
 
 
 
 
 

 
Mission Statement 

 
To Improve the Quality of Life 

For Those Who Live and Work in The District 
 

 
 
20 April 2010  
 
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 Wednesday 
28 April 2010 commencing at 4:00pm. 
 

AGENDA 
 

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 Committees held on 31 March 2010 (page 4)  
 

4.  Chair’s Address to the Planning Committee 
 

5.  Planning Committee 2009/2010 Performance Indicator Report: 
April 2009 – March 2010 
 
Report of the Head of Service – Finance (page 7) 
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6.  Planning Applications Received – Non Site Visits 
 
Report of the Head of Service Development Services   
 

• 2009/0979/FUL Bolton Lodge, The Rampart, Bolton Percy 
(Page 13) 

 
• 2009/0988/FUL Mushroom Farm, Gravelhill Lane, Whitley 

(Page 20) 
 

• 2010/0112/COU Haulage Yard, Hazel Old Lane, Hensall (Page 
33) 

 
• 2010/0215/FUL 37 Leeds Road, Tadcaster (Page 44) 

 
• 2007/1103/FUL 9-11 Station Road, Riccall (Page 54) 

 
7. 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. 
 

8. Enforcement Sub Group minutes 
 
To note the minutes of the Planning Enforcement Sub Group held on 
22 March 2010 (page 76) 

 
 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 26 April 2010. 
 

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 Overview and Scrutiny Coordinator 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 
 

26 May 2010 
 

 
Membership of the Planning Committee 

12 Members 
 

Conservative Labour Independent 

J Mackman (Chair) D Davies J McCartney 
J Deans (Vice-Chair) S Shaw-Wright  
J Cattanach   
I Chilvers   
C Goodall   
W Inness   
D Mackay   
E Metcalfe   
C Pearson   
 
If you have any enquiries relating to this agenda, please contact Lee O’Brien on: 
Tel:  01757 292002 
Fax: 01757 292020 
Email: lobrien@selby.gov.uk
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Planning Committee 
31 March 2010 

SELBY DISTRICT COUNCIL 
 

MINUTES 
 

Minutes of the proceedings of a meeting of the Planning Committee held on 31 
March 2010, in Committee Rooms 1& 2, The Civic Centre, Portholme Road, 

Selby, commencing at 4.00pm. 
 

680 Apologies for Absence and Notice of Substitution 
681 Disclosure of Interest 
682 Minutes 
683 Chair’s Address to the Planning Committee 
684 Planning Application - 2009/1065/FUL Street Record, Old Great North Road, 

Brotherton 
685 Planning Appeal Decisions - 16 Feb 2010 – 15 March 2010  

 
Present: Councillor J Mackman in the Chair 
  
Councillors: J Cattanach, D Davies, J Deans, Mrs C Goodall, W Inness, D Mackay, J 

McCartney, C Pearson, S Ryder (sub for Mrs E Metcalfe) and S Shaw-
Wright.           

  
Officials: Head of Service – Development Services, Manager of Development 

Management, Solicitor to the Council, Planning Officer, Overview and 
Scrutiny Coordinator, Democratic Services Assistant. 

  
Public: 1 
Press: 0 

  
680 Apologies for Absence and Notice of Substitution 

 
Apologies were received from Councillors I Chilvers and Mrs E Metcalfe. 
 
Substitute Councillors: S Ryder for Mrs E Metcalfe. 
 

681 Disclosure of Interest 
 
None were received. 
 

682 Minutes 
 
Resolved: 
 
That the minutes of the proceedings of the meeting of the Planning 
Committee held on 3 March 2010 be confirmed as a correct record and 
be signed by the Chair, subject to the following amendments: 

• Minute 610, line 25 – remove the word ‘to’. 
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Planning Committee 
31 March 2010 

• Minute 610, line 34 – to read ‘delegated authority to revise 
conditions, await the expiry of the press notice’. 

 
683 Chair’s Address to the Planning Committee 

 
The Chair informed councillors of the following issues: 
 
Performance 
Current performance in Majors, Minors and Other Planning Applications are 
above local and national targets.  
 
Planning Application Numbers 
Year to date planning application numbers for 2009/10 were 122 lower than 
in 2008/09, being 962 and 1084 respectively. 
 
Staff Update 
Louise Milnes has replaced Richard Pollard as Planning Officer, following 
Richard’s retirement last year. 
 
Planning Committee Training 
The next Planning Committee training event will be held on Thursday 8 April 
2010 in Committee Room 2 at 5pm. 
 
Planning Enforcement Success 
The Planning Enforcement and Legal Teams gained a notable success at 
York Crown Court in the removal of the unauthorised gypsy site at 
Brotherton. The Council was awarded costs and the caravans have now 
been removed. 
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Planning Committee 
31 March 2010 

684 Planning Applications Received  
 
Consideration was given to the schedule of planning applications submitted 
by the Head of Service – Development Services. 
 
Application: 2009/1065/FUL 
Location: Street Record, Old Great North Road, Brotherton. 
Proposal: Retrospective planning application for change of use of site 
to storage of touring caravans, second-hand cars and vans, 
portacabins, steel security containers and portaloos together with 
engineering works to resurface the land. 
 
The Planning Officer presented the report and highlighted salient points for 
the consideration of the Committee. 
 
Public Speaker – Mr Rob Milner (on behalf of Brotherton Parish Council)
 
Mr Milner raised the following issues in objection to the planning application: 

• Disturbance of a quiet residential location. 
• No screening has been put into place on the site. 
• Hazardous and flammable materials currently stored on the site 

represent a risk to local residents. 
• Drainage issues on the site. 
• Evidence of intimidation had been reported to the police. 
• Waste material had been dumped regularly at the site. 

 
The Planning Officer clarified that this was a retrospective application as 
engineering works had already started on the site. 
 
Resolved:  
 
That the application was REFUSED and authority granted to take 
Enforcement Action as required. 
 

685 Planning Appeals Decisions Received 16 Feb 2010 – 15 March 2010  
 
The Chair of Planning confirmed that the Committee would now receive 
details of Planning Appeal Decisions as an information report in future 
agendas. 
 
Resolved: 
 
That the report be noted. 

 
The meeting closed at 4.24pm 
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Public Session 
 

Agenda Item No: 5 
___________________________________________________________________ 
 
Title: Planning Committee 2009/2010 Performance Indicator Report: 

April 2009 – March 2010 
  
To: Planning Committee 
  
Date: 28 April 2010 
  
Service Area: Development Management  
  
Author: Chris Smith – Corporate Improvement Officer 
  
Presented by: Keith Dawson, Head of Service – Development Services 
__________________________________________________________________ 
 
1 
 
1.1 

Purpose of Report 
 
To assist councillors in focusing on priority areas and managing the 
performance of the Council by updating the Planning Committee on the 
progress that has been made in 2009/2010 for the corporate and statutory 
National Indicators (NIs) for which they are responsible. 
 
 

2 
 
2.1 

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

3 
 
3.1 

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

The Report 
 
This report has been produced using the statistical data that is collated from 
Development Control for statutory and corporate performance indicators 
throughout the year.  Background figures and full audit trails are available 
within the service area. 
 
The officer responsible for reporting the data has provided the commentary 
for this report. 
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5.1 
 
 
 
5.2 
 
 
 
 
5.3 
 
 
 
6 
 
6.1 

Financial Implications 
 
Subject to the actions determined by councillors to address weakness 
identified, there are no financial implications arising from the contents of this 
report. 
 
Any actions identified for improvements to performance would need to be 
properly assessed for financial implications and, if required, approval for any 
additional funding sought and such issues would be highlighted in the budget 
exceptions report elsewhere on the agenda. 
 
The level and quality of statutory performance data can have an impact on 
the total Planning Delivery Grant (PDG) awarded by the Department for 
Communities and Local Government (DCLG). 
 
Conclusions 
 
Future actions and priorities need to be established to recognise 
achievements and address the areas of weakness highlighted in this report. 
 
 

7 
 
7.1 

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

8 
 
8.1 

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

9 
 
9.1 

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

 
 
Impact 

9.2 Equalities 
 

No Impact 

9.3 Community Safety and Crime 
 

No Impact 
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9.4 Procurement 
 

No Impact 

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

Impact 

9.6 Sustainability 
 

No Impact 

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

Impact 

10 
 
10.1 

Background Papers 
 
Planning Committee 2009/2010 Performance Indicator Report: April 2009 –
March 2010. 
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PLANNING COMMITTEE PERFORMANCE UPDATE
APRIL 2009 - MARCH 2010

DEVELOPMENT MANAGEMENT

Code Description Reporting 
Period

2008/2009 
Target

2008/2009 
Year End

2009/2010 
Minimum 

Government 
Targets

NI157a Processing of major planning applications determined in 13 
weeks. Monthly 65.00% 76.67% 70.00% 76.19% 60.00%

NI157b Processing of minor planning applications determined in 8 
weeks. Monthly 70.00% 71.23% 70.00% 77.32% 65.00%

NI157c Processing of other planning applications determined in 8 
weeks. Monthly 82.00% 86.36% 82.00% 84.60% 80.00%

NI157c - The team has achieved 84.60%  in dealing with the others category of applications in the 2009/10 financial year. This exceeds both national (80%) and local performance 
targets (82%). The figures for the 2009/10 financial year are down on those achieved in the 2008/2009 financial year but only by 1.76%. This is attributed to the team issuing a number 
of out of time applications during the year to ensure that the backlog of undetermined applications does not become excessive.

2009/2010 Year to Date2009/2010 
Target

2009/2010 Year 
to date figures 
compared to 

2009/2010 
target figures.

NI157a - The team performed well during the last year and year to date determined 76.19% of all major applications in 13 weeks. This figure is slightly down on that achieved last year 
but only by 0.48%. The figure achieved exceeds the set local standard (70%) by 6.19% and the national standard (60% of majors to be determined in 13 weeks) by 16.19%.

NI157b - The team had performed very well in the last financial year in the way that it has determined minor planning applications. The team exceeded the set local standard (70%) by 
7.32% for the whole year and the national standard (65%) by 12.32%. The team also exceeded the target achieved in the 2008/2009 financial year  of 71.23%.
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PLANNING COMMITTEE
APRIL 2008 -

NI Description

BACKGROUND FIGURES
Quarter 1

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

Quarter 3
(Oct - Dec)

Quarter 4
(Jan - Mar) Cumulative YTD

Number
Determined

On 
Time

Number
Determined

On 
Time

Number
Determined

On 
Time

Number
Determined

On 
Time

Number
Determined

On 
Time

NI157a
(Old 

BV109a)

Processing of major planning 
applications determined in 13 weeks.

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

2009/2010 5 5 0 0 0 0 0 0 5 5

NI157b
(Old 

BV109b)

Processing of minor planning 
applications determined in 8 weeks.

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

2009/2010 75 60 0 0 0 0 0 0 75 60

NI157c
(Old 

BV109c) 

Processing of other planning 
applications determined in 8 weeks.

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

2009/2010 131 119 0 0 0 0 0 0 131 119

Number of 
Appeals

Number 
Allowed

Number of 
Appeals

Number 
Allowed

Number of 
Appeals

Number 
Allowed

Number of 
Appeals

Number 
Allowed

Number of 
Appeals

Number 
Allowed

P4 (Old 
BV204) 

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

2008/2009 21 4 17 5 15 5 12 2 65 16

2009/2010 4 2 0 0 0 0 0 0 4 2
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Items for Planning Committee  
28 April 2010 

 
 

File Number: Site Address: 
Case 
Officer Page 

    
 Planning Applications   

2009/0979/FUL Bolton Lodge The Rampart Bolton Percy York 
Rachel 
Bartlett  

2009/0988/FUL Mushroom Farm Gravelhill Lane Whitley 
Rachel 
Bartlett  

2010/0112/COU Haulage Yard Hazel Old Lane Hensall 
Elton 
Phakathi  

2010/0215/FUL 37 Leeds Road Tadcaster 
Claire 
Richards  

2007/1103/FUL 9-11 Station Road Riccall 
Richard 
Sunter  
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Maps and Plans available on request from the Planning Department 
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Maps and Plans available on request from the Planning Department 
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APPLICATION 
NUMBER: 
 

8/78/17AJ/PA 
2009/0979/FUL 

PARISH: Bolton Percy Parish Council 

APPLICANT: 
 

Mr James Sans VALID DATE: 
 
EXPIRY DATE: 

15 December 2009 
 
9 February 2010 

PROPOSAL: 
 

Erection of a plant/implement store 

LOCATION: Bolton Lodge 
The Rampart 
Bolton Percy 
York 
North Yorkshire 
 

 
 
DESCRIPTION AND BACKGROUND 
 
The Proposal 
 
This application seeks full planning consent for the erection of a small plant and implement 
store to be used in connection with woodland maintenance at Bolton Lodge. 
 
The building would measure 7.2m x 4.0m x 2.0m high to the eaves and 3.0m high to the 
ridge.  It would be a timber framed building with soft wood boarding on the walls and cedar 
shingles, cut from previously fallen trees stored on the site, on the roof.  Gutters and rain 
water pipes would be black UPVC.   The building is required for the storage of a small 
tractor/digger, trailer, chain saws, hand tools and general materials used to maintain the 
woodland. 
 
The Site 
 
The site is located in mature woodland adjacent to Bolton Lodge, which is within and 
surrounded by open countryside.  The proposed building would be sited on the edge of the 
woodland in a small, level, clearing, adjacent to an existing timber shed that would be 
removed.  There is an existing gravel driveway to the site, which is currently used for the 
open storage of logs and other small bits and pieces. 
 
Planning History 
 
An application, reference number 2006/0248/FUL, for the erection of an implement and log 
store was subsequently withdrawn. 
 
