
NUMBER: 
 

8/19/1585A/PA 
2008/1103/REM 

PARISH: Selby Town Council 

APPLICANT: 
 

Ms Ruth & Mary 
Sayner 

VALID DATE: 
 
EXPIRY DATE: 

31 October 2008 
 
26 December 2008 

PROPOSAL: 
 

Application for reserved matters of outline approval 2005/0699/OUT 
(8/19/1585/PA) for 2No. dwellings with garages 

LOCATION: 7 Green Lane 
Selby 
North Yorkshire 
YO8 9AN 
 

 
 
DESCRIPTION AND BACKGROUND 
 
This application has been referred to Committee since one of the applicants is a member 
of the Council. 
 
The proposal is for the approval of the reserved matters following the grant of outline 
permission in November 2005 for the erection of two dwellings and garages. The means of 
access was approved in 2005 and the current application relates solely to the siting, 
design, external appearance (including materials) and landscaping (including boundary 
treatments). The outline approval was conditioned to permit dormer bungalows only and 
additional conditions included protective fencing for the trees and hedgerows to be 
retained, together with details of a screen wall to protect the east flank of No 7 Green 
Lane. The approved housing density for two plots on this site would be 14 dwellings per 
hectare. 
 
The Site 
 
The application site is the rear garden of 7 Green Lane, a detached double fronted 
dwelling on the south side of Green Lane, towards its eastern end and the junction with 
Doncaster Road, facing the grounds of the War Memorial Hospital, on the north side of the 
Lane.  Green Lane has a particular tree lined character with wide footways and there are 
no on-street parking restrictions in this part of the Lane. A Tree Preservation Order was 
made at the time of the assessment of the outline application to protect trees in the front 
garden and on the eastern boundary. 
 
The approved access runs alongside the eastern boundary of No 7 and opens out into an 
area of approximately 0.14ha, 40m long by 34m wide. The east flank of No 7 would be 
screened by a 2m close boarded fence, in order to comply with condition 5 of the outline 
approval. 
 
The proposal is for two detached bungalows, in accordance with the terms of the outline. 
Each would have their principal elevations north and south with, variously 10m and 15m 
long rear gardens and Plot 2, to the west would have a detached double garage to its 
front. Plot 1 would have an integral garage. Gated parking, turning and access would be to 
the north of the buildings, protected from the rear garden of No 7 by a 2m close boarded 
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fence. The first floor bedroom and en suite in each would be lit by a south facing window in 
the gabled roof dormer, and a number of flush rooflights. 
 
HISTORY 
 
2005/0699/OUT - Outline approval for two dwellings and garages with means of access. 
Approved 11 November 2005 
 
CONSULTATIONS 
 
SELBY TOWN COUNCIL   
No response received to date 
 
NORTH YORKSHIRE COUNTY HIGHWAY AUTHORITY 
No response received to date 
 
SELBY AREA INTERNAL DRAINAGE BOARD 
Any raising of ground levels should be undertaken with care to ensure adjacent sites do 
not experience flooding, and any arrangements for surface water discharge to the surface 
water sewer will need the consent of Yorkshire Water. 
 
PUBLICITY 
 
The application has been advertised by site notice and by neighbour letters. No objections 
have been received as a result of publicising this application. 
 
POLICIES AND ISSUES 
 
Section 38(6) of the Planning and Compulsory Purchase Act 2004 states "if regard is to be 
had to the development plan for the purpose of any determination to be made under the 
planning Acts the determination must be made in accordance with the plan unless material 
considerations indicate otherwise". The development plan for the Selby District comprises 
the Regional Spatial Strategy being The Yorkshire and Humber Plan (published on 21 May 
2008) and the Selby District Local Plan (adopted on 8 February 2005) policies as saved by 
Direction of the Secretary of State, dated January 2008 
 
The site is previously developed land within the development limits of Selby and enjoys an 
extant outline planning approval for two dwellings. 
 
The principal issues thus relate to the consideration of the siting, design, external 
appearance and the landscaping of the proposal, the details of which were reserved at 
outline stage. 
 
The main issues in this case are: 
 
1. Policy 
2. Impact on the living conditions of neighbouring occupiers  
3. Materials 
4. Drainage 
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ASSESSMENT 
 
1. Policy Implications 

 
Local plan Policy H6 supports development within development limits provided it complies 
with normal development control and site specific criteria. Of particular relevance to these 
reserved matters are the criteria relating to scale and design appropriate to the locality and 
standards of residential amenity. Policy ENV1 seeks a good quality of development in 
taking account of character and amenity, standard of layout and design and any effects 
upon trees. 
 
 
2. Impact on the Living Conditions of Neighbouring Occupiers 
 
The nature of the boundaries to be retained to the east and west, the single storey, dormer 
bungalow nature of the proposals and their location on the plots would mean that there 
would be no new overlooking opportunities to neighbours. The prevailing built character in 
the vicinity is of two storey dwellings although there is a bungalow to the south east.  
 
The rears of properties fronting Green Lane to the east and some backland development 
could be visible from the new plots but the distances involved between buildings (the 
application properties being single storey) are in excess of 50m. The separation distance 
from the rear of No 7 to the nearest property is approximately 40m. To the west, the nature 
of existing planting in both the application site and in neighbouring gardens means that 
there is sufficient screening at present such that properties to the northwest are rarely 
visible from the application plots. The proposals for further tree planting, which require a 
condition to detail stock size and specie, will ensure that the development can go ahead 
without adverse effects upon neighbours. 
 
3. Materials 
 
A detailed materials schedule has not been provided but the indicated use of clay tiles and 
facing brick would be appropriate, materials are already the subject of a condition on the 
outline approval.  
 
4. Drainage 
 
The original outline application indicated that foul and surface water disposal would be to 
existing drains and there was no need to condition those details at that stage. The 
indication to raise floor levels by 700mm above road level was similarly a part of the 
outline application and there is also no need or ability to further condition this aspect of the 
proposal. 
 
 
CONCLUSION 
 
The application is for the approval of reserved matters following the grant of outline 
approval in 2005. The terms of the submission are compliant with the outline consent and 
the location, design and appearance of the dormer type bungalows will not result in any 
harm to the character of the area or the amenities of neighbours. The existing and 
statutorily protected trees are unaffected and, overall, the details comply with Policies H6 
and ENV1 of the Selby District Local Plan. 
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RECOMMENDATION 
 
This application is recommended to be APPROVED subject to the following conditions: 
 
 
01. The buildings hereby approved shall not be first occupied until additional planting 

details to show species and stock size on planting have been submitted to and 
approved by the local planning authority. 

  
 Reason:  
 In accordance with Policy ENV1 of the Selby District Local Plan and to ensure the 

reserved matters are satisfactory. 
 
02. The approved scheme of landscaping and trees planting 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. 
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APPLICATION 
NUMBER: 
 

8/19/306L/LB 
2008/0911/LBC 

PARISH: Selby Town Council 

APPLICANT: 
 

Jinnah Restaurants VALID DATE: 
 
EXPIRY DATE: 

19 August 2008 
 
14 October 2008 

PROPOSAL: 
 

Listed building consent for internal alterations including partition walls 
and doors, external security cameras and non-illuminated signage 

LOCATION: Caesars Italian Restaurant 
Park Street 
Selby 
North Yorkshire 
YO8 4PW 
 

 
 
DESCRIPTION AND BACKGROUND 
 
This application has been referred to the Planning Committee at the request of a 
Councillor.   
 
