
 
 
 
 
 

 
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 an extraordinary meeting of the Planning Committee 
to be held in Committee Rooms 1 and 2, Civic Centre, Portholme Road, Selby on 
15 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.  Chair’s Address to the Planning Committee 
 
 

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

• 2007/1199/FUL – Highfield Nursing Home, Scarthingwell Park  
(pages 6 to 19 attached). 

 
• 2008/1174/FUL – The Parsonage Country House Hotel, Main 

Street, Escrick  (pages 20 to 29 attached). 
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• 2008/1067/FUL – Low Street, Sherburn in Elmet  (pages 30 to 
37 attached). 

 
 

5. PRIVATE SESSION 
 
That in accordance with Section 100(A)(4) of the Local 
Government Act 1972, in view of the nature of the business to be 
transacted, the meeting be not open to the press and public 
during discussion of the following items as there will be 
disclosure of exempt information as defined in Section 100(1) of 
the Act as described in paragraphs 3 and 5 of Part 1 of Schedule 
12(A) of the Act. 
 

6. Enforcement Sub Group minutes 
 
To note the minutes of the Planning Enforcement Sub Group held on 3 
November 2008 (attached at pages 38 to 41). 

 
7. Legal Update 

 
Verbal report from the Head of Service – Legal and Democratic 
Services  
 

 
 
 
 
 
 
 
M Connor 
Chief Executive 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
                                               2



 
Public Speaking 

 
Please note the deadline for registering to speak at Committee is 3.00 pm 
Thursday 11th 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
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Descriptions of Exempt Information  
 
 

1. Information relating to any individual. 
 

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

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

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

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

6. Information which reveals that the authority proposes –  
 

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

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

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

or prosecution of crime. 
 

8. Qualifications for Exempt Information: 

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

(a) the Companies Act 1985; 

(b) the Friendly Societies Act 1974; 

(c) the Friendly Societies Act 1992; 

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

(e) the Building Societies Act 1986; or  

(f) the Charities Act 1993. 

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

10. Information which; 
 

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

 
is exempt information if and so long, as in all the circumstances of the case, the public interest in 
maintaining the exemption outweighs the public interest in disclosing the information. 
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Items for Planning Committee  
15th December 2008 

 
 

File Number: Site Address: 
Case 
Officer Page 

    
2007/1199/FUL Highfield Nursing Home, Scarthingwell Park PAED 8 
2008/1174/FUL The Parsonage Country House Hotel, Main 

Street, Escrick 
RISU  

22
322008/1067/FUL Low Street, Sherburn in Elmet ROBR 
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APPLICATION SITE
Item No:
Address:

N

S

EW

Highfield Nursing Home, Scarthingwell Park
2007/1199/FUL
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ADDITIONAL MAP FOR THIS ITEM IS AVAILABLE ON 
REQUEST FROM DEMOCRATIC SERVICES 
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APPLICATION 
NUMBER:  

8/67/1AA/PA 
2007/1199/FUL 

PARISH: Saxton cum 
Scarthingwell Parish 
Council 

APPLICANT:  Barchester 
Healthcare 

VALID DATE:
 
EXPIRY 
DATE:  

20 October 2007 
 
25 January 2008 

PROPOSAL:  Proposed erection of a 50 bed care home with additional 15 
close care apartments following demolition of the existing care 
home 

LOCATION: Highfield Nursing Home,  
Scarthingwell Park,  
Barkston Ash  
 

 
 
This application was deferred at the Planning Committee on 9 January 2008 
following an earlier Committee site visit, on account of the need for further 
information and to receive consultation responses. 
 
DESCRIPTION AND BACKGROUND 
 
The Site 
 
The application site is the existing Highfield Nursing Home which is located within 
Scarthingwell Park to the north of Barkston Ash. The principal building is sited to 
the north west of and partially encloses the Church of the Immaculate 
Conception; the latter is surrounded by but excluded from the application site. 
Overall, the application area extends to some 1.33ha and includes the principal 
two storey Nursing Home building, a detached canteen, sub station and 
garage/store, together with parking and circulation areas and landscaped 
grounds.  
 
There are three signposted directions of access to the site. Firstly, from the west 
from the A162 and Lakeside Approach; from the north via Scarthingwell Lane 
which also serves Scarthingwell Golf Club; and from the south through Barkston 
Ash. All of these roads are single track, with passing places and are private. 
 
The Proposal 
 
The application proposes the phased redevelopment of the existing 55 bed care 
home (excluding the sub station and garage/store) to provide a single, two and 
tree storey development in two principal wings. On completion there would be 50 
bedrooms in the care home accommodation and 15 apartments of close care 
accommodation. The buildings would have traditional ridged and gabled roofs 
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with parapet details, the roof covering being artificial slate. The principal building 
material would be artificial, regular coursed stone with artificial stone heads and 
cills with timber joinery. 
 
The site and Scarthingwell Park are located within the Green Belt and the Park is 
a locally designated Historic Park and Garden. Although no additional statutory 
protection flows from this latter designation, local plan Policy ENV16 would only 
permit development in this location provided that the appearance, setting, 
character or amenity of the park would not be harmed. There is a Group Tree 
Preservation Order from 1985 across the Park and the four trees that are 
proposed to be felled to accommodate the development are included within the 
Group Order.  
 
The adjacent Church is a Grade II listed building which used to be connected to 
the former Scarthingwell Hall which was demolished in the 1960’s. It is 
understood that the Nursing Home was developed on the site of the hall but 
detached from the Church. The site is not within a Conservation Area and there 
are no other local or national landscape designations or constraints. 
 
The additional information requested in January 2008 was received in August 
2008 and has been the result of full reconsultation.  
 
The application has been advertised in the press and on site as a Departure from 
the development plan and as development affecting the setting of a listed 
building, any resolution to approve the application will need, first of all, to be 
referred to the Secretary of State to determine if it will be called-in for her own 
determination.  
 
 
HISTORY 
 
The change of use of land and buildings at the former St Camillus School to from 
a nursing home and commercial uses was granted in September 1984 (8/67/1G) 
 
The access from the A162 that became Lakeside Approach was granted in 1986. 
 
First floor extensions to provide nursing home and administrative accommodation 
was granted in December 1988 (8/67/1M). This appears to be the permission 
which gave the Home its present two storey, flat and mansard roof appearance. 
 
First floor and two storey extensions to the home were granted in 2005 to the 
present applicants (8/67/1Z). 
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CONSULTATIONS 
 
The original submission resulted in the following responses being received: 
 
BARKSTON ASH PARISH COUNCIL 
Believe that there are no grounds to think that the application would result in 
increased traffic and they resolved that no further action be taken. 
 