An application, reference number 2006/0087/FUL, for proposed alterations and repair of 
the rear access drive with gated and fenced entrances  was approved in 2006. 
 
An application , reference number CO/2003/0732  for the felling of 14 trees to allow 
creation of an internal access road and the removal of further trees for woodland 
management all covered by W1 of T.P.O. No. 8/2001  was approved. 
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CONSULTATIONS 
 
CAMPAIGN TO PROTECT RURAL ENGLAND (CPRE):   
Object to proposal on grounds of intrusion to protected area of woodland and threat to 
trees.  The CPRE fail to understand why it is necessary to require tractors and other items 
of equipment to maintain the woodland. 
 
YORKSHIRE WILDLIFE TRUST:   
No reply received. 
 
PARISH COUNCIL: 
Expressed concern about any further felling of trees in this wood.  Many trees have been 
felled in the past.  There is already a garage and a shed and are also concerned about 
impingement of the view from Bolton Lodge. 
 
PUBLICITY:   
Neighbours have been consulted by letter and a site notice has been posted.  Four letters 
of objection have been received on the following grounds: 
 

• The whole woodland is protected by a Tree Preservation Order (TPO). 
• No justification for a store of this size, query need for equipment when trees are 

protected from works. 
• Numerous applications have resulted in the loss of numerous trees in the past. 
• Comments made by the Council’s Tree Officer on previous applications highlight 

the fragile nature of the outer fringes of the wood. 
• Planning Authorities are required to keep their TPO’s under review.  This 

application provides an ideal opportunity for this. 
• Proposal will have considerable visual impact on the front of Bolton Lodge which is 

a listed building. 
• Proposal will be visible from ‘The East Wing’ of Bolton Lodge and the nearby 

bridleway. 
• A similar application in 2006 was withdrawn. 
• No tree survey has been submitted and the proposal will impact on root protection 

areas. 
• Proposal could potentially harm protected species and no ecological survey has 

been submitted. 
 
POLICIES AND ISSUES 
 
Section 38(6) of the Planning and Compulsory Purchase Act 2004 states "if regard is to be 
had to the development plan for the purpose of any determination to be made under the 
planning Acts the determination must be, made in accordance with the plan unless 
material considerations indicate otherwise".  The development plan for the Selby District 
comprises of the Regional Spatial Strategy for Yorkshire and the Humber (adopted May 
2008) and the policies in Selby District Local Plan (adopted on 8 February 2005) saved by 
the direction of the Secretary of State. 
 
The planning application has been assessed against the following policies: 
 
Selby District Local Plan 
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DL1:  Control of Development in the Countryside. 
ENV1:  Control of Development. 
 
 
The main issues in the determination of this application area: - 
 

1. Principle of Development 
2. Impact on the Character of the Area and Setting of the Listed Building 
3. Impact on Trees and Wildlife 
 

1. Principle of Development 
 
Policy DL1 of the Selby District Local Plan sets out the types of development that may be 
acceptable in the open countryside.  This includes amongst other types of development, 
development that is ‘appropriate in a rural area’, which normally includes development in 
connection with agriculture and forestry.  The proposed building is required in connection 
with the maintenance of an existing private woodland area.  This is considered to be an 
appropriate form of development in a rural area and as such would accord with criteria 1 of 
policy DL1 in the Local Plan. 
 
The proposal is therefore considered to be acceptable in principle. 

 
2. Impact on the Character of the Area and Setting of Listed Building 
 
Policy DL1 goes on to state that where development is considered appropriate, it must be 
located and designed so as not to have a significant adverse effect on residential amenity 
or the character and appearance of an area and must not harm acknowledged nature 
conservation interests. 
 
Policy ENV1of the Local Plan also takes account of character of the area, standard of 
layout, design and materials in relation to the site and its surroundings and the potential 
loss, or adverse effect upon, trees and wildlife habitats.  Trees and Wildlife are considered 
separately in the next section of this report. 
 
The proposed building would be constructed from wood and would have a basic rural 
appearance.  Furthermore the scale of the building is consistent with its proposed use and 
would not appear obtrusive or over dominant in its surroundings. 
 
Bolton Lodge is the nearest dwelling and is also a Grade II Listed Building.  The proposed 
store would be approx 40m to the south east of Bolton Lodge.  It is therefore considered 
that the proposed building, buy virtue of its scale, design, materials and location, would not 
result in any adverse impact on either the residential amenity or the setting of Bolton 
Lodge. 
 
The proposal is therefore considered to be acceptable in terms of its impact on the 
character of the area and the setting of the Listed Building. 

 
3. Impact on Trees and Wildlife 
 
The whole of the woodland, in which the site is located, is protected by a Tree 
Preservation Order.  A detailed tree survey, arboriculture implication assessment and a 
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method statement, produced by an Arboricultural Consultant, has been submitted which is 
in line with BS5837 (2005).  
  
The Arboricultural Reports advise removal of two trees, a Cherry and a Larch, both of 
which are of extremely low value and poor quality.  Disturbance to remaining tree roots 
would be very minor and would have no impact on tree health subject to works being 
completed in accordance with BS5837 (2005).   
 
The loss of two poor quality trees would have no impact on the overall treescape of this 
woodland area.  However, as the trees are protected it would be reasonable to require the 
provision of suitable replacements to mitigate this loss and to ensure the long term survival 
of the wood.  Mitigation measures to protect the trees to be retained during construction 
can also be conditioned. 
 
There is no evidence of any protected species being present on the site and this has not 
been raised as an issue on previous applications on the site.  Whilst it is quite possible that 
bats may roost or forage within the trees in the woodland, there is no reason why the 
proposed building would have any adverse impact on bats.  On the contrary the proposed 
building may well provide a suitable habitat for local wildlife.  Almost any site could 
potentially have some impact on wildlife however it would be unreasonable to request 
expensive surveys to be submitted in every case.  There must be some reasonable 
justification.  In this case, based on the scale and nature of the works proposed, the history 
of the site and the lack of evidence from any local residents, the Parish Council or 
Yorkshire Wildlife Trust to suggest the presence of protected species on the site that could 
be adversely affected by this type of proposal, an ecological survey is not considered 
necessary.  Should planning permission be granted for this development an informative 
could be added to the decision notice regarding the potential presence of wildlife and its 
protection by the 1981 Wildlife and Countryside Act. 
 
Whilst the potential presence of Great Crested Newts has not been raised by objectors, on 
this or any previous applications on the site, this matter has been considered due to the 
presence of two small ponds on the opposite side of the wood.  The agent has advised 
that the ponds in question sometimes hold water in winter if and when the water table rises 
sufficiently and they then dry out.  No newt surveys have been requested on previous 
applications for the driveway and garage blocks nor were any discovered during 
construction. 
 
The proposal is therefore considered to be acceptable in terms of its impact on trees and 
wildlife subject to conditions. 
 
CONCLUSION 
 
The proposal relates to the erection of a small plant and implement store, within an 
existing wood in the open countryside, to be used in connection with woodland 
maintenance.  This is considered to be a reasonable form of development in a rural area.  
The building, by virtue of its scale, materials and location, would have a rural appearance 
and would not adversely affect the character of the area or the setting of the adjacent 
Listed Building.   
 
The whole of the wood is protected by a Tree Preservation Order.  A suitable survey has 
been submitted by a professional Arboriculturalist which identifies two poor quality trees to 
be removed.  Conditions may be imposed to require replacement of these trees and to 

18



protect other trees during construction.  Concerns have been raised in relation to potential 
impact on wildlife.  However, there is no evidence to suggest the presence of protected 
species on the site or to suggest that if protected species were present that the proposed 
development would cause them any harm.  Given this lack of evidence it would be 
unreasonable to request further surveys.  An informative could be placed on the decision 
notice to ensure the applicant is aware that wildlife is protected and what to do if any 
protected species are found during construction. 
 
Subject to conditions, it is therefore considered that the proposal would be acceptable and 
would accord with Policies DL1 and ENV1 of the Selby District Local Plan. 
 
RECOMMENDATION 
 
This application is recommended to be Granted subject to the following conditions: 
 
 
01. The development for which permission is hereby granted shall be begun within a 

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

Purchase Act 2004. 
 
02. Prior to the commencement of the development details shall be submitted of the 

species, size and location of two replacement trees to be planted.  The trees shall be 
planted within the period of twelve months beginning with the date on which 
development is commenced and shall be adequately maintained in perpertuity. 

  
 Reason: 
 To replace the loss of protected trees and to enhance the quality of the woodland 

having had regard to Policy ENV1 of the Selby District Local Plan. 
 
03. During the construction of the development protection of the existing trees to be 

retained shall be carried out in accordance with the submitted Arboricultural Method 
Statement and BS5837 (2005).  

  
 Reason: 
 To ensure that the development does not adversely impact on protected trees which 

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

Informative: wildlife 
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Maps and Plans available on request from the Planning Department 
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Maps and Plans available on request from the Planning Department 
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APPLICATION 
NUMBER: 
 

8/42/99F/PA 
2009/0988/FUL 

PARISH: Whitley Parish Council 

APPLICANT: 
 

Mr D Walker VALID DATE: 
 
EXPIRY DATE: 

23 November 2009 
 
22 February 2010 

PROPOSAL: 
 

Extension to mushroom farm including mushroom growing tunnels, central 
arcade, offices, packaging building, plant room and associated works 
 

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

 
DESCRIPTION AND BACKGROUND 
 
The Site 
 
The site forms part of an existing mushroom farm that was approved in 1987.  The original 
approval related to the erection of 32 tunnels of which only 28 were erected.  Planning 
permission was approved in December 2007 for the erection of a further 18 tunnels, 
expansion of the site to the rear and extension of the 2m high bunding.   
 
The mushroom farm is located on part of a former quarry to the west of Whitley, off 
Gravelhill Lane.  The site is located outside of the village development limits and is also 
within a designated Green Belt. 
 
There are currently 28 tunnels on the site which are laid out in two rows that are separated 
by a covered central corridor area.  There are also ancillary offices, staff facilities, 
refrigeration unit, car parking etc.  The site is bounded by a 2m high grass bund. 
 
The Proposal  
 
The proposal includes: 
 

• The relocation of two of the previously approved smaller tunnels to between existing 
tunnels following the demolition of existing offices. 

• Provision of a central arcade (covered walkway) between the previously approved 
tunnels up to the existing arcade. 

• Erection of a new plant room, plant and equipment to the western side of the site. 
• Entrance office building on northern side of site to replace offices to be demolished 

in centre. 
• Packing store / offices to on the southern side of the site. 
• 3 storage bunkers for soil. 
• Construction of a new car park (42 spaces) on the northern side of the site. 
• Further expansion of the site to the rear by approx 15m. 
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Planning History 
 
An application, reference number 8/42/99/PA for a mushroom farm, road improvements 
and farm dwelling was approved in 1987. 
 
An application, reference number 8/42/99A/PA, for the erection of 2 single storey 
extensions and additional car parking –was approved in 1990. 
 
An application, reference number 8/42/99B/PA, for the extension to the existing farm 
building –was approved in 1992 
 
An application, reference number 8/42/99C/PA, for the erection of a portacabin was 
approved in 1993 
 
An application, reference number 8/42/99D/PA, for the discharge of a planning obligation 
in respect of lorry routing made by virtue of a section 52 agreement in connection with 
8/42/99/PA  
 
An application, reference number 8/42/99E/PA, for the proposed erection of 18 new 
mushroom growing tunnels and expansion of site was approved in 2007. 
 
CONSULTATIONS 
 
PARISH COUNCIL:   
Express concerns regarding highway safety and amenity, additional HGV movements, and 
query the number of heavy goods vehicles per week and whether HGV movements will be 
within normal working hours.  The parish council also asks whether the existing one way 
system will be maintained, can this be amended so all traffic in and out uses Fulham Lane 
and Balne crossroads, potential for smell, additional lighting should be controlled, the need 
to prevent packaging from blowing off site, query whether separate change of use is 
required for adjacent land to be purchased and query if a pedestrian crossing on the A19 
or a contribution to the PC for improvements to infrastructure would be possible. 
 
LOCAL HIGHWAY AUTHORITY:   
No objections subject to conditions. 
 
ENVIRONMENTAL HEALTH:   
Advise that there is the potential for land to be contaminated.  RSS Policy ENV5 states 
that new developments of more than 1000m2 non-residential floor space should secure at 
least 10% of their energy from decentralised and renewable or low carbon sources, advise 
that an energy statement is provided.  Flue height may require approval under Clean Air 
Act. 
 
YORKSHIRE WATER:   
Advise conditions. 
 
WENT INTERNAL DRAINAGE BOARD:   
No objection in principle but advise that Planning Authority should be satisfied soakaways 
will operate satisfactorily.  
 
DEVELOPMENT POLICY MANAGER:   
No objections. 
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PUBLICITY:   
Nearby properties have been consulted by letter and site and press notices have been 
posted. 
 
Two letters of objection have been received from local residents on the grounds of 
highway safety.  The main concern is the heavy goods vehicles using Gravelhill Lane, 
travelling at speed, blocking the road and the junction with the A19, causing damage to the 
highway and verges, the loads are too heavy for the bridges they cross and also drivers 
are parking on the highway and sleeping overnight. 
 
POLICIES AND ISSUES 
Section 38(6) of the Planning and Compulsory Purchase Act 2004 states "if regard is to be 
had to the development plan for the purpose of any determination to be made under the 
planning Acts the determination must be, made in accordance with the plan unless 
material considerations indicate otherwise".  The development plan for the Selby District 
comprises of the Regional Spatial Strategy for Yorkshire and the Humber (adopted May 
2008) and the policies in Selby District Local Plan (adopted on 8 February 2005) saved by 
the direction of the Secretary of State. 
 