The Proposal  
 
The application seeks retrospective Listed Building Consent for internal alterations 
including partition walls and doors, external security cameras and non-illuminated signage 
in connection with the previously approved change of use of the building to a restaurant. 
 
The Site 
 
The building lies within the development limits of Selby, within the Selby Town 
Conservation Area, and within the shopping and commercial centre of Selby. The building 
is Grade II Listed.  
 
HISTORY 
 
8/19/306K/AA (2008) - Retrospective application for consent to display a non-illuminated 
high level fascia sign – approved. 
 
8/19/306J/PA (2008) - Retrospective application for the siting of external security cameras 
to the front and rear – approved. 
 
8/19/306H/PA (2008) – Proposed installation of air conditioning units and erection of a 
brick chimney to conceal extraction flue – approved. 
 
8/19/306G/PA (2008) - Listed building Consent for the erection of a chimney stack and 
installation of air conditioning units – approved. 
 
8/19/306F/LB (2007) - Listed building consent for change of use and alterations to former 
Salvation Army Hall into restaurant – approved. 
 
8/19/306E/PA (2007) - Proposed change of use of Salvation Army hall to restaurant 
including external alterations – approved. 
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8/19/306D/PA (2006) – Proposed change of use from Salvation Army Hall to licensed 
restaurant with living accommodation – refused on the grounds that insufficient information 
was submitted with the application to assess the impact of the development on the 
character of the Listed Building and the Conservation Area, the residential amenity of the 
proposed living accommodation, and the general amenity of the surrounding area. 
 
8/19/306C/PA (2001) – Listed building consent for internal alterations – approved. 
 
8/19/306B/PA (1997) – Listed building consent for re-roofing, removal of skylights, 
installation of velux windows, and internal works and general works – approved. 
 
8/19/306A/PA (1989) – Listed building consent for replacement of existing natural slate 
roof, installation of cast iron rainwater pipes and installation of six velux rooflights – 
approved. 
 
8/19/306/PA – (1977) – Change of use of museum hall to place of worship/ancillary 
welfare works – approved. 
 
CONSULTATIONS 
 
Selby Town Council – No objection subject to the approval of the Conservation Officer. 
 
Conservation Area Advisory Committee – No objections. 
 
PUBLICITY 
 
Neighbours 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 being The Yorkshire and Humber Plan (published on 21 May 
2008) and the Selby District Local Plan (adopted on 8 February 2005), policies as saved 
by Direction of the Secretary of State, dated January 2008. 
 
The relevant policies to assess the proposal against are: 
 
PPG15 – Planning and the Historic Environment 
 
Selby District Local Plan 
 
ENV1 – Control of development. 
ENV24 – Alterations to Listed buildings. 
ENV32 – Advertisements and Listed Buildings 
 
As this application is for listed building consent the only consideration to be taken into 
account is the impact on the listed building.  Other matters such as impact on the 
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conservation area, amenity, highway safety etc were assessed on the change of use and 
advert consent applications. 
 
ASSESSMENT 
 
The main issues of relevance in this case are as follows:  
 

1. Impact on the interior of the listed building 
2. Impact on the exterior of the listed building 

 
1. Impact on the Interior of the Listed Building 

 
The main internal alterations relate to the sub-division of the former stage area, the 
creation of a raised seating area/smaller stage, with staff facilities to the rear and the 
provision of a staircase to a mezzanine floor above.  Alterations have also been made to 
the positions of previously approved partition walls. 
 
The new internal partitions were required to provide the necessary areas for toilets, stores, 
food preparation etc.  These are of a demountable nature to enable removal in the future 
without causing harm to the fabric of the building.  Features such as cornices, skirting, 
dados and architraves have been retained, renovated and decorated.  Windows have 
been repaired and retained in their original style.  
 
It is considered that the internal alterations preserve the openness of the hall and its 
architectural features. 
 
2.  Impact on the Exterior of the Listed Building 
 
The security cameras to the front and rear of the building are small and unobtrusive.  The 
camera at the rear is not visible from public views and the cameras at the front are located 
symmetrically with the building and do not particularly stand out or clutter the building. 
 
The diamond shape sign at the top of the building is set back within the principal elevation 
and is not illuminated.  It maintains the symmetry of the building and is considered to 
preserve its architectural merit. 
 
The signage on the band course between the ground and first floor windows contains a 
variety of colours, styles and depth of lettering.  The Caesars lettering in particular is 
thickly boxed out.  It is considered that this signage results in a cluttered appearance 
which is detrimental to the special architectural importance of the building. 
 
Additionally two large circular signs have been erected above the entrance and exit doors 
at the front of the building.  These signs require listed building consent but have not been 
included in this application.  These signs add to the clutter on the building and would be 
unlikely to receive consent should an application be submitted for their retention. 
 
CONCLUSION 
 
The internal alterations, security cameras and the high level diamond sign are considered 
to be acceptable and to preserve the character and appearance of the listed building.  
However, the signage along the band course above the ground floor windows appears 
cluttered and does not respect the symmetrical architectural character of the building. 
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RECOMMENDATION 
 
This application is recommended to be REFUSED for the following reason and authority is 
sought by the committee to commence enforcement action against the unauthorised 
works: 
 
1. The signage along the band course, above the ground floor windows, by virtue of 

the amount of lettering and the variety of depths, colours and styles of lettering, 
appears cluttered and does not respect the architectural detail or symmetry of the 
building.  The signage is therefore considered to be contrary to Policies ENV24 and 
ENV32 of the Selby District Local Plan and the guidance contained in PPG15. 
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APPLICATION 
NUMBER: 
 

8/54/27H/PA 
2008/0912/FUL 

PARISH: Burton Salmon Parish 
Council 

APPLICANT: 
 

Mr. Richard Wright VALID DATE: 
 
EXPIRY DATE: 

23 September 2008 
 
18 November 2008 

PROPOSAL: 
 

Two storey extension to the rear  

LOCATION: The Dormers 
Poole Lane 
Burton Salmon 
Leeds 
West Yorkshire 
LS25 5JU 
 

 
 
DESCRIPTION AND BACKGROUND 
 
The Proposal 
  
This application seeks consent to erect a two storey extension to the rear of the property 
projecting 4.9 metres in length with a width of 5.5 metres.  The height of the extension 
would be 7 metres to the ridge.  The extension would comprise a games room on the 
ground floor with an en-suite bedroom above.  The proposed materials are to match the 
existing. 
 
The Site 
 
The application site comprises a large detached residential property on a residential street 
on the outskirts of the village of Burton Salmon.  The property faces open countryside to 
the front and rear but is located within a street of large detached dwellings.  The site is 
predominantly within the development boundaries of Burton Salmon although a section of 
the rear garden lies outside of development limits.  The village of Burton Salmon is 
washed over entirely by the Green Belt. 
 
 
HISTORY 
 
2008/0028/FUL – Two storey rear extension – Approved 12.03.2008 
 
8/54/27E/PA – Erection of rear conservatory and detached garage - Approved 08.08.2003. 
 