NORTH YORKSHIRE COUNTY HIGHWAY AUTHORITY 
No objections subject to a condition regarding the protection of the Public Right 
of Way. 
 
YORKSHIRE WATER SERVICES 
No objections subject to conditions since off site foul and on site surface water 
facilities may be required. 
 
SOUTH WHARFE INTERNAL DRAINAGE BOARD 
Recommends any approval includes conditions in respect of surface water since 
the existing watercourse is at capacity. 
 
CONSERVATION OFFICER 
No objections to the proposal due to the increased views of the church and the 
movement away from the Church of the main bulk of the development. Any 
negative effect on the setting is outweighed by the opening up of views from 
other directions. 
 
PRINCIPAL ENVIRONMENTAL HEALTH OFFICER 
On the recent reconsultation, no objections are raised. 
 
TREE AND LANDSCAPE OFFICER 
No objections subject to a landscaping scheme for replacement planting.  
 
NORTH YORKSHIRE COUNTY ARCHAEOLOGIST 
No objections subject to a condition requiring archaeological evaluation. 
 
ENGLISH HERITAGE 
Do not consider it necessary to be consulted, no comments made. 
 
GARDEN HISTORY SOCIETY 
No objection but would urge the applicant to ensure the design and materials are 
sympathetic to its special location. 
 
NATURAL ENGLAND 
Satisfied that suitable surveys have been carried out, no objections subject to 
compliance with the reports submitted and an informative note with regard to 
obtaining a licence. 
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PUBLICITY 
 
Two petitions were received (11 signature and 14 signatures) from neighbouring 
properties concerned over the effect the development will have on the Green Belt 
and the adjacent listed building, access and safety issues, the three-storey height 
of part of the new building, effect on views of the lake and also the nature of the 
new use and the type of patients that are to be residing in the new development. 
 
In addition, four individual letters and emails, and multiple letters from a resident 
of Orchard Close, Barkston Ash including copy correspondence with other 
bodies, The Queen and the MP, have been received from properties within the 
park concerned over: 
 

• further development in the park,  
• departure from the development plan, 
• the impact on the church, the historic park and the Green Belt would not 

be appropriate,  
• the alleged nature of the occupants of the development,  
• highways issues, increase in traffic numbers and movements and use of 

Lakeside Approach during the construction period, the roads are all 
narrow and run through existing residential developments, evidence of 
damage to existing roads and consideration should be given to the 
logistics of construction traffic and personnel, 

• effects on wildlife and protected species, 
• unclear how access will be controlled, 
• the proximity of the new development to an immediate neighbour and 

issues of loss of privacy and overlooking. 
 
The reconsultation on the very special circumstances statement, the 
Conservation Statement and the perspectives of the site has resulted in the 
following additional responses being received: 
 
A series of letters and a 64-signature petition has been received from a resident 
of Orchard Close, Barkston Ash. This submission was also copied to your 
Chairman. The petition signatories are from Barkston Ash and Lakeside 
Approach. 
 
The grounds of objection on the petition relate to: 
 

• very little has changed from the original submission, 
• conflicts with development plan policies, 
• no consideration has been given to the effect on the listed church, 
• flat roofed apartments to the rear will remain, 
• no special circumstances have been advanced to warrant development in 

the Green Belt, disproportionate additions are not appropriate, 
• there will be an adverse effect on wildlife, the lake and the parkland, 
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• the development on three floors would be intrusive, 
• road safety issues and concerns over no objection from the highway 

authority. 
 
The letters from the local residents object on grounds relating to the lack of 
concern from the highway authority; the incidence of fatalities and accidents on 
the A162; objection to a third floor being added and the consequent additional 
staff and visitor traffic; the site has grown since it was a school and water 
courses and sewage disposal need checking. 
 
In addition, there are then a series of annotated and historical photographs, 
press articles and copy correspondence from other bodies, including the 
Government Office, relating to protected species issues, a definition of material 
considerations, the scale of development and road safety issues.  
 
 
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 (RSS) 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. 
 
Relevant policies from the RSS are: 
YH5 Principal Towns,  
YH6 Local Service Centres and Rural and Coastal Areas,  
ENV9 Historic Environment,  
ENV11 Health and Recreation  
E7 on the Rural Economy.   
 
Relevant policies in the Selby District Local Plan include: 
GB2 Control of development within the Green Belt,  
GB4 Character and Visual Amenity of the Green Belt,  
ENV1 Control of development,  
ENV16: Historic Parks and Gardens,  
ENV22: Protection of listed buildings,  
VP1: Vehicle parking  
T1 and T2 relating to development in relation to the highway network. 
 
Relevant national guidance includes: 
PPS1 Delivering Sustainable Development,  
PPG2 Green Belts,  
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PPS7 Sustainable Development in Rural Areas 
PPG15 Planning and the Historic Environment. 
 
ASSESSMENT 
 
The principal issues to be taken into account in the determination of this 
application are:- 
 

1. Principle of the development and impact on Green Belt 
2. The applicants’ case for very special circumstances 
3. Effect on the setting of the listed building 
4. Effect upon locally important Historic Park 
5. Impact on amenity of adjacent occupiers 
6. Impact on highway safety 
7. The relative sustainability of the development 

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

inappropriate development in the Green Belt.  PPG2 and the Selby District 
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. 

 
It is common ground with the applicants that the proposal constitutes 
‘inappropriate development’. 
 
Inappropriate development is by definition harmful to the Green Belt and should 
only be approved where the applicant has demonstrated that very special 
circumstances exist which outweigh the harm by virtue of inappropriateness and 
any other harm.  Very special circumstances should be by definition “very 
special” and should not consist of common or garden planning considerations. 
 
2.   The Applicant’s Case for Very Special Circumstances 
 
The applicants were encouraged by officers following the deferral to specifically 
address the need to describe the ‘very special circumstances’ and it was 

                                              13



suggested that this could include a formal assessment of the effect on the listed 
building by a conservation architect, a review of any case law in terms of whether 
the effect upon the listed building was capable of contributing to very special 
circumstances, additional visual assessment and/or photo montages and 
information to address the availability (or otherwise) of alternative, less sensitive 
sites. 
 
The statement of very special circumstances submitted refers to the development 
options the applicants have addressed. These range from an essentially do 
nothing approach to major renovation, relocation or rebuild (the latter being the 
current application).  
 
On the second option, they say the prepared and costed schemes in attempting 
to give the present building a viable future would not address the underlying 
problems of inefficient nursing layout; poor internal environment or the 
unsustainable costs involved in a continually deteriorating building. These 
various schemes they refer to are not provided and no costings are included. 
 