The planning application has been assessed against the following policies: 
 
National Planning Guidance/Statements 
 
PPG2: Green Belts 
PPS4: Planning for Sustainable Economic Growth 
PPS7: Sustainable Development in Rural Areas  
 
Selby District Local Plan 
 
Policy GB2 – Control of Development in the Green Belt 
Policy GB4 – Character and Visual Amenity of the Green Belt 
Policy ENV21 – Landscaping Requirements 
Policy EMP13 – Control of Agricultural Development 
Policy T2 - Access to Roads 
 
Key Issues 
 

1. The principle of Development within the Green Belt / Open Countryside. 
2. Control of Agricultural Development. 
3. Impact on the Visual Amenity and Openness of the Green Belt. 
4. Impact on Highway Safety. 

 
1. The Principle of Development within the Green Belt / Open Countryside 
 
The site is located within an area which is designated as Green Belt and Open 
Countryside in the Selby District Local Plan.  The main issues in respect of this proposal 
are therefore whether or not the proposal would constitute an appropriate type of 
development in the Green Belt / Open Countryside and whether or not the proposal would 
be detrimental to the character, appearance or amenity of the Green Belt / Open 
Countryside.   
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PPG2: Green Belts states that: 
 
'The general policies controlling development in the countryside apply with equal force in 
Green Belts but there is, in addition, a general presumption against inappropriate 
development within them.' (Paragraph 3.1) 
 
'The construction of new buildings inside a Green Belt is inappropriate unless it is for... 
agriculture and forestry ... essential facilities for outdoor sport and outdoor recreation,... 
and for other uses of land which preserve the openness of the Green Belt and which do 
not conflict with the purposes of including land in it ....' (Paragraph 3.4) 
 
Furthermore the ‘visual amenities of the Green Belt should not be injured by proposals ... 
which, although they would not prejudice the purposes of including land in Green Belts, 
might be visually detrimental by reason of their siting, materials or design.' (Paragraph 
3.15) 
 
This advice is also reflected in Policies GB2 and GB4 of the Local Plan. 
 
Section 336 of the Town and Country Planning Act 1990 defines 'agriculture' as including: 
 
• horticulture, fruit growing, seed growing, dairy farming; 
•  the breeding and keeping of livestock (including any creature kept for the production 

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

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

other agricultural purposes. 
 
The land use gazetteer also confirms that a mushroom growing place is sui generis 
agriculture (sui generis means ‘in a class of its own’). 
 
It is considered that the growing of mushrooms would fall within the definition of agriculture 
and therefore that the proposals, which are required in connection with the mushroom 
farm, would not constitute inappropriate development in the Green Belt. 
 
The proposed use would therefore be in accordance with Policy GB2 of the Selby District 
Local Plan and the advice of PPG2. 
 
2. Control of Agricultural Development 
 
In relation to agricultural development Policy EMP13 of the Selby District Local Plan states 
that agricultural development will be permitted provided that the proposal:  
 
1) Is necessary for agricultural purposes;  
2) Is well related to existing farm buildings or situated on a site which minimises its visual 
impact;  
3) Would not create conditions prejudicial to highway safety or which would have a 
significant adverse effect on local amenity;  
4) Is of a scale and design appropriate to its setting;  
5) Is adequately screened and landscaped; and  
6) Would not harm acknowledged nature conservation interests or a historic park or 
garden. 
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Detailed justification has been provided in relation to the different elements of the 
proposal.  No new operations are being introduced however current operations are being 
extended by approximately 150%.  All of the proposed buildings, aside from the mushroom 
growing tunnels themselves, are associated with the provision of amenity facilities for the 
employees and to achieve the necessary food safety standards for the production of food. 
 
The packaging storage area is being provided to replace existing temporary storage 
solutions.  Casing soil is currently brought onto the  site in one tonne bags. The use of 
storage bunkers as bulk storage for casing soil will eliminate the use of one tonne bags 
and thus reduce waste packaging generated on site.  
 
Relocation of the existing car park adjacent to the amenity areas is necessary to control 
pedestrian and vehicular traffic to ensure safe access for employees and visitors.  The 
existing car park is deemed as the most suitable location for the casing soil storage 
bunkers making it unavailable for future use.  
 
To maintain food safety standards and reach customer accreditation standards it has 
become necessary to make certain changes to the amenity and office facilities provided at 
the site.  Access to production areas without protective clothing must be eliminated and it 
is not possible to achieve this without the relocation of these facilities.  Additionally in 
compliance with such standards the amenities offered must be to exacting standards 
ensuring adequate facilities for changing rooms, laundry, locker rooms and canteen and 
staff toilets for the increased number of employees on site. 

 
Further re-development of amenity areas is necessary to introduce improved disease 
control measures.  It is the objective of the operation to produce mushrooms without the 
use of pesticides in line with consumer and food safety demands.  
 
The area marked packing store on the drawing actually refers to an area for the storage of 
packaging materials that is required for mushroom harvesting activities.  Currently an area 
exists at the east side of the farm to conduct packing activities.  Packaging is currently 
stored in mobile containers at the site which is not acceptable to the applicant, as they 
cannot be maintained pest proof and transport to growing rooms exposes this packaging 
to outside conditions and associated risk of foreign body contamination.  The location of a 
packaging store adjacent to the growing area is essential to maintaining the integrity of the 
packaging. 
 
The area to the rear of the farm (West) has been designated as an area for the provision 
of the necessary mechanical services to provide primarily the heating and cooling needs of 
the farm extension but also some electrical services.   To comply with environmental 
targets a renewable energy source for the provision of heating has been selected.  This 
will ensure that the provision of approximately 50% of the energy needs of the operation is 
secured from renewable resources.  To provide this capacity it is necessary to store 
adequate quantities of wood chip on site to prevent any interruption to heat generation as 
a result of supply chain or logistical disruption.   
 
Cooling is required to maintain optimum growing conditions for mushroom cultivation and 
the provision of this resource has been chosen in the most energy efficient way which 
requires the use of a wet cooling tower which must be located in a dust free area with clear 
air movement. The use of a wet cooling tower provides an increase in the Coefficient of 
Performance of the cooling system from 6 to 10 reducing energy consumption by 40%  
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Extension of the site is essential to maintain its ongoing viability in a competitive market. 
Currently mushrooms are being imported from Holland and Poland.  Customer demand 
and social and environmental responsibilities dictate the need to produce more 
mushrooms locally and in doing so reduce the ‘food miles’ and the environmental impact of 
supplying fresh produce to local consumers. 

 
Delivering improved standards of food safety and providing adequate amenities for the 
farm staff in line with customer specified criteria has led to the need to introduce additional 
amenity and packaging storage areas which has resulted in the need to extend the site to 
the west and re-locate the tunnels.    
 
The changes to the extent of the site relative to the planning approval granted on 11/02/08 
amount to a strip of approximately 15m in width along the west side of the site.  This is 
required to accommodate additional space between each tunnel for construction and 
maintenance purposes and to provide additional space for a plant room which was omitted 
from the original application.   
 
It is therefore considered that the proposal is necessary for agricultural purposes and 
therefore complies criterion 1 of Policy EMP13. 
 
3. Impact on the Visual Amenity and openness of the Green Belt 
 
In terms of visual impact, the proposed poly tunnels, central arcade, offices and packing 
store would be well related to the existing tunnels on the site and despite being slightly 
higher would not be significantly obtrusive in the landscape.  The soil bunkers at the front 
are small scale and landscaping is proposed to screen them.  The car park would also 
have little impact on the openness and visual amenity of the Green Belt.  
 
The main concern in terms of visual impact is the plant room and equipment proposed at 
the rear of the site.  A 4m high timber fence was proposed on top of a 2m high bund to 
screen the development.  This is not considered to be acceptable and as such the 
applicant has agreed to provide a more appropriate bunding and landscaping scheme. 
 
The colour of building materials can be conditioned.  Whilst the packaging storage area 
could be reduced in height this would result in expansion being required elsewhere to 
compensate for lost storage capacity.  The arcade height cannot be reduced as it is 
necessary to provide free air movement in this area as a disease prevention measure and 
as an alternative to chemical controls.  Plant and equipment must also be enclosed in this 
area to prevent damage from external elements.  The plant and equipment room must be 
located adjacent to growing rooms and in an area of free access to permit deliveries of 
supplies including wood chip and fuel oil for standby generators. 
 
The site is located on part of a former quarry and the ground level which the buildings are 
sited on is significantly lower than Gravelhill Lane.  Views of the site when approaching 
from the east (Whitley) are therefore very limited.  When approaching the site from the 
west (Womersley) the development would be viewed against the backdrop off Eggborough 
Power Station.   
 
It is therefore considered that, in relation to visual amenity and impact on openness 
considerations, the proposal would be in accordance with Policies GB4 and EMP13(2, 4 
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and 5) of the Local Plan and the advice of PPG2, subject to the receipt of a suitable 
landscaping scheme. 
 
4. Highway Safety 
 
It is anticipated that the daily increase in traffic associated with the proposal would be 
approximately: 
 
Staff – increase of 10 cars from 20 resulting in a total of 30 plus increase in use of existing 
mini bus service 
HGV’s – increase of 4 from 8 resulting in 12 
Other – increase of 1 from 2 resulting in 3 
 
The site has an existing access, and the proposed new car park is considered to be 
sufficient to serve both the existing and proposed development.  There is a mini bus 
service in operation at present which transports employees between Selby and the site.  
Car sharing also takes place among employees.  Additionally the site is close to a bus stop 
and is within walking and cycling distance for residents of Whitley.  The new car park 
would separate staff/visitor cars from the HGV parking, turning and loading areas which 
would improve safety on the site. 
 
Concerns have been raised by the Parish Council and local residents regarding HGV’s 
using Gravelhill Lane.  This issue has been raised with the applicant and details have been 
provided of the current voluntary arrangements in place that are managed by Monaghan 
Mushrooms.  Each driver is given a map on departure from the farm showing details of the 
assigned route.  All HGV’s leaving the site turn right and a sign is in place at the site exit.  
This ensures the provision of a one way system on Gravelhill Lane limiting any disruption 
to local residents and also ensures that Silver Street is avoided.   
 
Notwithstanding the above the Highway Authority has no objections to the proposal 
subject to conditions and the proposal is considered compliant with Policies T1 and T2 of 
the Selby District Local Plan. 
 
The possibility and, or, necessity of imposing a condition for a revised traffic management 
plan to ensure that all HGV’s associated with the site enter and leave via the Balne 
crossroads route to avoid any use of Gravelhill Lane will be investigated further with the 
Highway Authority prior to the Committee meeting.  Councillors will be updated at the 
meeting of Planning Committee. 
 
5. Other Issues 
 
Given the nature and location of the site there are no known ecological or historical 
interests that would adversely affected by the proposal. 
 
The proposal is considered acceptable in principle terms of drainage and flood risk.  
However it is recommended that details of drainage are controlled through the use of an 
appropriately worded condition. 
 
In relation to land contamination there are two potential sources of contamination within 
250 metres of the mushroom farm.  These include a former chemical works and a former 
colliery tip.  Notwithstanding this it is noted that mushrooms are not root vegetables and 
are grown in elevated trays within an imported growing medium. 
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However the construction of buildings within structures on the site would result in ground 
disturbance which could result in some form of contamination.  It is therefore 
recommended that any permission granted is subject to a condition requiring the applicant 
to submit a scheme to evaluate the potential risk of contamination. 
 
 
CONCLUSION 
 
The proposal relates to the expansion of an existing agricultural use which is considered to 
be an appropriate form of development in the open countryside and the Green Belt.  The 
majority of the development would be well related to the existing buildings on the site.  The 
plant room and equipment to the rear of the site would provide considerable sustainability 
benefits and subject to the provision of a suitable landscaping scheme would not 
significantly detract from the open character and visual amenity of the Green Belt.   
 
It is not considered that the proposal would be detrimental to highway safety or local 
amenity, however given the increase in traffic that would result from the development, the 
possibility of imposing a traffic management condition will be investigated further. 
 
The mushroom farm is a major employer and the proposal would create additional jobs for 
local people.  There are no acknowledged nature conservation interests within or adjacent 
to the site. 
 
The proposal is therefore considered to be acceptable and in accordance with the above 
mentioned policies.  
 
RECOMMENDATION 
 
This application is recommended to be Granted subject to the following conditions and 
reasons: 
 
01. The development for which permission is hereby granted shall be begun within a 

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

Purchase Act 2004. 
 
02. The new bunding shall be constructed prior to the erection of any new buildings or 

plant to the rear of the existing tunnels unless otherwise agreed in writing by the 
Local Planning Authority. 

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

 
 Reason: 
 To safeguard the rights of control by the Local Planning Authority in the interests of 

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

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

 
Reason: 
In the interests of amenity. 

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

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

 
  Reason: 

 To ensure that such details are satisfactory in the interests of the highway safety and 
the amenity of residential properties on Gravel Hill Lane. 

 
06. The site shall be developed with separate systems of drainage for foul and surface 

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

  
 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. 
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08. 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 scheme shall not be brought into use the works comprising the 
approved scheme have been completed. 

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

ENV1 of the Selby District Local Plan. 
 
09. Surface water from parking areas and hardstandings shall be passed through an oil 

interceptor of adequate capacity prior to discharge.  Roof water shall not pass 
through an interceptor.  

  
 Reason: 
 To prevent pollution of the water environment. 
 
10. 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 to the site has been set out and constructed in 
accordance with the published Specification of the Highway Authority and the 
following requirements: 

 
(i) That part of the existing access road extending 15 metres into the site shall be 

constructed in accordance with Standard Detail number E7. 
 
(ii) Provision shall be made to prevent surface water from the site/plot discharging onto 

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

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

 
 Reason: 
 In the interests of vehicle and pedestrian safety and convenience. 
 