 
CONSULTATIONS 
 
BURTON SALMON PARISH COUNCIL 
The proposed extension is even larger than that previously approved.  Consider the 
extension is too close to the neighbouring property resulting in an unacceptable loss of 
light.   
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PUBLICITY  
 
Neighbours have been consulted by letter and advertised by site notice.  Responses have 
been received from the residents of Connemara and Greenacre to the north of the site and 
from two relatives of the owner of Connemara that do not live near the site. 
 
The following material considerations have been raised: 
 

• The development would result in an almost unbroken stone, concrete and tile wall 
some 80ft long 

• Loss of light 
• Loss of visual amenity 
• Adjacent dwellings are on sizeable plots with considerable separation distances 

between them 
• Extension will reduce openness between dwellings and will not be in keeping with 

the area 
• Appearance will be more akin to a built up town location 
• South side of Connemara is partially shaded by The Dormers and the proposed 

extension would greatly increase this 
• Details have been provided of alternative solutions by the neighbour 

 
 
POLICIES AND ISSUES 
 
Section 38(6) of the Planning and Compulsory Purchase Act 2004 states "if regard is to be 
had to the development plan for the purpose of any determination to be made under the 
planning acts the determination must be made in accordance with the plan unless material 
considerations indicate otherwise". The development plan for the Selby District comprises 
the Regional Spatial Strategy being The Yorkshire and Humber Plan (published on 21 May 
2008) and the Selby District Local Plan (adopted on 8 February 2005), policies as saved 
by Direction of the Secretary of State, dated January 2008. 
 
The following policies are considered to be relevant to this proposal: 
 
PPG2 Green Belt 
 
Selby District Local Plan 
 
GB2 Control of Development in the Green Belt 
GB4 Character and Visual Amenity of the Green Belt 
ENV1 Control of Development 
 
 
ASSESSMENT 
 
The key issues are considered to be: 
 

1. Principle of Development 
2. Effect on the Character of the Area and Visual Amenity of the Green Belt 
3. Effect on the Amenity of Adjoining Occupiers 
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1. Principle of Development 
 
PPG2 and Policy GB2 of the local plan set out the types of development that may be 
acceptable, in principle, in the Green Belt.  This includes the replacement, extension or 
alteration of existing dwellings.  Paragraph 3.6 of PPG2, states that: "Provided that it does 
not result in disproportionate additions over and above the size of the original building, the 
extension or alteration of dwellings is not inappropriate in Green Belts". 
 
It is clear from the drawings submitted that even taking into account the previously 
approved conservatory and garage, which have been constructed, that the existing and 
proposed additions would not be disproportionate to the size of the original dwelling. 
 
The proposal is therefore considered to be acceptable in principle. 
 
2. Effect on the Character of the Area and Visual Amenity of the Green Belt 
 
Policy GB4 of the local plan states that: “Proposals for development in the Green Belt, or 
which are conspicuous from an area of Green Belt, will only be permitted where the scale, 
location, materials and design of any building or structure, or the laying out and use of 
land, would not detract from the open character and visual amenity of the Green Belt, or 
the form and character of any settlement within it.” 
 
Criteria 1 and 4 of policy ENV1 of the local plan relate to the character of the area and the 
standard of layout, design and materials in relation to the site and its surroundings. 
 
The proposed extension would be located at the rear of the property between the existing 
dwelling and the garage.  As such it would not have a significant impact on the street 
scene.  The site is well screened by existing trees and hedges within the garden of the 
property.  The height of the extension would not exceed the ridge height of the main 
dwelling.  The extension would be no closer to adjacent properties than the existing 
dwelling and therefore the appearance of space between dwellings would be retained.  
The design of the proposed extension is considered to be in keeping with the existing 
dwelling. 
 
The surrounding area is predominantly residential comprising a variety of house types with 
little continuity in style or character.  The space between dwellings also varies along Poole 
Lane. 
 
It is considered that the extension by virtue of its size, scale and position would not result 
in any harm to the character of the area or to the visual amenity or openness of the Green 
Belt.  As such the proposal would be in accordance with Policies GB4 and ENV1 (1) and 
(4) of the Selby District Local Plan. 
 
3. Effect on the Amenity of Adjoining Occupiers 

 
Policy ENV1 (1) of the local plan also relates to the amenity of adjoining occupiers. 
 
The neighbouring property to the north east, Connemara, has two windows in its side 
elevation facing the site.  There is an obscure glazed garage window at ground floor level 
(which is not classed as a habitable room) and a first floor bedroom window (which is 
classed as a secondary room).  The separation distance between the two dwellings is 
approximately 7.5 metres. 
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There would be no windows in the side elevation of the proposed extension facing 
Connemara and therefore there would be no over looking as a result of the development.  
A condition could be imposed to ensure no windows are inserted into the side elevation in 
the future without planning permission.  The extension would increase privacy levels in the 
rear garden of The Dormers.   
 
The proposed extension would project 4.9 metres at ground floor level and approximately 
8.1 metres at the ridge of the roof as a pitched roof extension would be inserted into a 
sloping roof. 
 
It is recognised that due to the orientation of the properties on a south west to north east 
axis that the evening sunlight would be reduced as would be the view from the bedroom 
window in Connemara.  However, loss of view is not a planning issue and given that there 
is a separation distance of approximately 7.5 metres and that the window in question is a 
secondary habitable room, it is considered that there would be insufficient harm to justify 
refusing the application on the grounds of residential amenity.   
 
The proposal is therefore considered to accord with Policy ENV1(1) of the Selby District 
Local Plan. 
   
 
CONCLUSION 
 
Having had regard to all local and national policies and guidance, consultation responses 
and all other material considerations it is considered that the extension, by virtue of its 
size, scale, design and location, would not result in any harm to the visual amenities of the 
Green Belt, general character of its surroundings, or to the residential amenity of the 
occupiers of the neighbouring dwellings.  As such the proposal would be in accordance 
with Policies ENV1, GB2 and GB4 of the local plan and the guidance in Planning Policy 
Guidance Note 2 "Green Belts". 
 
 
RECOMMENDATION: 
 
This application is recommended to be APPROVED subject to the following conditions: 
 
 
01. The development for which permission is hereby granted shall be begun within a 

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

Purchase Act 2004. 
 
02. The materials to be used in the construction of the external surfaces of the extension 

hereby permitted shall match those of the existing building in colour and texture, 
unless otherwise agreed in writing by the Local Planning Authority. 

  
 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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03. No windows shall be inserted above ground floor level in the northern side elevation 
of the dwelling facing Connemara. 

 
Reason: 
In the interests of privacy. 
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APPLICATION 
NUMBER: 
 

8/19/838E/PA 
2008/0956/OUT 

PARISH: Selby Town Council 

APPLICANT: 
 

Mrs M Hunter VALID DATE: 
 
EXPIRY DATE: 

9 September 2008 
 
4 November 2008 

PROPOSAL: 
 

Outline application for the erection of 3No. dwellings with garages to 
include matters of access and layout following demolition of existing 
garage and carport 

LOCATION: 34 Leeds Road 
Selby 
North Yorkshire 
YO8 4HX 
 

 
 
DESCRIPTION AND BACKGROUND 
 
This application seeks outline planning permission for the erection of three dwellings and 
garages including details of access and layout.  Details of appearance, landscaping and 
scale have been reserved for subsequent approval. 
 