On relocation, they conclude that frail and elderly residents would be highly 
susceptible to distress as a result of relocation and they believe, the best 
interests of residents, staff and visitors would be served by remaining in this 
beautiful location. There is no evidence of the nature of any exercise in 
assessing the location or availability of alternative sites. 
 
The applicants therefore conclude that the fourth option of rebuild is the best. 
New accommodation would bring the required single, en suite rooms, improved 
communal facilities, kitchens and laundry. 
 
In summarising their case of very special circumstances, the applicants state 
that: 
 

1. The demolition and rebuild is the only way residents can stay at 
Scarthingwell and provide an environment which is fit for purpose. 

2. The scheme takes the opportunity of creating a far more appropriate 
building in terms of scale and materials. 

3. The scheme distances itself from the listed Church, improves the 
setting of the Church and is thus a very special opportunity to improve 
the setting of the listed building in the Green Belt. The conservation 
statement and perspectives supplied, they say, demonstrate this 
significant improvement. 

 
The accommodation needs of the establishment and the preference for single 
and en-suite bedrooms is a normal commercial judgement and planning 
consideration. This cannot be regarded as a very special justification for allowing 
inappropriate development. There has been no supporting information provided 
in terms of the alternative development solutions on site, their costings or relative 
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viability. In addition, the desire to use more appropriate designs or materials is 
also a normal planning consideration which should not be ‘double counted’ as a 
very special circumstance. Finally, there is no assessment or evidence 
whatsoever over how any alternative sites have been considered or dismissed. 
RSS Green Belt Policy YH9 simply defines the extent of the Green Belt but does 
not offer policy for the control of development within it.  
 
The nature of the Conservation Assessment, quoted as part of the very special 
circumstances for allowing the development is addressed below as part of the 
assessment of the effect on the listed building. 
 
3. Effect on the Setting of the Listed Building 
 
A Conservation Policy Statement has been prepared on behalf of the applicants 
by a qualified conservation architect and chartered surveyor.  
 
The document identifies the listed building and describes the history of its 
association with the attached Hall and its occupation by the Hawke and 
Hammond families until the removal of the Hall in the 1960s. There are brief 
descriptions of the interior and exterior of the church and reference to its 
significance with both the Hall and the Park.  
 
It is accepted that the existing home is within 10m of the Church and the former 
has a significant negative impact on the Church and its setting. The new building, 
it continues, would be 35m from the west gable of the church and it will no longer 
‘wrap around’ the Church. This, it is concluded, will significantly improve the 
setting of the Church and allows for increased views. 
 
In pure locational terms, there is no doubt that the proposed rebuild would be 
further away from the listed building when compared to the existing structure. At 
its nearest points the Home is presently between 11m (single storey) and 13m 
(two storeys) from the Church. The proposed redevelopment, at its nearest point 
to the west facing church gable, would be 11m away. The 35m referred to by the 
applicants is from the main entrance, two and three storey, due west of this 
gable.  
 
It can be agreed that the setting of the listed Church, the opportunity for views 
around it and the feeling of separation between it and the proposed development 
would be an improvement upon the present situation.  Although the Church has 
limited ancillary land which can be a part of its setting, in the wider context of the 
Park, it is concluded that its setting would be improved, not only as a result of the 
generally greater separation from surrounding development but the design of that 
development, changing from extensive flat, false and mansard type roofs and 
buildings of a large uniform mass, to more traditional ridges, pitches and gables 
which provide a more pleasing variety of roofscape and building design which in 
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turn has less of a jarring effect against the Neo-Norman style of the listed 
building.  
 
In the absence of information from the applicants to demonstrate that this 
improved relationship is capable of constituting very special circumstances, it is 
concluded that this improved relationship is a normal planning consideration 
against policy and thus does not amount to ‘very special’. 
 
4. Effect Upon the Historic Park 
 
The Historic park designation is a local designation and the effect of proposed 
development on a park or its setting is a material consideration.  Policy ENV16 
would only allow development if the appearance, setting, character or amenity of 
the park would not be harmed.  
 
The review of the Park in 1998 concluded that not enough of the historic layout 
survived to merit inclusion in the national list, it was recorded however that the 
interestingly shaped pond and some of the old trees, for example, form an 
interesting component of the historic landscape (English Heritage 1998).  
 
The Landscape Assessment of the district prepared in 1999 to support the 
emerging local plan refers to the number of country mansions in this area and 
Scarthingwell, although the local manor associated has gone, makes a distinctive 
contribution to the landscape.  
 
Policy ENV9 of the RSS would seek to conserve historic parks and gardens, to 
enhance their character and reinforce distinctiveness. The local plan policy is 
intended to ensure that the remaining parkland is protected and although the 
applicants have not addressed the policy in any detail, the reduced bulk and 
overall massing of the proposals, compared to the buildings which exist at the 
moment would, overall, not harm the Park and thus the scheme can be compliant 
with Policy ENV16. 
 
5.  Effect on Local Amenity 
 
The nearest residential property to the site is Scarthingwell View (The Old 
Headmaster’s House), to the south west. The occupant of this property has 
objected on grounds including loss of privacy, overlooking and light pollution as a 
result of the proposed building being brought closer to his property.  The 
development closest to this neighbour would be single and two-storey with the 
nearest first floor windows in the west facing wing being some 19m away from 
the site boundary. In view of these distances and the intervening boundaries, it is 
not considered that this relationship is harmful. 
 
There are no other residential neighbours that may be affected by the proposal. 
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6. Highway Safety 
 
The application information states that the maximum number of staff on duty 
would increase from 19 to 23 as a result of this proposal. The change from a 50 
bed nursing home to a 50 bed care home with 15 close care apartments coupled 
with this minor increase in the number of staff is not considered to have any 
material effects on traffic generation and thus highway safety implications. 
 
It is understood that there are no fixed visiting times so there is thus unlikely to 
be any peaks in visitor flows that might impact on the network. 
 
The Highway Authority has not raised any objection to the proposal and it is 
concluded that the proposal would not be detrimental to highway safety and 
would comply with local plan Policy T2. 
 
 
7. The Relative Sustainability of the Development 
 
The Core Approach of the RSS would see the Principal Towns as the main local 
focus for new development (Policy YH5).  
 
RSS Policy YH6 seeks the protection and enhancement of local service centres, 
coastal and rural areas. Decisions should achieve a high standard of design that 
protects and enhances settlement and landscape diversity and retains and 
improves local services and facilities whilst preventing dispersal of development 
to the open countryside.  
 
Policy ENV11 of the RSS, on Health, recreation and sport seeks to ensure such 
facilities are provided as close to people’s homes as possible and, where not 
possible, are easily accessible to public transport and retaining and developing 
major health facilities within the settlement hierarchy and supporting outreach 
facilities in rural areas. 
 