11. No part of the new development shall be brought into use until the approved vehicle 

access, parking, manoeuvring and turning areas have been constructed 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: 
 In the interests of highway safety and the general amenity of the development. 
 
12. Prior to the commencement of development details of the materials and colours to be 

used in the construction of the exterior walls and roofs of the new buildings and 
containers shall be submitted to and approved in writing by the Local Planning 
Authority, and only the approved materials and colours 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. 

 
 
 
13.  Before the development hereby approved shall commence an investigation and risk 

assessment shall be completed in accordance with a scheme to assess the nature 
and extent of any contamination on the site, whether or not it originates on the site. 
The contents of the scheme shall be subject to the approval in writing of the Local 
Planning Authority. The investigation and risk assessment shall be undertaken by 
competent persons and a written report of the findings shall be produced. The written 
report shall be subject to the approval in writing of the Local Planning Authority. The 
report of the findings shall include:  

 
(i) a survey of the extent, scale and nature of contamination;  

 
(ii) an assessment of the potential risks to:  

• human health,  
• property (existing or proposed) including buildings, crops, livestock, pets, 

woodland and service lines and pipes,  
• adjoining land,  
• groundwaters and surface waters,  
• ecological systems,  
• archeological sites and ancient monuments;  

 
(iii) an appraisal of remedial options, and proposal of the preferred option(s).  

 
This must be conducted in accordance with DEFRA and the Environment Agency’s ‘Model 
Procedures for the Management of Land Contamination, CLR 11’.  
 
Reason 
To ensure that risks from land contamination to the future users of the land and neighbouring 
land are minimised, together with those to controlled waters, property and ecological systems, 
and to ensure that the development can be carried out safely without unacceptable risks to 
workers, neighbours and other offsite receptors. 

32



 
 
Maps and Plans available on request from the Planning Department 
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Maps and Plans available on request from the Planning Department 
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APPLICATION 
NUMBER: 
 

8/38/125F/PA 
2010/0112/COU 

PARISH: Hensall Parish Council 

APPLICANT: 
 

Mrs D Hill VALID DATE: 
 
EXPIRY DATE: 

9 February 2010 
 
6 April 2010 

PROPOSAL: 
 

Change of use from agricultural land to caravan storage area B8 

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

 
DESCRIPTION AND BACKGROUND 
 
This application has been referred to the Planning Committee due to the number of 
objection letters received. 
 
The Site 
 
The site is located to the west of Old Hazel Lane approximately 1kilometre south of 
Eggborough Power Station. It is currently a partly grassed piece of agricultural land and 
partly hard surfaced parking area with planning permission for use as an HGV Parking 
area. To the south of the site are detached residential dwellings and to the north and east 
of the site is open countryside. The site is outside the defined development limits of 
Hensall. The site used to be a landfill site, which has been filled up and restored to 
agricultural and HGV parking use. The site has a boundary treatment of pallisade fencing 
right round the site and some bunds to the west and north of the site. 
 
The Proposal 
 
The application seeks planning permission for the change of use of land from HGV parking 
and agriculture to storage of caravans and leisure vehicles. This application is an 
extension of the existing caravan storage site. The total number of caravans and leisure 
vehicles would be 230 which would be an increase of 87 caravans to be stored. 
 
Further plans indicating landscaping proposals and the layout of the site were submitted. 
The plans indicated that the site would have access road constructed in 100mm hardcore 
base and the storage and other areas a base of 100mm of hardcore and a surface 
dressing of stone chippings. 
 
Planning History 
 
An application reference number 8/38/125B/PA) for use of land for the parking/operation of 
HGV’s and provision of new access road was approved in1998. 
 
Whilst the haulage yard may not currently exist, the development was started by the 
installation and laying out of the access in early 2002. The remainder of the development, 
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aside from the access, has not been carried out as yet, and is currently overgrown with 
pieces of scrap vehicle littering areas of the site. 
 
An application reference number 8/38/125A/PA for the approval of reserved matters for the 
erection of two dwellings/garage and HGV garage/workshop was disposed of in February 
2002 . 
 
An application, reference number 8/38/125C/PA for the creation of an under chasis vehicle 
wash was refused in May 2006 on the grounds that the number of vehicles using the site 
would result in a significant increase in the number of HGVs using Hazel Old Lane, 
particularly within the close proximity of the dwellings adjacent to the site.  The majority of 
the vehicles would not be under the ownership of the applicant and therefore it was 
considered that it would be impossible to control the direction of vehicular movement 
through a routeing agreement. It was considered that the proposal would result in a 
significant detrimental impact upon the residents on Old Hazel Lane in terms of noise 
disturbance and it was considered that the proposal would be contrary to policies ENV1 
and EMP7 of the Selby District Local Plan 
 
An application, reference number 8/38/125D/PA, for the change of use of land from HGV 
parking and agriculture to storage of caravan and leisure vehicles was approved by 
Planning Committee in June 2009. 
 
CONSULTATIONS 
 
HENSALL PARISH COUNCIL: 
Objects to the proposal as the previous agreements have not been adhered to. The site is 
extending to the point where traffic movement is becoming a problem to residents and 
Hensall Parish Council objects to the removal of the hedge. 
 
HIGHWAYS AUTHORITY-NYCC 
No objections subject to conditions. 
 
YORKSHIRE WATER SERVICES: 
No objections. 
 
KNOTTINGLEY TO GOWDALL INTERNAL DRAINAGE BOARD: 
No objections. 
 
DEVELOPMENT POLICY MANAGER: 
No objections. 
 
PRINCIPAL ENVIRONMENTAL HEALTH OFFICER: 
In view of the past land use on and/or around the site there is a possibility that 
contamination may be present on or about the site. Selby District Council has not 
conducted investigations on the site to determine whether possible contamination is 
present.  
 
The proposed development is to be located immediately adjacent to existing residential 
properties. The proposal may result in increased traffic and operational noise (resultant 
from the movement and storage of caravans and leisure vehicles) at adjoining residential 
properties. 
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In order to ensure that the proposed development does not detrimentally impact upon the 
amenity of nearby residential dwellings, environmental health conditions should be 
attached to any planning permission granted. 
 
NEIGHBOURS: 
The neighbouring residents were consulted by letter and a site notice was displayed 
adjacent to the site to notify the members of the wider public. 6 letters were received 
objecting to the proposal on the following points: - 
 
- Increase in traffic on Hazel Old Lane which would have impact on highway safety 

on local residents 
- The proposal would have visual impact to the area, as the screening is not 

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

area. 
- The proposal would affect the rural aspect of the village. 
- Bunds not high enough 
- Wagons speeding down Hazel Old Lane making the road very dangerous. 
- The applicant does not adhere to time table 
- The applicant has falsified the information; the site is not semi-industrial area. 
- The hedging has been removed and replaced by metal fencing 
- The previous conditions have not been adhered to 
- The land has already been cleared. 
- Site may be contaminated and contamination test should be made 
- The proposal would affect the existing wildlife 
 
 
POLICIES AND ISSUES: 
 
Section 38(6) of the Planning and Compulsory Purchase Act 2004 states "if regard is to be 
had to the development plan for the purpose of any determination to be made under the 
planning Acts the determination must be, made in accordance with the plan unless 
material considerations indicate otherwise".  The development plan for the Selby District 
comprises of the Regional Spatial Strategy for Yorkshire and the Humber (adopted May 
2008) and the policies in Selby District Local Plan (adopted on 8 February 2005) saved by 
the direction of the Secretary of State. 
 
The application site is located in the open countryside and the application proposes to 
change the use of the site from agricultural land to the storage of 87 caravans and leisure 
vehicles making the total storage of these vehicles to 230. 
 
There are no specific policies relating to the storage of caravans and leisure vehicles in the 
countryside. It is therefore considered that such sites must be considered as an exception 
and should be assessed against the general development control criteria set out in DL1 
and EMP7 and guidance given in PPS1 and PPS7. 
 
As such the most relevant local planning policies, which to assess the proposal against 
are: 
 
Local Planning Policies 
 
ENV1:  Control of Development. 
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DL1:  Control of Development in the Countryside. 
EMP9:   Expansion of Existing Business Uses Outside Defined Development Limits 
T2:  Access to Roads. 
VP1:  Vehicle Parking Standard. 
 
National Planning Policy Guidance  
 
PPS1:  Delivering Sustainable Development. 
PPS4:  Planning for Sustainable Economic Growth. 
PPS7-: Sustainable Development in Rural Areas. 
 
ASSESSMENT  
 
The main issues to be taken into account when assessing this proposal are: - 
 
1. The principle of the development 
2. Impact on the character and open appearance of the countryside 
3. Impact on highway safety and access to primary road network 
4. Impact on amenity 
5. Drainage  
6. Contamination 
7. Protection of agricultural land 
 
 
1. Principle of Development 
 
The site is currently an open piece of land which has been incorporated into the existing 
caravan storage site although not being used as such. It is delineated along the northern 
boundary by palisade fencing. The immediate area is predominantly comprised of open 
agricultural land and open countryside but there is housing to the south of the site.  
 
Policy DL1 permits countryside development provided that it is either for development that 
is appropriate in a rural area, makes reuse of existing buildings, is required to meet an 
identified social need of a rural community or is direct benefit to the rural economy, and 
providing that a proposal complies with all other relevant policies. 
 
Sites for touring caravans and their storage are generally located in the countryside and 
there are a number of sites within the District.  Furthermore it would not be desirable for 
important employment sites in and around urban areas to be used for caravan storage, 
which would take up a large area of land and generate only a small number of jobs. 
 
In addition to the above paragraph 3.51 of the Selby District Local Plan states, in relation 
to policy DL1 that ‘the expansion of existing businesses, including the physical extension 
of buildings, may often be appropriate’. 
 
It is therefore considered that as an expansion of an existing business the proposal is 
appropriate in the countryside and therefore acceptable in principle under policy DL1 of the 
Selby District Local Plan. 
 
However the proposal is still subject to the provision of DL1 that it must comply with all 
other relevant policies and be located and designed so as not to have a significant adverse 
effect on residential amenity or the character and appearance of an area. 
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National policy for determining planning applications for economic development in rural 
areas is provided by Policies EC10 and  EC12 of PPS4.  In particular policy EC10.1 states 
that ‘local planning authorities should adopt a positive and constructive approach towards 
planning applications for economic development’ and continues, planning applications that 
secure sustainable economic growth should be treated favourably’.  The PPS places great 
emphasis on sustainability, impacts on climate change, high quality and inclusive design 
and impacts on employment and regeneration. 
 
Furthermore policy EC12.1 of PPS4 emphasises need to enhance the vitality and viability 
of market towns, sustainability and the use of existing buildings 
 
Notwithstanding that the proposal is located in a relatively isolated position users would be 
travelling too and from the site by private vehicles.  Furthermore the proposal would not 
have any significant impact on the viability and vitality of market towns.  Therefore 
although PPS4 does not specifically relate to the type of proposal, which is the subject of 
this application, there is nothing within the PPS that precludes it.  Furthermore given the 
specific nature of this proposal it is considered that the proposal would not conflict with the 
aims and objectives of PPS4. 
 
The proposal is therefore considered acceptable in principle. 
 
2. Impact on the Character and Open Appearance of the Area 
 
 
The site would be screened by bunding around the existing are used for caravan storage.  
In addition the applicant is proposing to provide additional screening along the northern 
boundary by a 2 metre by 1.5 metre high embankment, which would be planted with  
native trees.  Alongside the road running along the eastern side of the site is an existing 
3m high hedgerow that would be retained.  However the landscaping scheme also shows 
a palisade fence running outside of the bund.  This is not acceptable and should be 
relocated so that it runs along the inside of the bund where it would be screened.  
However this could be dealt with by condition.  Subject to such a condition the proposal 
would achieve a high standard of design and would not have a significant adverse effect 
on the character and appearance of the area. 
 
It is therefore concluded that, in this respect, the proposal would be in accordance with 
policies DL1 and EMP9 of the Selby District Local Plan. 
 
3.  Impact on Highway Safety and Access to Primary Road Network 
 
This application would use the existing access road to give direct access onto the Hazel 
Old Lane.  
 
Many residents have objected to the proposal on the basis that it would lead to an 
increase in the number of vehicles using Hazel Old Lane, and therefore detrimental to 
highway safety.  
 
However the Highway Officer has no objections to the proposal subject to conditions.  
These conditions are either dealt with as part of the original permission or are not 
necessary.  The deficiencies of the site access already exist in respect of discharge of 
water onto the highway and the proposal would not exacerbate this further.  As such 
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requiring remedy of this would be unreasonable.  As such they do not meet the tests of 
Circular 11/95 and it is recommended that they are no attached to any permission granted. 
 
It is therefore concluded that the proposal would not be contrary to Policy EMP9 of the 
Selby District Local Plan. 
 
 
 
4.  Impact on Neighbouring Residential Amenity 
 
Although touring caravans are used throughout the year, the predominant use would be in 
the summer months and at beginning and end of weekends.  The number of times that 
most people use their caravans is restricted by other commitments hence the need for 
storage.  It is extremely unlikely that any significant number of owners would be collecting 
or returning their caravans from the site at the same time or that there would be a 
significant number of vehicular movements to and from the caravan storage area per day.   
 
Notwithstanding the above it is acknowledged that the proposal is likely to generate an 
element of noise in terms of increased vehicular movements in the area, and a residential 
property lies approximately 55m from the site, therefore it is important to assess the impact 
of the proposal upon the amenity of the residents of that property.  
 
The Principal Environmental Health Officer has not objected to the proposal but has raised 
concerns regarding the noise that may be generated by vehicles using the site. The 
Principal Environmental Health Officer acknowledges that the noise issues could be 
mitigated by attaching conditions to any approval requiring a detailed scheme to control 
noise and an operational hour’s conditions to limit the business activity on site.  
 