The Site 
 
The site comprises part of the garden of 34 Leeds Road which is a large detached house 
in generous landscaped grounds. 
 
The Proposal 
 
It is proposed to demolish the car port and garage at the side of the dwelling and to erect 
three new dwellings two of which would be located on the front garden and one that would 
be located between 32b and 34 Leeds Road on the site of the existing garage and car 
port. 
 
The proposed development would be served by a private drive and the existing access 
from Leeds Road that would be widened and improved in accordance with the 
requirements of the Local Highway Authority. 
 
A recent application for the erection of 4 dwellings was refused on the grounds of impact 
on trees, overlooking, insufficient information regarding bats, insufficient information 
regarding flood risk and impact on the character of the area. 
 
HISTORY 
 
8/19/838/PA – Outline planning for one dwelling – Approved 18 March 1986 
8/19/838A/PA – tree works 
8/19/838B/PA – Outline planning for residential development – Withdrawn 
8/19/838C/TPO – tree works 
8/19/838D/PA – Outline planning for four dwellings – Refused 02/11/07 
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CONSULTATIONS 
 
SELBY TOWN COUNCIL 
Object on the grounds of flooding, over development, impact on character of the area and 
loss of amenity from overlooking. 
 
COUNTY HIGHWAY AUTHORITY 
No objections subject to conditions. 
 
HIGHWAYS AGENCY 
No objections 
 
YORKSHIRE WATER 
Advise conditions. 
 
ENVIRONMENT AGENCY 
Advise conditions. 
 
SELBY AREA INTERNAL DRAINAGE BOARD 
Raise no objections to the scheme but advise that the Environment Agency is consulted. 
 
ENVIRONMENTAL HEALTH 
Advise conditions to minimise noise and dirt during construction and to protect proposed 
dwellings from road noise. 
 
NORTH YORKSHIRE COUNTY ECOLOGIST 
Recommend informatives on any permission if approved 
 
NORTH YORKSHIRE BAT GROUP 
No objection. 
 
NATURAL ENGLAND 
Advise the County Council Ecologist is consulted.  Natural England should only be 
consulted where protected species are present and are likely to be harmed by a proposed 
development. 
 
PUBLICITY 
 
Neighbours have been consulted by letter and a site notice has been posted. 
 
18 letters of objection have been received raising the following grounds: 
 

• Flood risk and drainage 
• Increased traffic/highway safety concerns 
• Loss of trees/damage to trees 
• Loss of existing attractive family dwelling 
• Will set a precedent for other similar developments in the area 
• Character of the area 
• Loss of amenity 
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POLICIES AND ISSUES 
 
Section 38(6) of the Planning and Compulsory Purchase Act 2004 states "if regard is to be 
had to the development plan for the purpose of any determination to be made under the 
Planning Acts the determination must be made in accordance with the plan unless material 
considerations indicate otherwise". The development plan for the Selby District comprises 
the Regional Spatial Strategy being The Yorkshire and Humber Plan (published on 21 May 
2008) and the Selby District Local Plan (adopted on 8 February 2005), policies as saved 
by Direction of the Secretary of State, dated January 2008. 
 
The following policies are considered to be relevant to this proposal: 
 
National Guidance: 
 
PPS1 Sustainable Development 
PPS3 Housing 
PPS25 Flood Risk 
 
Selby District Local Plan: 
 
Policy ENV1 – Control of Development 
Policy H2A – Sustainable development 
Policy H6 – Housing development in towns and larger villages 
Policy T2 – Access to Roads 
 
ASSESSMENT 
 
The key issues are considered to be: 
 

1. Principal of Development 
2. Character and Appearance 
3. Residential Amenity 
4. Flood Risk and Drainage 
5. Access and Parking 
6. Trees and Protected Species 

 
1. Principal of Development 

 
The site is located within the development limits of Selby, which is one of the preferred and 
most sustainable locations for new housing within the district.  The site forms part of the 
residential curtilage of an existing dwelling and is therefore defined as previously 
developed land. 
 
Residential development on this site would therefore be acceptable in principle. 
 

2. Character and Appearance 
 
The character of the area is quite varied.  Whilst there is a predominance of traditional two 
storey dwellings, in a linear frontage form, the building line is varied and there are several 
small cul-de-sac developments.  The dwellings also vary significantly in terms of age, 
materials, scale and design. 
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The layout submitted shows that the proposed dwellings would be sited at an angle to the 
road rather than facing straight onto the frontage.  This is somewhat different to other 
dwellings on Leeds Road and the layout has been designed this way because the 
standard separation distance between dwellings cannot be achieved.  By orientating the 
dwellings differently the views between windows of dwellings are more oblique. 
 
Pre-application advice was provided prior to the submission of this application, some of 
which appears to have been slightly misinterpreted by the agent.  The advice, that was 
given in writing, has not been taken and the agent in his Design and Access Statement 
stated that “the applicants decision was taken to progress the application without any 
further pre-application discussion, as it was apparent that no useful or consistent advice 
was likely to be forthcoming.” 
 
Except for the omission of a single dwelling to the rear of the site, the layout and 
positioning of the houses is not significantly different to that of the previously refused 
scheme.  It is therefore considered that the reason 5 of the previous refusal notice has not 
been overcome and that the development would detract from the character and 
appearance of the area contrary to policies ENV1 and H6 of the Selby District Local Plan. 
 

3. Residential Amenity 
 
The proposed new dwellings at the front of the site (Plots 3 and 4) would be located in 
roughly the same position as plots 2 and 3 on the previously refused applications.  The 
standard 21 metre separation distances between main elevations cannot be achieved and 
therefore the dwellings have been sited at an angle in order to try and restrict views 
between the dwellings. 
 
Further more the main garden areas to these two dwellings, which are described in the 
design and access statement as family houses, would be at the front of the site adjacent to 
Leeds Road.  This is a busy main road along which boundary treatment would be strictly 
controlled.   A two metre high wall is unlikely to be acceptable along this frontage to screen 
the gardens due to the impact they would have on the appearance of the area.  The land 
to the rear of these dwellings would mainly be taken up by garaging and parking facilities. 
 
There would also be large mature protected trees in the gardens that may restrict light to 
the dwellings and gardens. 
 
The proposal is therefore considered to be unacceptable in terms of residential amenity. 
 

4. Flood Risk and Drainage 
 
The site is located within flood zone 3 (high risk) and a flood risk assessment has been 
submitted that has been accepted by the Environment Agency subject to conditions. 
Sequential and exception tests have also been submitted in accordance with PPS25.  
Sequential tests should be provided in a report format which explains in full the answers to 
the questions in the Environment Agency checklist.  The sequential test submitted fails to 
explain what other sites in the district have been investigated and how or why they have 
been ruled out.  It is considered that the agent has incorrectly applied the test by ruling out 
sites that do not have permission and that are not for sale.  The test also appears to have 
been applied only to Selby as opposed to across the district. 
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In flood zone 3, even where the sequential test has been passed, an exception test is 
required to demonstrate that the risk of flooding to the development would be outweighed 
by wider sustainability considerations.  The exception test should only be applied when the 
sequential test has been passed.  It is considered that the sequential test has not been 
passed and therefore it is not necessary to assess the exception test.  However, in the 
interests of completeness, and in order to advise Councillors, the applicant, the agent and 
other interested parties, the exceptions test has been assessed and is also considered to 
fail on the grounds that three family houses would not provide any wider community 
benefit that would outweigh the risk of flooding. 
 