Finally, RSS Policy E7 on the rural economy would seek to diversify and 
strengthen the rural economy, facilitating rural enterprises in a way that, amongst 
other things, gives priority to the re-use of buildings, supports and protects 
attractive rural environments and ensures appropriate scales and types of 
development and traffic generation. 
 
When assessed against the policies as contained in the RSS, there are conflicts 
with locational and service based policies which would seek to direct this type of 
development to more sustainable locations, benefit the rural economy or be 
accessible to public transport.  
 
The proposal is for a wholesale demolition so there are no sustainable benefits in 
the re-use of existing buildings in an albeit open countryside location. The 
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applicants have not addressed this recent revision to regional policy so in terms 
of sustainable development and the guidance in PPS1 and PPS7, this application 
cannot be supported. 
 
There are other matters relating to, for example, surface and foul water disposal, 
protected species, the removal of four protected trees, the applicants’ intention to 
control the direction of access to the site and to limit it to from the A162 only. 
These are matters over which there is no significant dissent from statutory 
bodies, and, if necessary may be controlled by condition on any approval and 
would not be contrary to national guidance or local policy.  
 
 
CONCLUSION 
 
Inappropriate development in the Green Belt is, by definition, harmful. It is for the 
applicant to show why permission should be granted. In view of the assessment 
above, it is not considered that the applicant has discharged this obligation.  
 
The matters advanced in support of the application, it is concluded, are normal 
commercial arguments and planning considerations which do not amount to very 
special circumstances. 
 
Although it can be accepted that the setting of the adjacent listed Church and the 
wider setting and character of the locally important historic park are protected 
and enhanced; that there are no evidenced highway grounds or other grounds for 
refusal, these do not amount to very special circumstances to justify 
inappropriate development. The proposals are contrary to Policy GB2 of the local 
plan, the guidance in PPG2 and would constitute large scale inappropriate 
development in a less sustainable location, contrary to the spirit of the Regional 
Spatial Strategy. 
 
In the absence of a case to justify how other considerations outweigh the general 
presumption against inappropriate development, it is recommended that this 
application is refused for the reasons given below. 
 
 
 
 
 
RECOMMENDATION 
 
a. That the Committee receive the petitions and take them into account in the 

determination of this application, and 
 
b This application is recommended to be REFUSED for the following reasons: 
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1. The proposed development would constitute inappropriate development 
within the Green Belt where there is a general presumption against such 
development. Very special circumstances to justify this development have 
not been demonstrated in that the applicants reference to the viability of 
renovation or improvement works, the quality of the residential 
environment to be created and the improvements to the setting of the 
adjacent listed building and the wider environment of the locally important 
historic park are normal planning considerations which the application 
would fall to be considered against in any event. The proposal is therefore 
contrary to Policy GB2 of the Selby District Local Plan and the guidance in 
PPG2. 

 
2. The Regional Spatial Strategy for Yorkshire and the Humber (2008) would 

direct development of this nature to Principal Towns and Local Service 
Centres. In the absence of a case to demonstrate how the proposal would 
benefit the rural economy or be accessible to public transport, for 
example, the proposal is in an unsustainable location contrary to Policies 
YH6 and ENV11 of the Yorkshire and Humber Plan.  
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APPLICATION 
NUMBER: 
 

8/10/40AM/PA 
2008/1174/FUL 

PARISH: Escrick Parish Council 

APPLICANT: 
 

Queens  
Staith Leisure Ltd 

VALID DATE: 
 
EXPIRY DATE: 

29 October 2008 
 
24 December 2008 

PROPOSAL: 
 

Erection of a leisure suite  

LOCATION: The Parsonage Country House Hotel 
Main Street 
Escrick 
York 
North Yorkshire 
YO19 6LE 
 

 
 
DESCRIPTION AND BACKGROUND 
 
The Site 
 
The application site is comprised of ‘The Parsonage Country House Hotel’ and associated 
Rectory Cottage, a large sprawling collection of buildings set within extensive mature 
grounds. The site lies outside of the defined development limit of the village of Escrick and 
is washed over by Green Belt. In addition the site is situated within the Escrick 
Conservation Area.  
 
The Parsonage is a Grade II listed building and is situated adjacent to the Church of St 
Helen which is a Grade II* listed building. 
 
A change of use of Rectory Cottage from residential to hotel accommodation and function 
rooms was approved in 2007. 
 
The Proposal 
 
The proposal is for the erection of a leisure suite to the rear of the existing hotel.  
 
Planning History 
 
With the exception of a minor change to the width of the access, the proposal is identical 
to that contained in a previous submission (Ref: 8/10/40AL/PA), which Planning 
Committee members resolved to refuse at their meeting of 15th October, 2008. The 
reasons for refusal were as follows: 
 
1. The proposed leisure suite, by virtue of its nature would constitute inappropriate 

development within the Green Belt, wherein it is national and local policy to resist 
such development except in very special circumstances, which have not been 
demonstrated in this instance.  The proposal is therefore contrary to Policy GB2 of 
the Selby District Local Plan and the guidance in PPG2. 
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2. The proposed leisure suite, by virtue of its size, scale and location would detract 
from the open character and visual amenity of this Green Belt location contrary to 
Policy GB4 of the Selby District Local Plan. 

 
3. The proposed leisure suite, by virtue of its size, scale, location and design would 

form an overdominant, incongruous addition that would compete with the listed host 
property, prejudice tree cover and reduce the openness of the site to the detriment 
of the setting of both the Parsonage and the listed Church of St Helen, contrary to 
the guidance contained within PPG15. 

 
4. The proposed leisure suite, by virtue of its size, scale, location and design would 

form an overdominant, incongruous addition that would compete with the listed host 
property, prejudice tree cover and reduce the openness of the site and therefore 
would fail to preserve the character of the Escrick Conservation Area contrary to 
Policy ENV25 of the Selby District Local Plan and the guidance contained within 
PPG15. 

 
There is a comprehensive planning history to the site, which reflects its commercial nature 
and development of the site as a hotel.  
 
An application (Ref: 2008/0659/FUL) for the extension of Rectory Cottage to provide 
additional conference facilities was refused in 2008 for the following reason: 
 
“The proposed extension to the rear to link Rectory Cottage to the existing conference 
centre is not considered to be of a small scale and is therefore contrary to policy GB2 (5) 
of the Selby District Local Plan and the guidance contained in PPG2. The proposal is 
therefore inappropriate development in the Green Belt and would therefore only be 
allowed in very special circumstances, which have not been demonstrated in this instance. 
As such the proposal is contrary to Policy GB2 of the Selby District Local Plan and the 
guidance in PPG2”. 
 