Given the distance of the application site from residential properties and that the existing 
caravan storage site is subject to bunding and a scheme for noise control it is considered 
that an additional scheme to control noise is not necessary and therefore contrary to 
guidance contained in Circular 11/95. 
 
Neighbours have raised objections to the application on the grounds that the operational 
hours condition attached to the permission for the original caravan storage area has been 
breached. The Enforcement Team has investigated the alleged breach and have 
concluded that there has been no breech of conditions attached to the previous 
permission.  
 
In conclusion given the proposed landscaping scheme and the existing landscaping in 
place, subject to a hours of operation condition the proposal would not significantly detract 
from local amenity and therefore would not be contrary to policy EMP9(1) of the Selby 
District Local Plan. 
 
5.  Drainage 
 
The site is not in a flood risk zone and Yorkshire Water and Internal Drainage Board has 
not objected to the proposal.  The surfacing to the area would remain semi-permeable and 
therefore would not significantly increase the rate of run-off.  Foul surface water would be 
discharged to existing facilities and this proposal would not significantly increase discharge 
to this facility.   
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It is therefore considered that the proposed change of use would be acceptable in terms of 
drainage and waste disposal. 
 
6.  Contamination 
 
The site used to be a landfill site, which has been filled up and restored to agricultural and 
HGV parking use. Given the nature of the proposal it is considered that the matter of land 
contamination could be dealt with by condition and it is recommended that any permission 
granted is subject to a condition requiring a scheme of investigation and if required 
mitigation. 
 
7. Loss of Agricultural Land 
 
Policy EMP9(4) requires that proposals should not resulting the loss of ‘best and most 
versatile agricultural land’.  This accords with national policy in PPS7 and Natural England 
Technical Note TIN049.  Given the size of the site, DEFRA need not be consulted on this 
application.   
 
The agricultural land classification system divides land into five grades of which grade 3 is 
subdivided into 3a and 3b.  Grades 1, 2 and 3a are categorised as ‘best and most versatile 
agricultural land. The mapping information system for agricultural land classification does 
not have a great degree of resolution and is generally intended for strategic purposes.  It 
has been determined that the area around this part of Hensall is grade 3.  However given 
that the application site is on the site of a former quarry it is considered on the balance of 
information that it is likely to be grade 3b rather than 3ba.  Furthermore it is also noted that 
the size of the area to be affected is relatively small and therefore its loss would not 
significantly prejudice the aim of Policy EMP9, of protecting the best agricultural land.  As 
such the proposal, on balance, is considered acceptable in terms of Policy EMP9(4) and 
the guidance in TIN049 and PPS7. 
 
 
CONCLUSION: 
 
The application has been assessed against the Selby District Local Plan Policies ENV1, 
DL1 and EMP9 and the guidance in PPS1 and PPS4 and PPS7. It is considered that as an 
extension to an existing business the proposal is appropriate to a rural area and therefore 
acceptable in principle and would not conflict with the guidance in PPS4. 
 
Furthermore the proposal by virtue of its nature, location and screening/ landscaping 
would not significantly detract from the amenity or character of the area, or result in the 
significant loss of best or most versatile agricultural land. 
 
The proposal is therefore considered acceptable subject to a favourable response from the 
Highway Authority. 
 
 
RECOMMENDATION: 
 
This application is recommended to be Granted subject to the receipt of a favourable 
response and conditions from the Highway Authority and the following conditions: 
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01. The development for which permission is hereby granted shall be begun within a 
period of three years from the date of this permission. 

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

Purchase Act 2004. 
 

02. The development hereby permitted shall be carried out in complete accordance with 
the approved plans and specifications received on the 11th May 2009 with the 
exception of the line of the new palisade fencing along the northern boundary. 

- Drawing 020 
- Drawing 040 
- Drawing Elevation of Palisade security Fencing 

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

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

 
03 Notwithstanding details of the submitted plans, within one month of this permission a 

scheme for the relocation of the steel palisade fencing along the northern boundary to 
a position within the inside of the compound made by the earth bund shall be 
submitted to and approved in writing by the Local Planning Authority.  Within 2 
months of the date of this permission the works comprising the approved scheme 
shall be completed.  The fence shall thereafter be retained for the lifetime of the 
development. 

 
04. The delivery and collection of caravan and leisure vehicles to the proposed 

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

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

accordance with Policies ENV1 and ENV2 (A) of the Selby District Local Plan 
 
05.    Within 12 months of the proposal hereby approved the landscaping scheme in 

Drawing 040 shall be carried out in its entirety. All trees, shrubs and bushes shall be 
adequately maintained for the period of five years beginning with the date of 
completion of the scheme and during that period all losses shall be made good as 
and when necessary. The scheme shall thereafter be retained for the lifetime of the 
development. 

  
Reason: 

 To safeguard the rights of control by the Local Planning Authority in the Interests of 
amenity having had regard to Policies ENV1 and ENV21A of the Selby District Local 
Plan. 

 
06.  Before the development hereby approved shall commence an investigation and risk 

assessment shall be completed in accordance with a scheme to assess the nature 
and extent of any contamination on the site, whether or not it originates on the site. 
The contents of the scheme shall be subject to the approval in writing of the Local 
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Planning Authority. The investigation and risk assessment shall be undertaken by 
competent persons and a written report of the findings shall be produced. The written 
report shall be subject to the approval in writing of the Local Planning Authority. The 
report of the findings shall include:  

 
(i) a survey of the extent, scale and nature of contamination;  

 
(ii) an assessment of the potential risks to:  

• human health,  
• property (existing or proposed) including buildings, crops, livestock, pets, 

woodland and service lines and pipes,  
• adjoining land,  
• groundwaters and surface waters,  
• ecological systems,  
• archeological sites and ancient monuments;  

 
(iii) an appraisal of remedial options, and proposal of the preferred option(s).  

 
This must be conducted in accordance with DEFRA and the Environment Agency’s ‘Model 
Procedures for the Management of Land Contamination, CLR 11’.  
 
Reason 
To ensure that risks from land contamination to the future users of the land and 
neighbouring land are minimised, together with those to controlled waters, property and 
ecological systems, and to ensure that the development can be carried out safely without 
unacceptable risks to workers, neighbours and other offsite receptors. 
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Maps and Plans available on request from the Planning Department 
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Maps and Plans available on request from the Planning Department 
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APPLICATION 
NUMBER: 
 

8/73/569B/PA 
2010/0215/FUL 

PARISH: Tadcaster Town Council 

APPLICANT: 
 

Mr Stephen Larard VALID DATE: 
 
EXPIRY DATE: 

4 March 2010 
 
29 April 2010 

PROPOSAL: 
 

Proposed erection of a detached dwelling 

LOCATION: 37 Leeds Road 
Tadcaster 
LS24 9HB 
 

 
 
DESCRIPTION AND BACKGROUND 
 
The Site 
 
The site is located along Leeds Road, within the development limits of Tadcaster. The 
proposal would be located at the edge of an existing housing development, in which a 
consistent approach has been applied to the layout, with properties being set back a given 
distance from the highway, and to the design, scale and form of the dwellings. The site 
occupies a prominent location in the street scene, visible from an important junction on the 
public highway and from across an adjacent public car park. 
 
The site comprises of part of the curtilage of 37 Leeds Road, which is the ground floor flat 
of a two storey, pitch roofed building resembling a semi detached property. The site’s north 
western boundary abuts the public highway; the south western boundary abuts the 
curtilage of No.37 Leeds Road; the south eastern boundary abuts the curtilage of No.35 
Leeds Road; whilst the north eastern boundary lies adjacent to an access beyond which is 
a public car park. 
 
The Proposal 
  
This planning application proposes the erection of a detached dwelling within the curtilage 
of 37 Leeds Road, Tadcaster. The proposed development would include associated 
curtilage and a driveway providing access from Leeds Road.  
 
Planning History 
 
An application reference number 2009/0014/FUL for the erection of a dwelling at 37 Leeds 
Road was refused in March 2009 for the following reason: - 
 
‘The proposed dwelling by virtue of its siting, form and design would relate poorly to the 
adjoining properties and form an incongruous addition to the street scene thereby having a 
significant impact on the character of the area contrary to policies H6 and ENV1 of the 
Selby District Local Plan’. 
 
CONSULTATIONS 
 
TADCASTER TOWN COUNCIL 
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The proposal is considered to represent an over development and over massing of the 
site. It is also considered that the proposal would be intrusive to neighbouring occupiers. 
 
HIGHWAY AUTHORITY 
No objections; conditions recommended. 
 
YORKSHIRE WATER SERVICES 
No objections. 
 
SOUTH WHARFE INTERNAL DRAINAGE BOARD 
No objections. 
 
ENVIRONMENTAL HEALTH 
Request a condition requiring the construction of an acoustic barrier at the boundary of the 
site with the adjoining John Smiths Brewery car park.  
 
PUBLICITY  
Neighbours were consulted by letter and by means of a site notice. Five letters of 
representations have been received from neighbouring occupiers objecting to the 
proposal. The comments made are as follows: 
 
1)  The break in the wall will be detrimental to the form and character of the street 

scene 
 
2)  The proposal would be a significant departure from the dominant layout, form and 

character of the area.  The roof is lower and has a shallower pitch than the 
neighbouring property. 

 
3)  The proposal would adversely affect the future occupiers of No.37 Leeds Road 

owing to a loss of amenity space. 
 
4)  The proposal, by virtue of overlooking, overshadowing and overdominance would 

affect the amenity of the occupiers of Nos. 33, 35, 37, and 39 Leeds Road. 
 
5)  The proposal’s scale, size and massing would have a significant adverse impact on 

the street scene and the character of the area. 
 
6)  The proposal would undermine the access of No.37 Leeds Road. 
 
7)  The proposed replacement of a hedge with fencing would be detrimental to the local 

landscape. 
 
8)  There is insufficient space to allow for a turning circle in order to exit the property in 

a forward direction.  
 
9)  The proposal would not make the best use of natural light. 
 
10) PPS17 requires that the Council, in assessing the application, should have regard 

to the open space contribution provided by the site art present. 
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11)  Various non material comments received in respect of loss of view, that the 
applicants are not resident within the district, the timing of the application, impact on 
property values and right to light.   

 
POLICIES AND ISSUES: 
 
Section 38(6) of the Planning and Compulsory Purchase Act 2004 states "if regard is to be 
had to the development plan for the purpose of any determination to be made under the 
planning acts the determination must be made in accordance with the plan unless material 
considerations indicate otherwise". The development plan for the Selby District comprises 
the Regional Spatial Strategy for Yorkshire and the Humber (published on 21 May 2008) 
and the Selby District Local Plan (adopted on 8 February 2005), policies as saved by 
Direction of the Secretary of State, dated January 2008. 
 
The following policies are considered to be relevant to this proposal: 
 
PPS1:  Delivering Sustainable Development 
PPS3:  Housing 
PPS5:  Planning for the Historic Environment 
PPG13: Transport 
 
Selby District Local Plan 
 
Policy ENV1 - Control of Development 
Policy H2A - Managing the Release of Housing Land 
Policy H2B - Housing Density 
Policy H6 - Housing Development in the Market Towns and Villages 
Policy T2 - Access to Roads 
 
ASSESSMENT 
 
The key issues are considered to be: 
 
1. Principle of Development 
2. Character and Form 
3. Residential Amenity 
4. Highways  
5. Drainage Considerations 
6. Other Considerations 
 
1. Principle of Development 
 
The proposed dwelling would be located on previously developed land within the 
development limits of a settlement. It is therefore considered that the proposed 
development of the site would accord with Policy H2A of the Local Plan and is therefore 
acceptable in principle. 
 
Tadcaster is identified in the Local Plan as a settlement that is capable of accommodating 
additional housing growth. Policy H6 is relevant to such settlements and advises that 
residential development should be permitted subject to meeting certain criteria, which will 
be applied in the determination of this planning application. 
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2. Character and Form 
 
Policy H6 (1) of the Local Plan requires development to be of a scale and design 
appropriate to the form and character of the settlement or immediate locality. Policy ENV1 
requires development to be of a good quality in terms of the standard of layout, design and 
materials used in relation to the locality. 
 
Neighbouring occupiers have raised various concerns about the impact the proposal would 
have on the character of the area, which were referred to earlier in this report, and which 
have been given due consideration in the preparation of this report. In addition, the Town 
Council consider that the proposal would result in the over development of the site. 
 
The site is located within an existing residential development, largely comprising of two-
storey, semi-detached properties and flats. The dwellings in the immediate locality are 
constructed of brick and employ pitched roofs. There is a large degree of uniformity in the 
design, materials, scale and form of those properties immediately adjoining the site, and a 
strong street line is established by the existing properties on both sides of Leeds Road. 
 
The proposal has now been redesigned and reduced in scale and now sits well within the 
plot. The application now proposes a modest 3 bedroomed property. The dwelling has 
been reduced in size and does not protrude in front of the building line of the properties at 
37-39 Leeds Road. The design of the dwelling picks up the characteristics of neighbouring 
properties with the same window proportions, chimney, header detail, eaves height and 
overall style of 37-39 Leeds Road. Whilst the height of the dwelling is lower than the host 
property this is not considered to have impact significantly on the character of the area.  
The proposed use of brick cladding and concrete roof tiles reflects the design of the other 
properties on the estate and can be controlled through the use of condition.  It is therefore 
concluded that the overall design and siting of the property is now considered to reflect 
that of neighbouring properties.  
 
Policy H2B of the Local Plan states that proposals for residential development will be 
expected to achieve a minimum net density of 30 dwellings per hectare, and that in the 
market towns, such as Tadcaster, a higher density can be appropriate. On its own, the 
proposed dwelling would result in a site density of approximately 35 dwellings per hectare. 
This is in line with the above policy and the proposal is considered to be acceptable in this 
respect.  
 