 

5. Access and Parking 
 
It is proposed to widen the existing vehicular access and to create a private drive and 
turning head to serve the development. 
 
There would be space within the private curtilage of each dwelling to provide adequate 
parking facilities. 
 
The Local Highway Authority has been consulted and they have confirmed that adequate 
visibility can be achieved.  No objections have been raised subject to conditions. 
 
The proposal is therefore considered to be acceptable in terms of highway safety. 
 
 

6. Trees and Protected Species 
 
There are numerous protected trees within and around the site and therefore a tree report 
has been submitted.  The tree survey is in accordance with British Standards and reports 
on the condition of the trees, life expectancy and protective measures.   
 
An ecological survey has also been submitted with the application which the County 
Ecologist has confirmed is acceptable. 
 
It is therefore considered that the proposal would not be detrimental to the protected trees 
within and adjacent to the site or protected species. 
 
 
CONCLUSION 
 
The site is located on previously developed land within the development limits of Selby 
and would not be detrimental in terms of highway safety, trees or protected species.  
Reasons 1 and 3 of the previous refusal have therefore been overcome. 
 
However, the proposal is considered to fail the sequential and exception tests in relation to 
developments in flood risk areas and has not adequately addressed previous concerns 
regarding residential amenity or the character and appearance of the area. 
 
The application is therefore considered to be contrary to Policies ENV1 and H6 of the 
Selby District Local Plan and guidance contained within PPS1 and PPS25. 
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RECOMMENDATION 
 
This application is recommended to be REFUSED for the following reasons: 
 
1. The proposed dwellings on plots 3 and 4 at the front of the site, by virtue of their 

siting and orientation would detract from the general character and appearance of the 
area contrary to Policies ENV1 and H6 of the Selby District Local Plan and advice 
contained within PPS1. 

 
2. The proposed dwellings on plots 3 and 4 would have a poor standard of residential 

amenity as a result of the separation distances between the proposed dwellings and 
the existing dwelling at 34 Leeds Road and their main garden being adjacent to 
Leeds Road.  The proposed dwellings would also result in loss of privacy to 34 Leeds 
Road and would therefore be contrary to Policies ENV1 and H6 of the Selby District 
Local Plan. 

 
3. The proposal is considered to fail the sequential and exception tests in relation to 

developments in flood risk areas and is therefore contrary to PPS25. 
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APPLICATION 
NUMBER: 
 

8/19/196AG/PA 
2008/0920/FUL 

PARISH: Selby Town Council 

APPLICANT: 
 

Mr Charles 
Lancaster 

VALID DATE: 
 
EXPIRY DATE: 

28 August 2008 
 
27 November 2008 

PROPOSAL: 
 

Erection of a residential development of 14 dwellings following demolition 
of existing buildings 

LOCATION: Land Incorporating Former Tiles Warehouse And Tyre Depot 
Gowthorpe 
Selby 
North Yorkshire 
 

 
 
DESCRIPTION AND BACKGROUND 
 
The Proposal 
 
This application seeks full planning consent for the erection of 14 dwellings following 
demolition of an existing buildings on the site.  The site adjoins and will form part of a 
larger development of 24 dwellings which is currently under construction. 
 
A new vehicular access is proposed onto Brook Street to serve both the proposed 
development and the previously approved development which is currently under 
construction.  It is proposed to provide a separate gated pedestrian access onto Brook 
Street to replace the previously approved vehicular access.  Separate applications for the 
revised access arrangements and the demolition of the existing buildings have recently 
been approved under delegated powers.   
 
The Site 
 
The site lies within a designated conservation area and there are also a number of listed 
buildings adjacent to the site. 
 
The site forms part of a triangular shaped parcel of land located on the corner of 
Gowthorpe and Brook Street, close to a busy crossroad controlled by traffic lights.  It 
comprises a range of existing buildings including the former petrol station kiosk and former 
tile shop on Gowthorpe, the National Tyres depot on Brook Street and a late 19th Century 
house. 
 
Following the closure of the former petrol filling station and tile shop, this part of 
Gowthorpe has become predominantly residential.  This part of Brook Street comprises 
generally of small scale ground floor retail premises with residential accommodation 
above. 
 
HISTORY  
 
8/19/1506/PA - Erection and formation of 24 residential units incorporating the conversion 
of former school building and chapel, erection of 2 dwellings on site of existing 77-81 
Gowthorpe and the erection of part 2 storey and part 3 storey flats - approved 22.09.2004 
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8/19/1506A/LB - Listed building consent to demolish 77-81 Gowthorpe - approved 
15.09.2004 
 
8/19/1506B/PA - Conservation area consent for the demolition of the former St. Mary's R C 
School in connection with residential development - approved 13.09.2004 
 
8/19/196AA/PA - Change of use of former petrol filling station to a hand car wash centre - 
Refused 16.05.2007 
 
8/19/196AB/CA - Retrospective Conservation Area Consent for the demolition of filling 
station canopy and the removal petrol tanks - Approved 08.06.2007 
 
8/19/196AC/CA - Conservation Area consent for the demolition of vacant petrol filling 
station kiosk, retail warehouse and tyre/exhaust depot - Refused 23/05/08 
 
8/19/196AD/PA - Erection of a residential development of 14 dwellings – refused 
8.07.2008 
 
8/19/196AE/PA - New access off Gowthorpe to approved development - refused 22/05/08 
 
8/19/196AF/CA - Conservation Area consent for the demolition of vacant petrol filling 
station kiosk, retail warehouse and tyre/exhaust depot – Approved 16.10.2008 
 
8/19/196AH/PA - Formation of new access off Brook Street to the approved development 
(8/19/1506) and adjustment of parking provision and pedestrian access to Brook Street – 
Approved 15.10.2008 
 
CONSULTATIONS 
 
SELBY TOWN COUNCIL 
Feel this application contributes to the overdevelopment of the site which appears to have 
been allowed to develop in a piecemeal fashion.  The developer should be urged to 
complete the dwellings already being constructed on site before commencing work on this 
application. 
 
NORTH YORKSHIRE COUNTY HIGHWAY AUTHORITY  
Advise conditions. 
 
HIGHWAYS AGENCY 
The A63 is shortly due to be de-trunked. Recommend local highway authority consulted. 
 
YORKSHIRE WATER 
Advise conditions. 
 
DEVELOPMENT POLICY MANAGER 
The number of dwellings and the site area falls below the threshold for affordable housing.  
As the applicant is currently developing the adjoining site it should be established whether 
this site was in the ownership of the applicant when the previous application was 
submitted and whether or not more than 14 dwellings could be achieved on the site. 
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ENVIRONMENTAL HEALTH 
Advise that a contaminated land specialist is consulted and that air quality and noise 
assessments are requested. 
 
CONSERVATION AREA ADVISORY COMMITTEE 
No objections. 
 