CONSULTATIONS 
 
In order to allow determination of the application within the eight-week period, the report 
has been completed before the expiration of the 21 day consultation period.  As such at 
the time of writing, responses have only been received from the Development Policy 
Manager and the Highway Authority.  These responses are detailed below.  In all other 
instances the comments of the statutory consultees made on the previous application have 
been reiterated.  Given the short period of time that has passed since the refusal of the 
previous application and the writing of this report it is not envisaged that the responses of 
the consultees will have significantly changed. Members will be updated at the meeting 
with regards to any changes in the previous responses of Yorkshire Water, Ouse and 
Derwent Internal Drainage Board and the Principal Environmental Health Officer. 
 
 
DEVELOPMENT POLICY MANAGER  
The application has been submitted with no additional information in response to the 
issues raised in respect of the previous application 8/10/40AL/PA. Comments made in 
respect of the previous application still apply. Unable to support the case made for special 
circumstances. 
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ESCRICK PARISH COUNCIL 
No comments received at the time of writing this report. 
 
YORKSHIRE WATER 
No objections. 
 
OUSE AND DERWENT INTERNAL DRAINAGE BOARD 
The applicant states that surface water is directed to the main sewer and should be 
required to confirm the adequacy of this sewer and its outfall and information regarding the 
point of discharge of the sewer and the potential impact of the proposal on the receiving 
water course and where necessary how discharge rates are to be controlled. 
 
PRINCIPAL ENVIRONMENTAL HEALTH OFFICER 
Construction work has the potential to impact on the amenity of the area and suggests 
conditions relating to schemes to minimise dust and vibration, the loading and delivery of 
goods, restrictions on noise. 
 
HIGHWAY AUTHORITY 
There are no highway objections to the erection of a leisure suite in the grounds. 
 
PUBLICITY 
 
The application was advertised by site notice, neighbour letter and newspaper 
advertisement as a departure to the development plan.  No representations were received 
at the time of writing the report.  Any representations subsequently received will be 
reported to Planning Committee. 
 
 
POLICIES AND ISSUES 
 
Section 38(6) of the Planning and Compulsory Purchase Act 2004 states "if regard is to be 
had to the development plan for the purpose of any determination to be made under the 
planning Acts the determination must be, made in accordance with the plan unless 
material considerations indicate otherwise".  The development plan for the Selby District 
comprises 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. 
 
Relevant policies in the Selby District Local Plan include ENV1 (control of development), 
GB2 (appropriateness of development within the Green Belt), GB4 (Impact on the 
openness of Green Belts), ENV25 (conservation areas), VP1 (visitor parking), T1 and T2 
(highway safety), EMP9 (Expansion of business uses outside of defined development 
limits), RT11 (tourist accommodation). 
 
Relevant national policies include PPS1 (Delivering Sustainable Development), PPG2 
(Green Belts), PPG15 (Planning and the Historic Environment) and PPS7 (Sustainable 
Development in Rural areas). 
 
 
The relevant issues to be taken into account in the determination of this application are:- 
 
1.   Principle of the development and impact on Green Belt 
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2.  Effect on the conservation area 
3.  Effect on the setting of a listed building 
4.  Impact on amenity of adjacent occupiers 
5.  Impact on highway safety 
 
ASSESSMENT 
 
1.  Principle of the Development and its Impact on 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 Local Plan set out those categories of 
development, which are considered not to constitute inappropriate development within the 
Green Belt.  These include buildings in relation to forestry and agriculture, essential 
facilities for outdoor participatory sports, limited residential extensions, alterations or 
replacement of existing dwellings, limited infilling in existing villages, and limited infilling or 
redevelopment of major existing developed sites. 
 
The applicant has suggested that the application site could be considered as a major 
existing developed site within the Green Belt. However PPG2 states to qualify for the 
status as a ‘major existing developed site within the Green Belt’ a site should be identified 
as such in an adopted Local Plan.  The Parsonage is not identified as such in the local 
plan, and therefore as it fails to fall into any of the other categories outlined in Paragraph 
3.4 of PPG2 the proposals must constitute inappropriate development within the Green 
Belt. 
 
Inappropriate development is by definition harmful to the Green Belt and should only be 
approved where the applicant has demonstrated that very special circumstances exist 
which outweigh the harm by virtue of inappropriateness and any other harm.  Very special 
circumstances should be by definition “very special” and should not consist of common or 
garden planning considerations. 
 
The Applicant’s Case for Very Special Circumstances 
 
In summary the applicant as stated that very special circumstances exist in support of the 
application on the grounds that: - 
 
a The reasonable expectation of the development. 
b The business case of need  
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c  Wider economic benefits to the rural area, and 
d  The demonstration through a sequential assessment that there are no better sites 

for the facility. 
 
In response to the applicant’s statement:  
 
a In attempting to demonstrate that the applicant has a reasonable expectation of 

development a case has been put forward that on the basis that the Council has 
approved a series of applications for the expansion of the hotel over several 
decades and that there have been no material change in circumstances, there is 
the expectation that further proposals for expansion should be allowed.   

 
The above argument does not take into account the cumulative impact of the 
current and previous proposals on the openness of the Green Belt and the fact that 
a development when implemented can constitute a change in circumstance in itself.  
As such it is considered that there are no grounds to conclude that there should be 
a reasonable expectation that the development should be approved.  

 
b In attempting to demonstrate business need the applicant has stated that the hotel 

has lost business to other operators on the basis that the Parsonage does not have 
a leisure facility.  The applicant has also provided limited information showing a 
reduction of profits over the last 12 months as compared to its sister hotel.  The 
latter does not provide any proof that the reduction in profits is related to the 
absence of a leisure facility and the difference in profitability could be for a number 
of factors such as normal fluctuations in the market, marketing strategy or 
uncertainties in the general economy.  While it is recognised that such a facility is 
desirable it is noted that the Parsonage is a successful profitable hotel business.  
Furthermore it is noted that the provision of leisure facilities although desirable are 
often not essential to the viability of a hotel.  Therefore the comments made by the 
Development Policy Manager that the applicant’s planning statement “does not 
provide any evidence” are accepted.   

 
c In respect of the purported wider benefits to the rural area it is considered that these 

would be restricted to such benefits that would accrue from any business use and 
are therefore common or garden considerations.  As such it is considered that they 
do not represent very special circumstances that would outweigh the harm to the 
Green Belt. 

 
d The applicant has stated that the proposed leisure facility, by virtue of its size would 

not be viable in isolation from the hotel and should be seen as ancillary to the hotel 
and therefore consideration of a sequential test is not appropriate.  This issue does 
not represent a convincing argument that very special circumstances exist in 
support of the proposal.   