Given the modern appearance of the estate, and that fencing has been used elsewhere 
within the immediate area, it is considered that the proposed provision of fencing along the 
boundary would not appear incongruous and would not detract from the character of the 
area. 
 
The proposal is therefore considered to fit in well with the character of the area and, 
subject to conditions in respect of the control of external materials, would not have a 
significant impact on the character of the street scene. The proposal is therefore 
considered to be acceptable and in accordance with ENV1 and H6(1) of the Selby District 
Local Plan.  
 
3. Residential Amenity 
 
According to Policy H6 (2) and (3) of the Local Plan proposals should provide a 
satisfactory standard of residential accommodation and amenity. Policy ENV1 of the local 
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plan also requires the Council to take account of the effect upon the amenity of adjoining 
occupiers.   
 
Neighbouring occupiers have raised various concerns about the impact the proposal would 
have on residential amenity.  
 
A sufficient amount of amenity and accommodation space would be available to the 
occupiers of the proposed dwelling. However neighbouring occupiers have stated that the 
proposal would reduce the amenity space available to the occupiers of No.37 to an 
unacceptable degree.  Although the amount of amenity space would be reduced this is in 
itself is not sufficient to warrant refusal.   
 
The area of garden space is not set out in adopted policy or guidance of the Council.  
Although some local planning authorities do produce guidance on the matter it is accepted 
that this is in the nature of guidance and not a standard.  Indeed some types of dwelling, 
and in particular flats seldom have any amenity space.  Furthermore garden lengths are 
often set out in guidance to achieve adequate separation distances between properties.  In 
this particular case some outdoor amenity space would be retained to allow basic 
functions, such as the hanging of washing to be carried out.  It is therefore considered that 
the proposal would achieve an acceptable standard of residential amenity in respect of 
space about dwellings and outdoor amenity space. 
 
The four properties immediately adjacent to the site, namely the flats at Nos. 33, 35, 37 
and 39, have their gable ends facing towards the proposal, and include several windows. 
These windows relate to non-habitable rooms. The principle windows of the neighbouring 
dwellings are not affected by the development due to the siting of the dwelling.  
 
 The new dwelling is located 2.4 metres from 37/39 Leeds Road and 6.5 metres from 
33/35 Leeds Road a new 1.8 metre high fence is proposed along both boundary lines 
providing an adequate screen for the garden of the new property and the neighbouring 
properties. The proposed dwelling has two windows facing towards number 37/39 Leeds 
Road which would serve a ground floor toilet and a first floor landing both of which are to 
be obscure glazed as a result no overlooking would occur.  
 
It is therefore considered that the siting, design, scale, and massing of the proposal are 
such that it would not have a significant adverse impact on the amenity of neighbouring 
occupiers. In terms of its impact on residential amenity, it is considered that the proposal is 
in accordance with Policies ENV1 and H6 (2) and (3) of the Local Plan. 
 
4. Highways 
 
Policy H6 (3) of the Local Plan states that proposals should not create conditions 
prejudicial to highway safety. Policy T2 states that proposals resulting in the creation of a 
new access, or the intensification of an existing access, should not have a detrimental 
impact on highway safety, and should be developed to a standard acceptable to the 
Highway Authority. 
 
Representations received from neighbouring occupiers have stated that the proposal could 
potentially undermine the future access arrangements of No.37 Leeds Road. 
 
The Highway Authority has raised no objections. Conditions have been recommended that 
can be imposed on a planning permission. A condition is also recommended that requires 
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the proposed access to be 3.2m in width. Although the access as depicted on the 
submitted plans is narrower than this, there are no practical reasons why an access 3.2m 
in width cannot be created, and this condition can therefore be imposed on any planning 
permission granted.  
 
One of the conditions requires details to be submitted to and approved by the planning 
authority relating to the on-site accommodation of vehicles and materials during 
construction and the prevention of mud on the highway, however, these conditions are 
considered to be unnecessary and unreasonable, and should not be attached to any 
permission granted.  
 
Subject to the recommended conditions, the proposal is considered to be in accordance 
with policies H6 (3) and T2 of the Local Plan. 
 
5. Drainage Considerations 
 
Yorkshire Water Services and the Internal Drainage Board were consulted about this 
application and raised no objections. The proposed drainage arrangements are considered 
to be acceptable. 
 
6. Other Considerations 
 
Neighbouring occupiers have stated that the proposal would undermine the heritage of the 
surrounding development.  However, the proposal is located at such a distance from, and 
is separated by a car park and modern brewery complex so as not to affect the setting of 
any listed buildings or the Tadcaster Conservation Area. It is therefore considered that the 
proposal would not undermine local heritage and therefore would not conflict with the 
contents of PPS5. 
 
Neighbouring occupiers have stated that replacement of a hedge with fencing along one of 
the site boundaries would undermine the character of the local area. This aspect of the 
proposal is considered to be acceptable and in accordance with Policies H6 (1) and ENV1 
(1) and (4) of the Local Plan. 
 
Owing to the nature of the proposed development, the proposal is considered to be in 
accordance with Policy H6 (4) – (7) of the Local Plan, in that it would not compromise the 
future comprehensive development of land; harm any nature conservation interests; or 
constitute an unacceptable form of backland development. 
 
The Environmental Health Officer has requested that a condition is imposed on the 
planning consent requiring that an acoustic barrier is constructed along the boundary of 
the site between John Smiths Brewery car park and the site. A 1.2 metre and 1.8 metre 
high fence is already proposed along the eastern and southern boundary.  
 
Notwithstanding the Environmental Health Officer’s comments it is considered that the 
noise nuisance from the car park would be no greater to the occupants of the proposed 
dwelling than it would be to the occupiers of the existing neighbouring dwellings.  It is 
therefore considered unreasonable to attach this condition to any consent granted.  
 
The comments made by objectors in respect pf the loss of garden area and the 
requirements of PPG17 are noted.  However the space that would be occupied by the 
dwelling is bordered on two sides by dwellings and does not form a significant aspect of 
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the character of the surrounding area, or provide significant views or vistas.  Its loss would 
therefore not significantly detract from the character or amenity value of the surrounding 
area. 
 
The comments made by objectors in respect of the use of natural light gain are noted.  
However although it is accepted that the maximum use of natural light is desirable, it is not 
always possible in every scheme, when other factors such as site constraints and the need 
to protect residential amenity are taken into account.  In this respect although there are no 
windows facing south, in all other respects the proposal meets the normally accepted 
distances for space about dwellings and therefore is adequately served by natural light.  
As such the issue raised by the objector is of insufficient merit to outweigh the benefits to 
sustainability of providing an additional house within a sustainable location. 
 
The comments received in respect of loss of view, that the applicants are not resident 
within the district, the timing of the application, the impact on property values and right to 
light are not planning considerations and should be given no weight in the determination of 
this application. 
 
CONCLUSION: 
 
The proposal is considered to be acceptable in principle as the site is previously 
developed land within the defined development limits and is therefore in accordance with 
PPS3. The development is considered to fit in well with the character of the area and not 
have a significant impact on the residential amenity of surrounding properties. The 
proposal is therefore considered to be acceptable and in accordance with policies ENV1, 
H2A, H2B and H6 of the Selby District Local Plan.  
 
 
RECOMMENDATION: 
 
This application is recommended to be GRANTED subject to the following conditions  
 
1. The development for which permission is hereby granted shall be begun within a 

period of three years from the date of this permission. 
 

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

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

the construction of the exterior walls and roof(s) of the 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. 

 
3. No windows shall be placed in the southwest and southeast elevations of the 

dwelling hereby approved, without the prior written consent of the Local Planning 
Authority.  
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Reason: In the interests of residential amenity. 

 
4. There shall be no excavation or other groundworks, except for investigative works, or 

the depositing of material on the site until the access(es) to the site have been set 
out and constructed in accordance with the published Specification of the Highway 
Authority and the following requirements: 

 
 (i) The access shall be formed with to give a minimum carriageway width of 3.2 

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

 
 (i) 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. 

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

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

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

 
 Reason:  

In accordance with policy T2 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. 

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

access, parking, manoeuvring and turning areas approved under condition number:   
 
 (i) have been constructed in accordance with the submitted drawing Reference 

(00) 03 Rev A) 
 

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 number and to provide for appropriate on-site vehicle 
facilities in the interests of highway safety and the general amenity of the 
development. 
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Maps and Plans available on request from the Planning Department 
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APPLICATION 
NUMBER: 
 

8/15/175D/PA 
2007/1103/FUL 

PARISH: Riccall Parish 
Council 

APPLICANT: 
 

Caddick Living And 
Kevin Leaper 

VALID DATE: 
 
EXPIRY DATE: 

14 November 2007 
 
13 February 2008 

PROPOSAL: 
 

Erection of 58 residential dwellings and associated works 
following demolition of existing industrial units at 9-11 Station 
Road and land at former haulage/warehousing premises 

LOCATION: Station Road 
Riccall 
York 
North Yorkshire 
 

 
DESCRIPTION AND BACKGROUND 
 
This application was presented to planning Committee on 25 June 2008 when 
it was resolved to approve the application subject to conditions and the 
signing of a section 106 agreement to secure an element of affordable 
housing and contributions towards, waste and recycling facilities, public open 
space, education and the primary care trust.  A copy of the report is attached 
to this current report. 
 
Subsequent to the resolution of Planning Committee the developer raised 
issues in relation to the contribution towards the primary care trust and a 
number of conditions.  As such the application was not formally approved and 
a decision notice was not issued.  In the course of the negotiations the credit 
crunch and downturn in the economy struck with a consequent crash in the 
housing market.  This had significant implications for the viability of the 
scheme and the applicant has sought a renegotiation of the terms of the 
approval in relation to the provision of affordable housing and changes to the 
layout and house types. 
 
The main differences between the scheme presented to planning committee 
on 25 June 2008 and the amended scheme is that the number of units has 
increased from 56 to 58 with resultant small changes top layout and house 
types. 
 
The primary care trust has written to the local planning authority and 
confirmed that they do not require a financial contribution.  As such the 
original contribution of £26,112.00 has been deleted. 
 
The contributions towards the ‘provision of recreational open space’ and 
‘waste and recycling’ has been increased pro rata, from £55,845 to 
£57,839.00 and from £2,856.00 to £2,958 respectively. 
 
The contribution towards the education authority remains unchanged at 
£160,300.00. 
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The provision of affordable housing has dropped from 14 units (representing 
35%) to 11 units (representing 19%).   
 
The applicant has also requested the granting of a five year permission, rather 
than the usual 3 years normally permitted. 
 
The scheme will also entail highway improvement works to the junction of 
Station Road and Main Street.  These would be subject to a section 106 
agreement. 
 
 
ASSESSMENT 
 
The principle of the development and general layout was established at the 
meeting of Planning Committee on 25 June 2008.  There has subsequently 
been no change in planning policy that would justify a departure from this 
decision.  PPS5 ‘Planning for the Historic Environment’ has recently been 
issued , which replaces both PPG15’ Planning and the Historic Environment, 
and PPG16 ’Archaeology’.  However, given the location of the site and 
previous comments of the County Archaeologist the new PPS has no 
significant implications for the proposal. 
 
In addition to the above the relatively small changes in layout and house types 
are considered acceptable.  The revised scheme has no significant implication 
in respect to impacts on character and form, highway safety, drainage and 
flood-risk, land contamination and protected species. 
 
The down in the economy has had profound impacts on the housing market 
and many developers have felt it necessary to renegotiate deals in respect of 
developer contributions and in particular affordable housing and house type. 
 
In respect of affordable housing provision the scheme has been submitted to 
the District Valuer.  On the basis of protracted negotiations it is considered 
that the proposed affordable housing element of 11 units is acceptable and 
the Affordable Housing Officer and Broadacres, the registered social landlord 
have no objections to the type or level of provision.   
 
The other developer contributions remain either unaltered or in respect of 
public open space and waste and recycling have been increased pro rata to 
reflect the increase in housing numbers from 56 to 58. 
 
Given the current difficulties experienced in the housing industry and in 
particular the length of time it has taken to renegotiate the recommended 
conditions and terms of the Council has not sought to renegotiate the 
contribution to the Education Authority. 
 
The request for a five-year permission is considered reasonable given the 
current economic uncertainties.  However given the extended time it is 
recommended that a clause is included in any Section 106 agreement to 
ensure that should profitability increase between the granting of permission 
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and subsequent development of the site that the development pays a element 
of the profit towards the provision of affordable housing to be provided 
elsewhere in the district. 
 
The landscaping scheme as submitted reflects the layout of the original 
scheme.  It is therefore considered prudent to require the submission of a new 
landscaping scheme to ensure that all aspects of the scheme match and for 
the avoidance of doubt. 
 
CONCLUSION 
 
The principle of the scheme and the schemes overall character and form were 
accepted by Planning Committee in 2008.  There have been no significant 
changes to planning policy that would warrant a departure from this view.  The 
relatively minor amendments to the layout and house types are considered 
acceptable in respect of impacts on residential amenity, character and form 
and highway safety.  Other issues such as drainage, land contamination and 
protected species remain unaffected by the amendments. 
 
The amendments in respect of affordable housing reflect the dramatic 
downturn in the economy experienced in the last two years and are, on 
balance, considered acceptable.  The other developer contributions either 
remain the same or have been adjusted to take into account the additional 
two units. 
 
RECOMMENDATION: 
 
This application is recommended to be approved subject to the attached 
conditions. 
 
01. The development for which permission is hereby granted shall be begun 

within a period of five 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 roofs of the dwellings 
shall be submitted to and approved in writing by the Local Planning 
Authority, and only the approved materials shall be utilised. 