NORTH YORKSHIRE POLICE 
No observations. 
 
SELBY INTERNAL DRAINAGE BOARD 
No observations. 
 
PUBLICITY 
 
Neighbours have been consulted by letter and site and press notices have been posted.  
Four letters have been received which raise the following issues: 
 

• Over looking and over shadowing of adjacent properties. 
• Three storey dwellings not in keeping with Gowthorpe. 
• Future maintenance of adjacent properties. 
• Inappropriate location of bins. 
• Plans refer to part of adjacent property as an outbuilding.  It is part of dwelling. 
• Tyre Depot building attached to side of 6 Brook St.  Party wall issues. 
• Concerns regarding access to shop and flats at 6 Brook St and loss of light to 

entrance porch. 
• Shop signs on gable end of building would be blocked by new dwellings. 
• Query whether on street parking would be affected. 
• Highway safety concerns. 
• Concern regarding passageway between dwellings. 
• Disturbance during construction. 
• Access to gas box. 

 
POLICIES AND ISSUES 
 
Section 38(6) of the Planning and Compulsory Purchase Act 2004 states "if regard is to be 
had to the development plan for the purpose of any determination to be made under the 
planning acts the determination must be made in accordance with the plan unless material 
considerations indicate otherwise". The development plan for the Selby District comprises 
the Regional Spatial Strategy being The Yorkshire and Humber Plan (published on 21 May 
2008) and the Selby District Local Plan (adopted on 8 February 2005), policies as saved 
by Direction of the Secretary of State, dated January 2008. 
 
The following policies are considered to be relevant to this proposal: 
 
National Policies 
 
PPS1 Sustainable Development 
PPS3 Housing 
PPG15 Historic Environment 
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Selby District Local Plan 
 
ENV1 Control of Development 
ENV2 Environmental Pollution and Contaminated Land 
ENV25 Control of Development in Conservation Areas 
H2A Managing Release of Housing Land 
H6 Housing development in towns and larger villages 
T1 Highway Network 
T2 Access to Roads 
 
ASSESSMENT 
 
The key issues are considered to be: 
 

1. Principle of Development 
2. Impact on Character of Conservation Area and Listed Buildings 
3. Access and Parking 
4. Residential Amenity 
5. Other Matters 

 
 
1. Principle of Development 
 
The site is located within the development limits of Selby adjacent to the boundary of the 
commercial centre.  It currently comprises of numerous commercial buildings and a former 
dwelling and is considered to be previously developed land. 
 
Residential development on this site would therefore be acceptable in principle. 
 
2. Impact on Character of Conservation Area and Listed Buildings 
 
The site falls within two separate conservation areas (the Selby Town Conservation Area 
and the Brook Street and Armoury Road Conservation Area).  The reason these areas are 
split into two separate conservation areas is due to their distinct difference in character 
and age.  The previous application was refused on the grounds that the position of the 
proposed access on to Gowthorpe (which is the older part of the town) would not enhance 
the character of the conservation area and that there should be a continuous frontage of 
development along this part of the site.  Whilst it is accepted that there is presently a break 
in development this has not been the case historically and this can be demonstrated with 
old ordnance survey maps.  It is considered that the current proposal for a continuous 
frontage of development along Gowthorpe would restore the historic character of the area 
as well providing an effective screen against the unattractive rear elevation of the newly 
constructed apartments on Brook Street and the proposed access road and parking areas. 
 
The proposed dwellings fronting onto Gowthorpe have been reduced in height, roof lights 
have been removed from the front, window and chimney details have been amended and 
the front gardens removed. 
 
The agent has confirmed that the roof lights on the front of the dwellings facing Brook 
Street can be relocated to the rear of the properties and is agreeable to a condition in this 
respect that would also prevent future roof lights being inserted at the front.  Window 
details have also been amended. 
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It is considered that the proposed development would enhance the appearance of the 
conservation areas and would not be detrimental to the setting of any adjacent listed 
buildings. 
 
3. Access and Parking 
 
Access and parking will be shared with the existing development that is currently under 
construction. 
 
The proposed new access, that has already been approved under a separate application, 
would be roughly in the same position as the access that currently serves the tyre depot 
on Brook Street.  This will replace the previously approved access to existing development 
that is under construction, which was much closer to the traffic lights. 
 
Parking will be provided within the centre of the site and there would be 17 spaces for the 
14 dwellings proposed.  Given the type of properties proposed and their location in relation 
to the town centre and all essential facilities this is considered to be acceptable. 
 
4. Residential Amenity 

 
Although the dwellings would have rooms in their roof space their height would be similar 
to that of adjacent dwellings.  The dwellings fronting Gowthorpe and Brook Street would be 
located close to the site frontage in line with adjacent dwellings that have no side windows.  
 
In relation to the dwellings proposed further into the development, these would be sited in 
line with two storey dwellings on Beech Grove and would again be very similar in terms of 
height. 
 
The separation distances between dwellings are considered to be acceptable and it is 
therefore considered that there would be no adverse impact on existing adjacent dwellings 
in terms of overlooking or overshadowing as a result of the proposed development. 
 
The proposed dwellings have little or no garden space and public open space on the site 
very limited.  Additionally the amenity of future residents may be affected due to the 
proximity of the dwellings to roads and parking areas.  However this is not unusual for this 
type of town centre housing and it is considered that frontage development is essential on 
this site in order to preserve the character of the conservation areas.  A condition would be 
imposed to protect the internal noise level of the dwellings. 

 
The proposal is therefore considered to be acceptable in terms of residential amenity. 
 
5. Other Matters 
 
The development triggers a requirement for contributions towards the provision of public 
open space and waste and recycling facilities.  These matters will be the subject of a 
section 106 legal agreement. 
 
Concerns raised by neighbours regarding party wall issues, maintenance, blocking light to 
an entranceway and access to gas box are not considered to be planning matters.  The 
Police have raised no concerns regarding the layout of the site in terms of security, no 
objections have been raised by Environmental Health in relation to the location of bin 
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storage areas and no objections have been raised by highways in relation to parking or 
access. 
 
Whilst some disturbance is inevitable with any development this site has long been used 
for commercial purposes and it is unlikely that disturbance would be notably worse than 
that of the tyre depot and the former tile shop and filling station.  Conditions would be 
imposed to restrict the hours of noisy construction activities. 
 
Advert consent for the sign on the gable end of 6 Brook Street expired in 2003 and this 
sign is therefore unauthorised.  The shop has other signage on its front elevation and it is 
considered that the business would not be adversely affected by the loss of view of the 
gable signage.  Additionally it is considered that the sign does not have a positive impact 
on the character and appearance of the conservation area. 
 
Contaminated land will be dealt with by the imposition of a suitable condition.  An air 
quality assessment has not been requested given the scale and location of the site.  As 
the area is largely residential it is considered that any existing air quality problems should 
be dealt with through Environmental Health procedures rather than by the planning 
system.  The proposal is unlikely to generate any increase in traffic and it is considered 
that the replacement of the tyre depot and filling station with residential development would 
be likely to improve air quality as opposed to increasing Nitrous Oxide levels. 
 