 
Having regard to the above it is considered that the applicant has not provided a coherent 
or convincing argument that very special circumstances exist that would justify an approval 
of the application.  As such it is concluded that the proposal is contrary to Policy GB2 and 
the guidance in Planning Policy Guidance Note 2. 
 
The proposed building would have a floor space of 1200 square metres and would be 42 
metres long, 27 metres wide (at its widest point) and between 7 and 9m metres in height, 
representing a substantial building.  The proposed leisure facility would be located in an 
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area where it would be partly screened by the buildings associated with the Parsonage 
and the walled garden, and viewed within the context of the Parsonage, its associated 
buildings, the doctors surgery and listed church.  However it is considered that it would 
represent a significant increase in built form that cannot but otherwise detract from the 
open character and visual amenity of this Green Belt location. Furthermore taken 
cumulatively with the existing extensions that have been previously permitted it would 
constitute a massive increase over the size, scale and mass of the original building.  As 
such the proposal would be contrary to Policy GB4 of the Selby District Local Plan.  
 
2.  Effect on the Escrick Conservation Area 
 
When making a recommendation in respect of a planning application which affects a 
Conservation Area, members attention must be drawn to S72 of the Planning (Listed 
Buildings and Conservation Areas) Act 1990 which requires special attention to be paid to 
‘the desirability of preserving or enhancing the character or appearance’ of the 
Conservation Area.   
 
The Escrick Conservation Area covers much of the traditional village and parts of Escrick 
Estate.  In that part of the conservation area west of the A19 it is characterised by 
buildings set within extensive mature grounds.  The space about the dwellings is an 
important part of the character of this part of the conservation area and provides both 
physical and historical context for the Parsonage itself and the church that it was once 
associated with.  The proposed leisure suite would significantly erode the openness of this 
part of the conservation area.  Furthermore by virtue of its size, mass and location and the 
poor way in which it visually relates to the host property it would compete with the host 
property and form an over-dominant incongruous addition.   
 
The proposal would directly necessitate the loss of trees. The applicant’s aboricultural 
report states that the trees to be lost as a direct consequence of the proposal have little 
amenity value and could be compensated by further planting.  However the proposal 
would result in a conservatory located very close to existing trees and given the age of the 
trees affected, introduces the potential for future conflict with further loss of trees and 
amenity. This part of the Escrick Conservation Area is characterised by buildings set within 
extensive mature grounds in which the tree cover forms a significant element in defining 
the overall character.  In this respect it is considered that the proposal would, over time, 
lead to a loss of trees, which would further erode the character of the conservation area. 
 
As such it is considered that the proposal would fail to preserve the character and 
appearance of the Conservation Area contrary to Policy ENV25 of the Local Plan and the 
guidance in PPG15. 
 
3.  Effect on the setting of a listed building 
 
When making a recommendation in respect of a Listed Building Consent application, 
members attention must be drawn to S16(2) (or S66(1) if it is a planning application 
affecting a Listed Building or its setting) of the Planning (Listed Buildings and Conservation 
Areas Act) 1990 which requires the Local Planning Authority to ‘have special regard to the 
desirability of preserving the building or its setting or any features of a special architectural 
or historic importance which is possesses’.  Paragraph 3.3 of Planning Policy Guidance 15 
(Planning and the Historic Environment) says that the presumption should be in favour of 
preservation. 
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For the same reasons given in the above section it is considered that the proposed facility 
would fail to preserve the setting of both the Parsonage and the listed Church of St Helen. 
 
4.  Impact on amenity of adjacent occupiers 
 
Notwithstanding the size and scale of the proposed facility it is considered that subject to 
conditions relating to opening times, it would not detract from the amenity of neighbouring 
residential properties. 
 
5.  Impact on highway safety 
 
The current submission differs from that previously refused (Ref: 8/10/40AL/PA) insofar as 
it is proposed to widen parts of the access road between the site and Rectory Cottage to 
4.5m.  
 
The Highway Officer has no objections to the proposal.  As such it is considered that the 
proposal would not be to the detriment of highway safety. 
 
6. Other Considerations 
 
The proposal represents the expansion of an existing hotel business outside of defined 
development limits and established employment areas and is therefore subject to Policies 
EMP9 and RT11.  These policies are supportive of such uses subject to certain tests 
relating to highway safety, the design and impact on the character of the area and the loss 
of agricultural land. Given the comments of the Highway Officer it is concluded that the 
proposal would be acceptable in terms of highway safety.  In addition given that the 
application site relates to the curtilage of an existing hotel it is concluded that the proposal 
would not result in the loss of best or most versatile agricultural land.   
 
However it is considered that the proposal, by virtue of its size, design, scale and location 
would detract from the setting of the adjacent listed buildings, the character of the 
conservation area and the openness of the Green Belt and therefore would have a 
significant adverse effect on the character and appearance of the area contrary to Policy 
EMP9 and RT11 of the Selby District Local Plan. 
 
In respect of drainage and flood-risk the proposal would result in a significant increase in 
the built form of the land and consequently run-off of surface water.  The applicant has 
indicated that surface water is to be discharged to the main sewer but has not given any 
information regarding the receiving watercourse.  In this respect the comments of the 
Internal Drainage Board are accepted and it is considered that the applicant has failed to 
provide sufficient information to allow a full assessment of the drainage implications of the 
proposal in line with the guidance in PPS25. 
 
CONCLUSION 
 
The proposed leisure suite, by virtue of its nature or scale does not fall into any of the 
categories of development considered to be not inappropriate in the Green Belt.   
 
The applicant’s case to demonstrate that very special circumstances exist due to 
reasonable expectation of the development, business case of need, wider economic 
benefits to the rural area, and sequential assessment is not convincing.  It is therefore 
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concluded that very special circumstances have not been demonstrated to exist and as 
such the application is contrary to Policy GB2 and the guidance in PPG2. 
 
In addition to the above the proposed leisure centre by virtue of its size, scale and location 
would detract from the openness of the Green Belt, the setting of nearby listed buildings 
and the character of the conservation area.  In this respect the proposal would be contrary 
to policies ENV25, RT11 and EMP9 of the Selby District Local Plan and the guidance in 
PPG15. 
 
Although it is considered that the proposal would not be to the detriment of highway safety 
and that there would be some benefit to the wider economy, these elements do not 
outweigh the presumption against inappropriate development within the Green Belt, the 
actual harm to the openness of the Green Belt and the negative impact on the setting of 
listed buildings and the character of the conservation area. 
 
Councillors are advised that should the committee be minded to approve the proposal, the 
application would need to be referred to the Secretary of State as a departure from the 
development plan. 
 