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

of the Selby District Local Plan. 
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03. 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 development hereby approved been brought 
into use 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. 
 
04. The development shall not commence until details of the specification 

and construction of the proposed on-site and off-site highway layout has 
been submitted to and approved in writing by the Local Planning 
Authority.  The off site works shall include the provision of (1) the 
construction of an emergency road linking the A19 with the new estate 
road, (2) footway reinstatement works on Station Road opposite the 
existing site entrance, (3) signalised traffic light works including tactile 
paving, and (4) footway improvement works along the full frontage of the 
site.  The development shall only be carried out in full compliance with 
the approved drawings and details unless otherwise approved in writing 
by the Local Planning Authority. 

   
 Reason:   
 In accordance with Policy T2 of the Selby District Local Plan 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. 

 
05. No dwelling to which this planning permission relates shall be occupied 

unless or until the carriageway and any footway/ footpath from which it 
gains access is constructed to base course macadam level and/ or block 
paved and kerbed and connected to the existing highway network with 
street lighting installed and in operation. 

  
 Reason:  
 To ensure safe and appropriate access and egress to the properties, in 

the interests of highway safety and the convenience of prospective 
residents. 

 
06. The carriageway and footway/ footpath wearing courses and street 

lighting shall be completed within three months of the date of 
commencement of construction of the penultimate dwelling of the 
development or within two years of the laying of the basecourse 
whichever is the sooner, unless otherwise approved in writing by the 
Local Planning Authority. 

  
 Reason:  
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 To ensure safe and appropriate access and egress to the properties, in 
the interests of highway safety and the convenience of prospective 
residents. 

 
07. Before there is any access or egress by construction vehicles between 

the highway and the application site, the approved access with the public 
highway shall be constructed to base macadam course level for a 
distance of 10 metres into the site, including the repair of any damage to 
the existing roads, footways and verges during construction.  The road 
and footway shall be brought up to wearing course level within two 
months of the commencement of the development unless otherwise 
approved in writing by the Local planning Authority.  All the works for the 
construction of the road and footway shall be in accordance with the 
specification of the Local Highway Authority as set out in specification 
E6d of the Local Highway Authority's guidelines. 

  
 Reason:  
 To avoid damage to the highway during initial site access and to secure 

the prompt implementation of appropriate remedial works, in the 
interests of both vehicle and pedestrian safety and the visual amenity of 
the area. 

 
08. Prior to the commencement of the development hereby approved 

visibility splays providing clear visibility of 2.4m measured along both 
channel lines of the major road Station Road from a point measured 
2.4m 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 purposes at all times 

  
  Reason:  
 In the interests of road safety to provide for drivers of vehicles using the 

access road to the site and the public highway with a standard of inter-
visibility commensurate with the vehicular traffic flows and road 
conditions. 

 
09. Details of precautions to be taken to prevent the deposit of mud on the 

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

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

the interests of highway safety. 
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10. Prior to the commencement of the development there shall be submitted 
to and approved in writing by the Planning Authority proposal for the 
provision of an on-site material storage area capable of accommodating 
all staff and subcontractor's vehicles clear of the public highway and all 
materials required for he operation of the site.  The approved 
compounds shall be available for use at all times building works are in 
operation. 

  
 Reason:   
 To ensure that no vehicles associated with on site works are parked 

outside the application site. 
 
11. Prior to the commencement of development details of the means of site 

enclosure shall be submitted to and agreed in writing by the Local 
Planning Authority. The means of enclosure shall be constructed in 
accordance with the approved details prior to any dwelling being 
occupied and thereafter shall be maintained as such. 

  
 Reason: 
 To safeguard to the rights of control by the Local Planning Authority in 

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

 
12. Prior to the commencement of development a scheme for the control of 

noise, vibration and dust arising from the construction works, shall be 
submitted to and approved in writing by the Local Planning Authority.  
The development shall be carried out in accordance with the approved 
scheme. 

  
 Reason:   
 To protect the amenity of the occupiers of neighbouring residential 

properties. 
 
13. The development hereby approved shall not commence until details of 

the arrangements for the provision of on-site recreational open space 
have been submitted to and approved in writing by the Local Planning 
Authority. 

 
Reason:   
In order to ensure the adequate provision of recreational open space in 
accordance with the Supplementary Planning Document for Developer 
Contributions (March 2007). 

 
 
14. Before any development is commenced the approval of the Local 

Planning Authority is required to a scheme of landscaping and tree 
planting for the site, indicating inter alia the number, species, heights on 
planting and positions of all trees, shrubs and bushes. Such scheme as 
approved in writing by the Local Planning Authority shall be carried out in 
its entirety within the period of twelve months beginning with the date on 
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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. 

 
15.  The development, hereby approved, shall not be carried until a detailed 

mitigation and habitat compensation scheme, including the scheduling of 
compensation works, in respect of bats roosting at 11 Station Road, 
Riccall, has been submitted to and approved in writing by the Local 
Planning Authority.  The development shall be carried out in accordance 
with the approved mitigation scheme and the habitat compensation 
works shall be completed in accordance with approved scheduling. 

 
 Reason:  
 To ensure that the favourable conservation status of bats in the area is 

maintained in accordance with Policy ENV1 and H6 of the Selby District 
Local Plan and the guidance in PPS9. 

 
16. No development including any site clearance or construction work shall 

commence until the following documents have been submitted and 
agreed in writing by the Local Planning Authority:- 

 
i)  a contaminated land desktop study - phase 1 document 
ii) a site investigation report - phase II as required based upon 
iii)  a remediation statement as required based on (i) and (ii) 
iv) an unforeseen contamination strategy dealing with any 

contamination that had not been highlighted during (i) and (ii) 
 
 
The dwellings hereby approved shall not be occupied until a validation 
report as proof of completion of (iii) and (iv) has been submitted in writing 
to the Local Planning Authority as evidence to certify that the land is 
suitable for end use 

 
All of the above documents, investigations and operations shall be 
carried out by a qualified and accredited consultant/contractor 
specialising in assessment and evaluation of contaminated land.   

 
Reason:   
To ensure that the risks of contamination are fully assessed, the nature 
and extent of any contamination is investigated and that adequate 
remedial measures are undertaken to mitigate against any unacceptable 
risks to the health and safety of future residents of the development. 
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17. Any imported fill material shall be tested to ensure that no contamination 
is present within the fill. 

 
Reason:   
To ensure that the risks of contamination are fully assessed, the nature 
and extent of any contamination is investigated and that adequate 
remedial measures are undertaken to mitigate against any unacceptable 
risks to the health and safety of future residents of the development. 
 
 

20.  Notwithstanding the provisions of the Town and Country Planning 
(General Permitted Development) Order 1995 as amended (or any order 
revoking or re-enacting that order) no further doors, windows, including 
dormer windows in the roof, or other openings, other than those shown 
on the approved plans, shall be created in the southern elevation of the 
dwellings on plots 22-27. 

 
Reason:  
In the interests of protecting the amenity of the occupiers of the adjacent 
residential properties in accordance with Policy H6 of the Selby District 
Local Plan. 

 
21. Before the dwellings at plots 22-27 shall be occupied the first floor 

windows in the southern elevation shall be fitted with obscure glazing. 
The obscure glazing shall be retained for the lifetime of the development. 

 
Reason:  
In the interests of protecting the amenity of the occupiers of the adjacent 
residential properties in accordance with Policy H6 of the Selby District 
Local Plan. 

 
22.  Notwithstanding the provisions of the Town and Country Planning 

(General Permitted Development) Order 1995 as amended (or any order 
revoking or re-enacting that order) no further doors, windows, including 
dormer windows in the roof, or other openings, other than those shown 
on the approved plans, shall be created in the northern elevation of the 
dwellings on plot 34. 

 
Reason:  
In the interests of protecting the amenity of the occupiers of the adjacent 
residential properties in accordance with Policy H6 of the Selby District 
Local Plan. 

 
23. Before the dwelling at plot 34 is occupied the first floor windows in the 

northern elevation shall be fitted with obscure glazing. The obscure 
glazing shall be retained for the lifetime of the development. 

 
Reason:  
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In the interests of protecting the amenity of the occupiers of the adjacent 
residential properties in accordance with Policy H6 of the Selby District 
Local Plan. 

 
24.  Notwithstanding the provisions of the Town and Country Planning 

(General Permitted Development) Order 1995 as amended (or any order 
revoking or re-enacting that order) no further doors, windows, including 
dormer windows in the roof, or other openings, other than those shown 
on the approved plans, shall be created in the eastern elevation of the 
dwellings on plots 1, 3, 4 and 10. 

 
Reason:  
In the interests of protecting the amenity of the occupiers of the adjacent 
residential properties in accordance with Policy H6 of the Selby District 
Local Plan. 

 
25. Before the dwellings at plots 1, 3, 4 and 10 shall be occupied any first 

floor windows shown in the eastern elevations of the dwellings on the 
approved plan shall be fitted with obscure glazing. The obscure glazing 
shall be retained for the lifetime of the development. 

 
Reason:  
In the interests of protecting the amenity of the occupiers of the adjacent 
residential properties in accordance with Policy H6 of the Selby District 
Local Plan. 

 
26. Notwithstanding the provisions of the Town and Country Planning 

(General Permitted Development) Order 1995 as amended (or any order 
revoking or re-enacting that order) no further doors, windows, including 
dormer windows in the roof, or other openings, other than those shown 
on the approved plans, shall be created in the south western elevation of 
the dwelling on plot 53. 

 
Reason:  
In the interests of protecting the amenity of the occupiers of the adjacent 
residential properties in accordance with Policy H6 of the Selby District 
Local Plan. 

 
27. Before the dwelling at plot 53 shall be occupied the first floor windows 

shown in the south western elevation of the dwelling on the approved 
plan shall be fitted with obscure glazing. The obscure glazing shall be 
retained for the lifetime of the development. 

 
Reason:  
In the interests of protecting the amenity of the occupiers of the adjacent 
residential properties in accordance with Policy H6 of the Selby District 
Local Plan. 

 
INFORMATIVES: 
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28. License for European Protected Species 
 

The site is known to support a colony of Pipistrelle Bats, a species that is 
specially protected under the 1981 Wildlife and Countryside Act and the 
1994 Habitats Regulations.  Natural England advises that the protection 
afforded this species is explained in Part IV and Annex A of ODPM 
Circular 06/2005 Biodiversity and Geological Conservation – Statutory 
Obligations and their Impact within the Planning System.  The granting of 
planning permission does not absolve a developer from complying with 
the relevant law, including obtaining and complying with the terms and 
conditions of any licences required as described in Part IV B of the 
Circular. 

 
29. Breeding Birds 

Given the nature of the site the applicant is advised that there is potential 
for breeding birds on the site.  The nest and eggs of all species of British 
birds are protected under the 1981 Wildlife and Countryside Act.  The 
developer is advised to undertake sufficient surveys, as considered 
expedient, to ensure compliance with the 1981 Wildlife and Countryside 
Act. 

 
30. It is recommended that the applicant consult with the Internal Drainage 

Board, the Environment Agency and/or other drainage body as defined 
under the Land Drainage Act 1991. Details of the consultations shall be 
included in the submission to the Local Planning Authority. The structure 
may be subject to the Highway Authority’s structural approval 
procedures. 

 
31. There shall be no site clearance, demolition, excavation or depositing of 

material in connection with the construction of the development until 
drawings indicating the possible provision of No Waiting/No Stopping or 
Limited Waiting/Limited Stopping have been submitted to and approved 
in writing by the Local Planning Authority in consultation with the 
Highway Authority.  The approved details shall, at the applicant’s 
expense, undergo the legal process required.  Subject to the successful 
completion of this legal process the measures will be implemented at the 
applicant’s cost (linked to inflation) at the Highway Authorities request .  

 
 
APPENDIX TO COMMITTEE REPORT:  Report to Planning Committee, held 
on 25 June 2008. 
 
DESCRIPTION AND BACKGROUND 
 
The application site comprises a warehouse complex and dwelling located off 
Station Road, Riccall.  The L-shaped site consists of two large, modern 
warehouse units with associated workshop and service areas.  The site 
frontage at Station Road is relatively narrow comprising the access to the site 
and a traditional detached dwelling. 
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The site is located within a predominantly residential area, with modern 
estates to the north, south and east.  To the west and south-west are older 
properties associated with the village centre.  The site is adjacent to the 
Riccall Conservation Area. 
 
Access to the site is gained via Station Road leading to a light controlled 
junction with Main Street, and on to the A19. 
 
PLANNING HISTORY: 
Planning history of this site relates to ancillary buildings in relation to the 
current use as a warehousing and distribution site. 
 
CONSULTATIONS 
 
RICCALL PARISH COUNCIL: 
Objects to the proposal on the grounds of loss of trees, there are dwellings 
over two storeys in height, insufficient parking and turning areas have been 
proposed and highway issues. 
 
The Parish Council objects to the small play area and it is against the policy of 
the Parish Council to have separate small play areas on estates.  If the play 
area is approved the Parish Council would not accept responsibility for its 
maintenance.  The Parish Council requests a commuted sum of £56,000 as a 
contribution to general facilities in Riccall. 
 
The Parish Council also states that sums should be contributed towards 
education and healthcare. 
 
HIGHWAY OFFICER: 
No objections subject to conditions in respect of the technical specification for 
on site and off-site works. 
 
YORKSHIRE WATER: 
No objections subject to conditions. 
 
ENVIRONMENT AGENCY: 
No objections subject to conditions. 
 
OUSE AND DERWENT INTERNAL DRAINAGE BOARD: 
No objections subject to conditions. 
 
ARCHAEOLOGY OFFICER: 
There is no known archaeological constraint on this site. 
 
NORTH YORKSHIRE EDUCATION: 
Requests a commuted sum of £160,300. 
 