CONCLUSION 
 
The site is previously developed land within the development limits of Selby close to the 
town centre.  The proposed development would enhance the appearance of two 
conservation areas and would not adversely affect the setting of nearby listed buildings on 
Gowthorpe.  The proposal is considered to be acceptable in terms of highway safety and 
residential amenity and would not adversely affect adjacent businesses. 
 
The proposal is therefore considered to be in accordance with the relevant planning 
policies and guidance set out above. 
 
RECOMMENDATION 
 
This application is recommended to be APPROVED subject to the signing of a section 106 
legal agreement relating to the provision of public open space and waste and recycling 
facilities and 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. 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:  
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 In the interests of visual amenity and in order to comply with Policy ENV1 of the Selby 
District Local Plan. 

 
03. Prior to the commencement of development details of all external doors, window 

frames, glazing bars, rainwater goods and roof lights shall be submitted to and 
approved in writing by the Local Planning Authority.  Only the approved materials 
shall be utilised and these shall thereafter be so retained and maintained to the 
satisfaction of the Local Planning Authority. 

  
 Reason:  
 To allow the Local Planning Authority to control the development in detail in order to 

comply with Policy ENV25 of the Selby District Local Plan. 
 
04. All external doors, window frames and glazing bars shall be of painted timber 

construction.  Prior to the commencement of development details of the colour finish 
shall be submitted to and approved in writing by the Local Planning Authority.  Only 
the approved colour shall be utilised and shall be retained and maintained for the 
lifetime of the development. 

  
 Reason:  
 To allow the Local Planning Authority to control the development in detail in order to 

comply with Policy ENV25 of the Selby District Local Plan. 
 
05. Before any development is commenced the approval of the Local Planning Authority 

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

  
 Reason: 
 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. 
 
06. 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 site drainage system shall only be carried out in accordance with the 
approved scheme. 

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

ENV1 of the Selby District Local Plan. 
 
07. 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. 
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 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. 

 
08. 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 LPA. Roof water shall not pass through 
an interceptor.  

  
 Reason: 
 To prevent pollution of the water environment. 
 
09. No development shall commence on site until a detailed site investigation report (to 

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

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

acceptable manner. 
 
10. Notwithstanding the provisions of the Town and Country Planning (General Permitted 

Development) Order 1995 (as amended) no extensions, garages, outbuildings or 
other structures shall be erected, nor new windows, doors or other openings shall be 
inserted into the properties hereby approved. 

  
 Reason: 
 In order to retain the character of the site in the interest of visual amenity, having had 

regard to Policies ENV1, H6 and ENV25 of the Selby District Local Plan. 
 
11. Notwithstanding the details shown on the submitted drawings the roof lights on the 

front elevation of plots 10-13 shall be relocated to the rear. 
  
 Reason: 
 In order to retain the character of the Brook Street conservation area having had 

regard to Policy ENV25 of the Selby District Local Plan. 
 
12. No dwelling shall be occupied until the vehicular access, parking and turning facilities 

have been formed in accordance with the submitted drawings.  Once created these 
areas shall be maintained clear of any obstruction and retained for their intended 
purpose at all times. 

 
Reason: 
To provide for appropriate on-site vehicle parking facilities with associated access 
and manoeuvring areas, in the interests of highway safety and the general amenity of 
the development. 
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APPLICATION 
NUMBER: 
 

8/56/148B/PA 
2008/0645/FUL 

PARISH: Monk Fryston Parish Council 

APPLICANT: 
 

Mr M Pickup VALID DATE: 
 
EXPIRY DATE: 

4 June 2008 
 
30 July 2008 

PROPOSAL: 
 

Proposed erection of 1 No detached dwellings and a single garage, to 
include new access and associated works (following demolition of 
garage, outbuilding and part of wall  

LOCATION: Wayside Cottage 
16 Main Street 
Monk Fryston 
Leeds 
West Yorkshire 
LS25 5EQ 
 

 
 
DESCRIPTION AND BACKGROUND 
 
The Site 
 
The Site is the garden area of Wayside Cottage, Selby Road, Monk Fryston. This is a 
detached property with a double garage, which fronts the main road through Monk 
Fryston. The proposed dwelling would be sited behind this property. The site measures 
0.17 hectares.  
 
The site is located within the Monk Fryston Conservation Area with the area being 
predominantly residential. The properties in the immediate area vary in design, scale and 
age however the dwelling are mainly constructed from random coursed dressed stone with 
clay pantile roofs.  
 
The site is rectangular and is enclosed with post and wire fencing marking the western 
boundary, 1.8 metre high palisade fence marking the northern boundary. A 1.5 metre high 
fence, which extends to 1.8 metre in height, marks the eastern boundary of the site. A 
random course stonewall marks the front boundary of the site.  
 
The Proposal 
 
Planning permission is sought for the erection of one detached dwelling. The dwelling 
would be located centrally within the site. The dwelling would be an ‘L’ Shape with a 
garage projecting from the front elevation. The dwelling would be accessed from a new 
drive way which would be constructed from Selby Road.  This access would then serve the 
new dwelling and the existing dwelling. The existing access to Wayside Cottage would be 
closed off.  
 
 
HISTORY 
 
8/56/148C/CA Conservation Area Consent for the demolition of garage, outbuilding and 
part of stone wall, Wayside Cottage, 16 Main Street, Monk Fryston - Approved 06.08.2008 
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CONSULTATIONS 
 
HIGHWAYS AGENCY 
Directs conditions to be attached to any planning permission granted  
 
PARISH COUNCIL 

• Overpowering in relation to adjacent properties 
 

• Velux windows normally frowned upon in the conservation area 
 

• Should be considered by Conservation Area Committee 
 
CONSERVATION AREA COMMITTEE 
No objections  
 
YORKSHIRE WATER 
No objection in principle to the scheme  
 
PUBLICITY 
 
A site notice was posted near the site and consultation letters sent to adjacent properties. 
Five letters of objection were received to the amended plans. The letters raised the 
following concerns:  
 

• Flooding  
• Proposed access 
• Visibility  
• Sewage infrastructure for the village is known to be insufficient 
• Overshadowing  
• Overlooking  
• Several established trees will be comprised if the development goes ahead 

 
POLICIES AND ISSUES 
 
Section 38(6) of the Planning and Compulsory Purchase Act 2004 states "if regard is to be 
had to the development plan for the purpose of any determination to be made under the 
planning acts the determination must be, made in accordance with the plan unless 
material considerations indicate otherwise".  The development plan for the Selby District 
comprises of the Regional Spatial Strategy for Yorkshire and the Humber (adopted May 
2008) and the policies in the Selby District Local Plan (adopted on 8 February 2005) saved 
by the direction of the Secretary of State. 
 
ASSESSMENT 
 
The following are the main key issues in the determination of this case:  
 

1. Principle of Development 
2. Access 
3. Residential Amenity 
4. Impact on Character of the Area and Character of the Conservation Area  
5. Flooding  
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1. Principle of Development 
 
The site is located within the development limits of Monk Fryston, which is a sustainable 
location for new housing developments.  The land is currently the garden of Wayside 
Cottage and is therefore defined as previously developed land.   
 