RECOMMENDATION 
 
This application is recommended to be REFUSED for the following reasons: - 
 
1. The proposed leisure suite, by virtue of its nature would constitute inappropriate 

development within the Green Belt, wherein it is national and local policy to resist 
such development except in very special circumstances, which have not been 
demonstrated in this instance.  The proposal is therefore contrary to Policy GB2 of 
the Selby District Local Plan and the guidance contained in PPG2. 

 
2. The proposed leisure suite, by virtue of its size, scale and location would detract 

from the open character and visual amenity of this Green Belt location contrary to 
Policy GB4 of the Selby District Local Plan. 

 
3. The proposed leisure suite, by virtue of its size, scale, location and design would 

form an overdominant, incongruous addition that would compete with the grade II 
listed host property, prejudice tree cover and reduce the openness of the site to the 
detriment of the setting of both the Parsonage and the grade II* listed Church of St 
Helen, contrary to the guidance contained within PPG15. 

 
4. The proposed leisure suite, by virtue of its size, scale, location and design would 

form an overdominant, incongruous addition that would compete with the listed host 
property, prejudice tree cover and reduce the openness of the site and therefore 
would fail to preserve the character of the Escrick Conservation Area contrary to 
Policy ENV25 of the Selby District Local Plan and the guidance contained within 
PPG15. 

 
5. The proposal is considered to be contrary to the contents of PPS25 in that the 

applicant has failed to provide sufficient information to allow a full assessment of the 
drainage implications of the proposal to be carried out. 
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APPLICATION 
NUMBER: 
 

8/58/933/PA 
2008/1067/FUL 

PARISH: Sherburn In Elmet Parish 
Council 

APPLICANT: 
 

Selby Urban 
Renaissance 

VALID DATE: 
 
EXPIRY DATE: 

13 October 2008 
 
8 December 2008 

PROPOSAL: 
 

Environmental improvement works to include a scheme for hard and soft 
landscape works, lighting, erection of a clock tower and siting of street 
furniture. 

LOCATION: Low Street 
Sherburn In Elmet 
North Yorkshire 
 

 
 
DESCRIPTION AND BACKGROUND 
 
The Site 
 
The purpose of this proposal is to improve the quality of the public realm and to enhance 
the views of and appearance of the town of Sherburn-in-Elmet. 
 
The site is centred around ‘The Cross’ and the junction of Low Street with Finkle Hill/ 
Kirkgate southwards past the junction of Low Street and Wolsey Croft and essentially 
encompasses the commercial heart of the village centre.  The application site also 
encompasses both the highway network in this area and a number of open areas to the 
front of the properties along Low Street. 
 
Fronting onto ‘The Cross’ is the Red Bear Public House, which is a listed building. 
 
The Proposal 
 
The applicant is seeking permission for environmental improvement works to include a 
scheme for hard and soft landscape works, lighting, erection of a clock tower and siting of 
street furniture. 
 
History 
 
There are a wide range of buildings that the development site encompasses and as such 
there is a wide and varied planning history to the application site, which emphasise the 
commercial nature of the area. None of these are relevant to the determination of this 
proposal. 
 
CONSULTATIONS 
 
This scheme is part of the Urban Renaissance Programme and therefore has been 
developed in partnership with a wide range of agencies and in consultation with the local 
community. Officers will report any consultation responses received between the compiling 
of this report and the meeting of Planning Committee and update members of any 
alterations and their implications for the determination of this application. 
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SHERBURN-IN-ELMET PARISH COUNCIL 
No objections. 
 
ENVIRONMENTAL HEALTH 
No objections. 
 
NORTH YORKSHIRE COUNTY HIGHWAY AUTHORITY 
No objections; conditions recommended. 
 
NORTH YORKSHIRE COUNTY ARCHAEOLOGIST 
A desk-based assessment should be submitted identifying the potential impacts of the 
scheme on local archaeology. This assessment should be prepared and given 
consideration prior to a decision being reached on this planning application. 
 
YORKSHIRE WATER 
No objections. 
 
NORTH YORKSHIRE POLICE 
Comments were not received at the time of writing this report. 
 
NORTH YORKSHIRE FIRE AND RESCUE SERVICE 
No comments received. 
 
PUBLICITY 
 
Neighbouring properties have been consulted by letter.  Site and press notices have also 
been posted. Representations have been received from the occupiers of 24 and 24A Low 
Street stating that the siting of parking bays in close proximity to their properties will have 
an adverse impact on their amenity. 
 
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. 
 
Relevant National Guidance 
 
PPS1 Delivering Sustainable Development. 
PPS6 Planning for Town Centres. 
PPG13 Transport. 
PPG15 Planning and the Historic Environment. 
PPG16 Archaeology and Planning. 
 
Selby District Local Plan 
 
Policy ENV1 - Control of Development 
Policy ENV28 - Archaeology 
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Policy T2 - Access to Roads 
 
The application proposes the redesign of the public realm along Low Street to create a 
high quality public space.  Therefore the main issues in the determination of this proposal 
are: 
 
1. Impact on the character and appearance of the surrounding locality. 
2. Impact on the Red Bear Listed Building. 
3. Highway safety. 
4. Archaeology.  
 
1. Impact on the character and appearance of the surrounding locality 
 
The site is located in the commercial centre of Sherburn wherein there are a wide variety 
of properties, including old and modern.  The public realm including the highway, parking 
and forecourt areas; have evolved over time, have little unity of design and appears tired 
and in need of improvement.   
 
It is considered that the proposed improvements would enhance the visual amenity of the 
streetscene while retaining the form and character of the village centre. 
 
Improving the appearance and image of the site is likely to improve business thereby 
increasing the vitality and viability of the village centre and the highway safety 
improvements would also make the town more attractive to shoppers and prospective 
businesses. 
 
As such it is concluded that the proposal would not be contrary to Policy ENV1 of the 
Selby District Local Plan. 
 
2. Impact on the Red Bear Listed Building. 
 
When making a recommendation in respect of a planning application affecting a Listed 
Building or its setting, regard must be had to S66(1) of the Planning (Listed Buildings and 
Conservation Areas Act) 1990 which requires the Local Planning Authority to ‘have special 
regard to the desirability of preserving the building or its setting or any features of a special 
architectural or historic importance which is possesses’.  Paragraph 3.3 of Planning Policy 
Guidance 15 (Planning and the Historic Environment) says that the presumption should be 
in favour of preservation. 
 
In this respect it is noted that the Red Bear is situated within the commercial centre of the 
village, which has experienced many alterations and redevelopments throughout the 
twentieth century.  The proposed scheme would not alter the character and form of the 
village centre and therefore would have a neutral impact on the historical context of the 
listed building thereby preserving its setting.  
 
3. Highway Safety 
 
The Highway Authority has been consulted about this planning application and has raised 
no objections. Various conditions have been recommended that can be imposed on a 
planning permission if the scheme is approved by the committee. 
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4. Archaeology 
 
It is noted that the site is located within the historic centre of Sherburn and as such there is 
the potential for the works to disturb archaeological remains. The County Archaeologist 
has been consulted about this planning application and has recommended that, in 
accordance with PPG16 and the guidance contained in the Selby District Local Plan, a 
desk-based assessment be prepared identifying the potential impacts of the proposal on 
local archaeology. It is considered that such an assessment requires consideration prior to 
the application being determined. 
 
At the time this report is being written, instructions have been given to the agents of the 
applicants to prepare a desk-based assessment for the consideration of the County 
Archaeologist. Officers will update Planning Committee of the progress of this assessment, 
and the subsequent recommendations of the County Archaeologist. 
 
CONCLUSION 
 
It is considered that the proposed development would enhance the appearance of the area 
encouraging further investment and attracting shoppers and tourists. In addition, the 
proposal would create an improved environment for pedestrians and cyclists.  Furthermore 
the proposal would preserve the setting of the listed Red Bear Public House. 
 
Subject to the approval of the County Archaeologist, the proposal is considered to be in 
accordance with the relevant policies and guidance as mentioned above. 
 
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. Details of any external lighting of the site shall be submitted to, and approved in 

writing by, the Local Planning Authority prior to the commencement of the 
development.  This information shall include a layout plan with beam orientation and 
a schedule of equipment in the design (luminaire type, mounting height, aiming 
angles and luminaire profiles).  The lighting shall be installed and operated in 
accordance with the approved details at all times. 

  
 Reason: 
 In the interests of residential amenity 
 
03. Unless otherwise approved in writing by the Local Planning Authority, there shall be 

no excavation or other groundworks, except for investigative works, or the depositing 
of material on the site in connection with the construction of the access road or 
building(s) or other works until: 
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 (i) The details of the required highway improvement works, listed below, have 
been submitted to and approved in writing by the Local Planning Authority in 
consultation with the Highway Authority.   

  
 (ii) An independent Stage 2 Safety Audit has been carried out in accordance 

with HD19/03 - Road Safety Audit or any superseding regulations. 
  
 (iii) A programme for the completion of the proposed works has been submitted.  
  
 The required highway improvements shall include: 
  
 a. Hard and soft landscaping, lighting and installation of street furniture within 

and adjacent to public highway. 
  
 Reason: 
 In accordance with Policy T2 and to ensure that the details are satisfactory in the 

interests of the safety and convenience of highway users. 
  
04. 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 following drawings and details have been submitted to 
and approved in writing by the Local Planning Authority: 

  
 (1) Detailed engineering drawings to a scale of not less than 1:500 and based 

upon an accurate survey showing: 
  
 (a) the proposed highway layout including the highway boundary 
 (b)  dimensions of any carriageway, cycleway, footway, and verges  
 (c)  visibility splays 
 (d)  the proposed buildings and site layout, including levels 
 (e)  accesses and driveways  
 (f) drainage and sewerage system  
 (g)  lining and signing 
 (h)  traffic calming measures 
 (i)  all types of surfacing (including tactiles), kerbing and edging. 
  
 (2) Longitudinal sections to a scale of not less than 1:500 horizontal and not less 

than 1:50 vertical along the centre line of each proposed road showing: 
  
 (a)  the existing ground level 
 (b)  the proposed road channel and centre line levels  
 (c)  full details of surface water drainage proposals. 
  
 (3) Full highway construction details including: 
  
 (a)  typical highway cross-sections to scale of not less than 1:50 showing a 

specification for all the types of construction proposed for carriageways, 
cycleways and footways/footpaths  

 (b)  when requested cross sections at regular intervals along the proposed roads 
showing the existing and proposed ground levels 

 (c)  kerb and edging construction details 
 (d)  typical drainage construction details. 
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 (4) Details of the method and means of surface water disposal. 
  
 (5) Details of all proposed street lighting. 
  
 (6) Drawings for the proposed new roads and footways/footpaths giving all 

relevant dimensions for their setting out including reference dimensions to 
existing features. 

  
 (7) Full working drawings for any structures which affect or form part of the 

highway network. 
  
 (8) A programme for completing the works. 
  
 The development shall only be carried out in full compliance with the approved 

drawings and details unless agreed otherwise in writing by the Local Planning 
Authority. 

  
 Reason: 
 In accordance with Policy T2 and to secure an appropriate highway constructed to an 

adoptable standard in the interests of highway safety and the amenity and 
convenience of highway users. 

 
 
 INFORMATIVE  
 There must be no works in the existing highway until an Agreement under Section 

278 of the Highways Act 1980 has been entered into between the Developer and the 
Highway Authority. 

 
 
 

                                              37


	15_extra_planning_agenda_151208.doc
	Mission Statement 
	 
	The agenda is set out below. 
	Apologies for Absence and Notice of Substitution 

	Chair’s Address to the Planning Committee 
	M Connor 
	Dates of Future Meetings of the Planning Committee 


	Date of Meeting
	Deadline Date
	Conservative
	Labour
	Independent


	exempt information.doc
	Items for Planning Committee cover sheet 15th Dec.doc
	Page

	2007-1199-ful map.pdf
	2007-1199-FUL Scarthingwell.doc
	2008-1174-ful map.pdf
	2008-1174-FUL Parsonage Escrick.doc
	The Site 
	The Proposal 
	Planning History 
	The Applicant’s Case for Very Special Circumstances 

	2008-1067-ful map.pdf
	2008-1067-FUL Low Street Sherburn.doc
	The Site 
	The Proposal 
	History 

	Planning Enforcement 031108.doc
	 
	Planning Enforcement Sub Group 
	ACTION
	Minutes of previous meeting 
	Staffing Update 



	ADPD1B.tmp
	Page

	ADPD29.tmp
	Mission Statement 
	 
	The agenda is set out below. 
	Apologies for Absence and Notice of Substitution 

	Chair’s Address to the Planning Committee 
	M Connor 
	Dates of Future Meetings of the Planning Committee 


	Date of Meeting
	Deadline Date
	Conservative
	Labour
	Independent


	ADPE7C.tmp
	Mission Statement 
	 
	The agenda is set out below. 
	Apologies for Absence and Notice of Substitution 

	Chair’s Address to the Planning Committee 
	M Connor 
	Dates of Future Meetings of the Planning Committee 


	Date of Meeting
	Deadline Date
	Conservative
	Labour
	Independent


	ADPE88.tmp
	 
	Planning Enforcement Sub Group 
	ACTION
	Minutes of previous meeting 
	Staffing Update 