The site area is 0.17 ha resulting in a density of 12 dwellings per hectare which is below 
the recommended minimum of 30 dwellings per hectare for urban areas. The proposal is 
therefore not considered to constitute overdevelopment.  Given the site restrictions such 
as access and the positioning of electric cables across the site it is considered that a 
higher density would not be possible.  The proposal is therefore considered to be 
acceptable in principle and in accordance with Policy H2A of the Selby District Local Plan. 
 
 
2. Access 
 
It is proposed to utilise an existing pedestrian access, which is currently gated off to serve 
both the proposed dwelling and the host dwelling. The existing access to the host property 
would be closed off. The Highways Agency has no objections to the proposal and it is 
considered that subject to the condition directed by the Highways Agency that the access 
is acceptable in terms of highway safety. The proposal therefore complies with policy T2 of 
the Selby District Local Plan.  
 
 
3. Residential Amenity  
 
The rear of the host dwelling would be sited 9.3 metres from the garage of the proposed 
dwelling with the proposed garage being single storey. The principle elevation of the 
proposed dwelling would be sited 22 metres from the back wall of the host property. The 
proposed dwelling is to the north of the host property. It is therefore considered that due to 
the positioning of the proposed dwelling to the north of the existing property that no 
overshadowing would occur.  Furthermore due to the distance of 22 metres between the 
front of the proposed house and the rear of wayside cottage no overlooking would take 
place. An adequate garden and amenity area would remain for Wayside Cottage, which is 
of a similar size to that of other properties which front Selby Road.  
 
It is therefore considered that the proposal would not have a negative impact on the 
residential amenity of the host property.  
 
The site is surrounded by neighbouring properties. The properties to the north west of the 
site are sited in excess of 30 metres from the proposed dwelling therefore the proposal 
would not impact on these properties in terms of overlooking or overshadowing. 
 
The property to the east of the site is no. 12 Main Street. This property is located 9 metres 
from the front elevation of the property and 14 metres from the side elevation. The 
proposed dwelling would be sited in front of this property to the north west of the site. The 
side elevation of No 12 Main street contains no primary windows therefore the distance of 
14 metres is considered to be an acceptable distance preventing any issues of overlooking 
occurring for both dwellings.  Although the proposed property is located in front of No 12 
Main Road it is considered that the proposed dwelling would not overlook this property due 
to the positioning of both the existing and proposed dwellings, as the dwellings are 
diagonal from each other. The proposed dwelling could potentially overshadow the front 
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garden of this property. However due to it’s positioning this would only occur in the late 
afternoon and would not significantly harm the residential amenity of this dwelling. 
 
No 14 Main Street fronts Selby Road and is sited in front of the proposed dwelling. This 
property is to the south east of the proposed dwelling. The proposed dwelling would be 
sited 14 metres from this dwelling and it is considered that due to this distance and the 
orientation of the dwelling that no loss of residential amenity would occur. Concerns have 
been raised regarding the creation of a new access in close proximity to this dwelling. The 
access would be positioned 2.9 metres from the dwelling with the side elevation of that 
property containing only secondary windows.  
 
It is considered that the proposal could result in a loss of amenity to this dwelling due to 
the access. However this is considered to be limited due to the limited number of dwellings 
served by the access road. The number of dwellings in the area would only be increased 
by one and the existing property Wayside Cottage would no longer use the access road to 
the east of the site. The proposed access road is sited 2.9 metres from the dwelling and 
the side elevation does not contain any primary windows. It is therefore considered that 
the proposal would not significantly harm the residential amenity of this property.   
 
It is therefore considered that due to the above the proposal would not have a significant 
impact on the residential amenity of the surrounding properties. The proposal is therefore 
considered to be acceptable and in accordance with policies H6 and ENV1 of the Selby 
District Local Plan.  
 
 
4. Impact on Character of the Area and Character of the Conservation Area  
 
The site lies within a cluster of residential properties, which comprise of a range of sizes, 
designs and orientation. It is considered that the scale of the dwelling would be of a similar 
scale to the neighbouring properties and is acceptable. The area benefits from dwellings 
that have been individually designed and it is not considered that one particular style 
dominates this area. The wider area has a range of residential styles from traditional builds 
to modern designs. The proposal is of a good standard of design, which is considered to 
be acceptable in this area and would not appear out of character. It is therefore considered 
that the design of the dwelling is appropriate in this area and would not impact on the 
character of the area or the character of the conservation area. The proposal is therefore 
in accordance with policy H6 and ENV25 of the Selby District Local Plan. 
 
 
5. Flooding/Drainage  
   
The site is located within flood zone 1 which is land that has a less than a 1 in 1000 annual 
probability (chance) of flooding by either a river or the sea (<0.1%).  PPS25 States that 
preference should be given to locating new development in Flood Zone 1 as it has the 
lowest probability of flooding.  As this proposal is on flood zone 1 land, its development is 
in line with national policy as contained in PPS25. 
 
No objections have been received from Yorkshire Water or the internal drainage board. 
 
One additional dwelling is not considered to have a negative impact on the drainage 
system and would not contribute significantly to flooding which currently occurs in the area. 
The dwelling would occupy less than a 3rd of the site area leaving the rest of the site to be 
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used as a garden this will allow for the site to drain naturally. In order to ensure that the 
site would be drained satisfactory it is considered that a condition be attached to any 
planning permission which may be granted which requires the applicant to submit details 
showing how the site can be satisfactory drained 
 
Subject to the above condition it is considered that the proposal would not increase the 
risk of flooding in this area and is in accordance with the guidance contained within 
PPS25. 
 
CONCLUSION 
 
The proposed development is on previously developed land and is within the development 
limits of Monk Fryston.  The scheme is in accordance with current highway guidelines and 
it is considered that it would not be significantly detrimental to the character of the area or 
the Conservation Area. It is also considered that the proposal would significantly harm the 
residential amenity of nearby dwellings.  The proposal is therefore considered to be 
acceptable and in accordance with policies ENV1, H2A, H6 and T2 of the Selby District 
Local Plan. 
 
RECOMMENDATION 
 
This application is recommended to be APPROVED subject to the following conditions: 
 
 
01. The development for which permission is hereby granted shall be begun within a 

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

Purchase Act 2004. 
 
02. 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 dwelling 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 Prior to the construction of the new access, the layout and construction of the access 

shall be submitted and agreed in writing by the Local Planning Authority. The access 
shall be constructed in accordance with the approved details prior to the development 
being brought in to use and thereafter maintained as such. 

 
 Reason:  
 To ensure the safety and continued operation of the Strategic Road Network (A63). 
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04 No development shall take place until details of the proposed means of disposal of 
foul and surface water drainage, including details of any balancing works and off-site 
works have been submitted to and approved by the Local Planning Authority.  The 
approved scheme shall be implemented prior to the use hereby approved 
commencing and shall be retained and maintained thereafter throughout the lifetime 
of the development. 

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

ENV1 of the Selby District Local Plan. 
 
05 Notwithstanding the provisions of Class A and Class E to Schedule 2, Part 1 of the 

Town and Country Planning (General Permitted Development) Order 1995 (as 
amended) no extensions, garages, outbuildings shall be erected, nor new windows, 
doors or other openings shall be inserted, without the prior written consent of the 
Local Planning Authority. 

 
 Reason: 
 In order to retain the character of the site in the interest of visual amenity, having had 

regard to Policy ENV1. 
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