AFFORDABLE HOUSING OFFICER: 
The proposal does not meet the guidance in the Developer Contributions 
Supplementary Planning Guidance in respect of the number of units, the split 
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between intermediate and rented and the distribution across the site.  Further 
justification is required why this cannot be met. 
 
PRINCIPAL ENVIRONMENTAL HEALTH OFFICER: 
Expressed concerns regarding the impacts of noise from the A19 on the 
amenity of the occupiers of the dwellings adjacent to the road and requests an 
acoustic report to enable the degree of mitigation required to be determined.  
The PEHO requests conditions are attached to any permission granted to 
control noise arising from construction activities. 
 
SELBY FIRE STATION: 
No objections received. 
 
NORTHERN GAS NETWORKS: 
No objections. 
 
CONSERVATION OFFICER: 
No comments received. 
 
PRINCIPAL ECONOMIC DEVELOPMENT OFFICER: 
No comments received. 
 
YORKSHIRE WILDLIFE TRUST: 
No comments received. 
 
NATURAL ENGLAND: 
Satisfied that a suitable survey was carried out which did not reveal any 
species of bats roosting in the buildings that are due to be affected.  No 
objections to the proposals in relation to protected species. 
 
PARKS AND LEISURE OFFICER: 
There does not appear to be any trees on site of great value however 
suggests that it would be useful to make use of some of the existing trees on 
site.  It does appear that generally the layout of the development makes use 
of and works with existing trees.  However, dwellings 22-27 are located within 
2 metres of trees that are in excess of 10 metres in height.  Although 
individually the trees have no great value collectively they provide a barrier 
between the site and he A19 and the proximity would create conflicts. 
 
Recommends that the site contains a LEAP with a minimum of 400 square 
metres. 
 
NORTH YORKSHIRE PRIMARY CARE TRUST: 
No comments received. 
 
NORTH YORKSHIRE BAT GROUP: 
Satisfied that an adequate bat survey has been carried out and note that a bat 
roost was located at 11 Station Road.  The consultants have suggested that 
the best option would be to retain this property, in which case it may be 
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possible to avoid the need for a European Protected Species Licence.  If this 
is not the case mitigation measures would be required. 
 
NEIGHBOURS: 
The proposal was advertised by press advertisement, neighbour letter and 
site notice.  Thirteen letters have been received, objecting to the proposal on 
the following grounds: - 
 

1. Overlooking, from various plots. 
2. Proximity of the buildings to common boundaries. 
3. Removal of trees, hedges and shrubs/ screening with impacts on 

traffic noise from the A19 and wildlife.  Ownership of the trees to be 
removed. 

4. The proposed playground would disturb residents, attract youths 
and anti-social behaviour.  Who would maintain the ground. 

5. The threat of asbestos from the demolition of the existing 
warehouse. 

6. The impact on a mains electricity cable. 
7. Increased traffic and congestion on the villager centre and the 

Village Institute.  Suggests the provision of a pedestrian crossing at 
the junction of Main Street and Station Road. 

8. Bats have been seen flying around the site. 
9. The proposal would disturb breeding birds. 
10. The proposal, by virtue of the size, scale and massing would have a 

detrimental effect on the character of the village and the 
conservation area. 

11. The density of the housing proposed would cause problems. 
12. Riccall as a village does not have the infrastructure, i.e. a school, to 

support another such large development. 
13. Plots 46-50 would have the appearance of a solid wall structure. 
14. Capacity of the sewerage system. 
15. Damage sustained to third party land as part of the construction 

phase. 
16. The removal of trees on an embankment would destabilise it. 

 
POLICIES AND ISSUES: 
Section 38(6) of the Planning and Compulsory Purchase Act 2004 states "if 
regard is to be had to the development plan for the purpose of any 
determination to be made under the planning Acts the determination must be 
made in accordance with the plan unless material considerations indicate 
otherwise".  The development plan for the Selby District comprises the 
Regional Spatial Strategy for Yorkshire and the Humber (May 2008), and 
those policies within the Selby District Local Plan (adopted on 8 February 
2005) saved by direction of the Secretary of State. 
 
Policy ENV1 of the Selby District Local Plan provides the general policy 
framework and underlying principles within which the Council should consider 
development proposals, stating 
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“ENV1 Proposals for development will be permitted provided a good quality of 
development would be achieved.  In considering proposals the district Council 
will take account of………” 
 
The policy goes on to describe eight categories of issues that should be taken 
into account in the determination of development proposals. 
 
Planning policy and guidance in respect of residential development is 
provided by Planning Policy Statement 3 "Housing" and policies H2A and H6 
of the Selby District Local Plan. Planning Policy Statement 3 aims to promote 
inclusive, sustainable forms of urban development, emphasising the 
importance of the location of residential development in relation to centres of 
employment and services, to decrease the need to travel by private car and 
affordability of housing.   
 
Furthermore, PPS3 promotes the use of previously developed land for 
residential development in existing urban areas, which is consistent with 
Policy H2A of the Local Plan. 
 
Proposals for residential development should also comply with Policy H2A 
which aims to ensure house building is achieved in a sustainable manner, 
stating 
 
“In order to ensure that the annual house building requirement is achieved in 
a sustainable manner, applications for residential development up to the end 
of 2006 will only be acceptable on the following: 
 
1) Previously developed sites and premises within defined development 

limits, subject to the criteria in Policies H6 and H7.Sites allocated in 
Phase 1.Sites allocated in Phase 2 will only be released after 
2006…………….” 

 
 
Policy H6 provides the detailed tests for assessing housing proposals. 
 
The site is adjacent to the Riccall Conservation Area and therefore the 
proposal would be subject to the tests set out in Policy ENV25  
 
All species of native British bat are protected under the 1981 Wildlife and 
Countryside Act and the Conservation (Natural Habitats, & c.) Regulations 
1994.  In respect to impacts of development proposals on protected species 
planning policy and guidance is provided by Planning Policy Statement 9 “ 
Biodiversity and Geological Conservation” and accompanying ODPM Circular 
06/2005 “Biodiversity and Geological Conservation- Statutory Obligations And 
Their Impact Within The Planning System”.   
 
Policy and guidance in respect to development and highway safety is 
provided by Policies T1 and T2, of the Selby District Local Plan, and Planning 
Policy Statement 13 “Transport”.   
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In respect of development, noise and other forms of disamenty Policy ENV2 is 
relevant. 
 
ASSESSMENT 
 
PRINCIPLE OF RESIDENTIAL DEVELOPMENT: 
Under Policy H2A proposals for residential development should be situated on 
previously developed sites within the defined development limits of a 
settlement shown on the Local Plan. 
 
The site is located within the defined development limit for Riccall, a H6 
settlement identified as being capable of accommodating additional growth 
within the Selby District Local Plan.  The site is currently occupied by 
buildings, including two large warehouse units and a dwelling and associated 
hardstanding.  
 
Previously developed land is defined in Annex 2 of PPS3 as: - 
 
‘that which is, or was, occupied by a permanent structure, including the 
curtilage of the developed land and any associated fixed surface 
infrastructure. 
 
Therefore, given that the site constitutes previously developed land within the 
defined development limits of the village it is concluded that the proposal 
meets the requirements of PPS3 and Policy H2A of the Selby District Local 
Plan and is acceptable in principle. 
 
IMPACT ON CHARACTER AND FORM: 
The site is currently occupied by two large modern warehouse units and 
occupies a location between the older, traditional centre of the village and 
more modern housing located to the north, south and east of the site. The site 
is situated outside of, but adjacent to, the Riccall Conservation Area.   
 
The proposal is for 56 dwellings on a site area of 1.51 hectares achieving a 
net housing density of 37 dwellings per hectare. This is in line with Policy H2B 
which aims to make efficient use of land and states that a minimum density of 
30 dwellings per hectare should be achieved. The site is surrounded to the 
west by the older buildings associated with the village centre and to the east 
by more modern suburban detached dwellings.   The density of the proposal 
is such that it would sit comfortably within its context. 
 
In addition to the above, the scheme would replace two large warehouse and 
distribution sheds with a scale of building which reflects that of the 
surrounding properties and the scheme, in this regard, is seen to be a 
substantial improvement on the existing arrangement. 
 
Although objections have been received from the Parish Council regarding the 
height of the proposed dwellings it is noted that the dwellings range in height 
between 7 and 10 metres.  This is not considered excessive and given the 
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height of the existing warehouse buildings it is considered that the proposal 
would improve the current situation. 
 
In terms of detailed design, the proposed dwellings have been designed to 
reflect the vernacular elements of the buildings associated within the 
conservation area.  This is a particular benefit of the scheme and helps to 
retain local distinctiveness.  It is therefore considered that the scale, form and 
design of the buildings would be appropriate to the historic context, that no 
features of townscape importance would be lost and that the proposal would 
not adversely affect the setting of the area or significant views into or out of 
the area.  As such it is concluded that the proposal would not be contrary to 
Policy ENV25 of the Selby District Local Plan. 
 
It is therefore considered that the development would not have a detrimental 
effect on either the form or character of the area and therefore the proposal 
would not be contrary to Policy H6 (1) of the Selby District Local Plan or the 
guidance in PPS3. 
 
RESIDENTIAL AMENITY: 
The objections of local residents in respect of the impacts on residential 
amenity are noted.  However, the proposal would meet the normally expected 
distances for space about dwellings and as such would not result in any 
significant levels of overlooking and overshadowing.  Furthermore given the 
size, scale and juxtaposition of the proposed dwellings from each other and 
from the surrounding existing dwellings it is considered that they would not 
appear oppressive or over- dominant. 
 
It is therefore considered that the proposed development would not have a 
detrimental effect on the residential amenity of the occupiers of the proposed 
existing and proposed dwellings and that a satisfactory level of 
accommodation is achieved in accordance with Policy H6 (2) of the Selby 
District Local Plan. 
 
HIGHWAYS SAFETY: 
The comments of the objectors are noted.  However, the Highway Officer has 
no objections to the proposal subject to conditions for on site works and 
improvements to the means of access to the site.  As such, it is concluded 
that the proposal would not be contrary to policies T1, T2 and VP1 and 
therefore Policy H6 (3) of the Selby District Local Plan.  
 
FUTURE DEVELOPMENT OF THE LAND: 
Due to the location of the site and the nature of the development it is 
considered that the proposal would not compromise the future development of 
any other land.  As such the proposal would not be contrary to Policy H6 (4) of 
the Selby District Local Plan. 
 
BACKLAND DEVELOPMENT: 
The proposed dwellings are part of a comprehensive development on the site 
that would not result in significant harm to residential amenity or highway 
safety.  It is therefore considered that the proposed dwellings would not 
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constitute an unacceptable form of backland development and therefore 
would not be contrary to Policy H6 (5) of the Selby District Local Plan. 
 
NATURE CONSERVATION: 
Objectors have expressed concerns that bats may be using the existing 
buildings on the site. Indeed the applicant has undertaken and survey and 
found that a small number of Pipistrelle Bats are roosting at the residential 
property at 11 Station Road.  The proposal would involve the demolition of 
this property and therefore would destroy the roost. 
 
In respect of the requirements of the Habitats Regulations 1994 it is noted that 
as a competent authority the local planning authority should have regard to 
the requirements of the Directive so far as they might be affected by those 
functions.  The directive allows “derogation” (deviation) from the requirements 
of the Directive where there are reasons of “overriding public interest, 
including those of a social or economic nature and beneficial consequences of 
primary importance for the environment” and provided that there is ‘no 
satisfactory alternative’ and the proposal would not be ‘detrimental to the 
maintenance of the population of the species concerned at a favourable 
conservation status in their natural range’.   
 
The applicant’s protected species report recommends that any demolition 
should take place outside of the sensitive summer breeding/ maternity period 
April - August and the hibernation period (December-February inclusive) and 
should be supervised by qualified ecologists.  Furthermore, the report 
recommends that the loss of the roost should be compensated by creating 
alternative roosts in the new or existing buildings. 
 
Natural England and the North Yorkshire Bat Group have stated that the 
survey is adequate and that a European Protected Species License would be 
required for the works and have no objections to the proposal subject to 
adequate mitigation and compensation measures being put into place. As 
such, it is concluded that subject to conditions to ensure adequate mitigation, 
the proposal would maintain the species at a favourable conservation status 
in its natural range. 
 
In addition to the above it is noted that the proposal would remove a large 
commercial business from a sensitive residential area with consequent 
benefits to the amenity of the area, would result in residential development 
within a sustainable location and enable the provision of affordable housing in 
a rural area.  Given the substantial benefits arising from the proposal it is 
considered that, subject to mitigation and compensation packages, they would 
outweigh the limited harm to the species. 
 
As such, it is concluded that there is overriding public interest in support of the 
proposal. Furthermore, it is also considered that the only alternative to the 
proposal would be to refuse planning permission, which for the above reasons 
would not be satisfactory in terms of local and national housing policy. 
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The issue of breeding birds is noted and it is recommended that any 
permission granted is subject to a note informing the developer of the 
provisions of the 1981 Wildlife and Countryside Act.  
 
As such, subject to appropriate conditions and informatives, it is considered 
that the proposal would not be contrary to Policy H6 (6) of the Selby District 
Local Plan or the guidance contained within Planning Policy Statement 9 and 
accompanying ODPM Circular 06/2005 and would be in line with the Habitats 
Regulations 1994.  
 
OTHER CONSIDERATIONS: 
 
GROUND STABILITY AND DAMAGE TO THIRD PARTY PROPERTY 
Objections have been received regarding these issues.  However, no 
evidence has been submitted to support the assertions made.  Furthermore, it 
is primarily the developer’s responsibility for the safe development and secure 
occupancy of the site.  As such, it is considered that little weight be given to 
these issues. 
 
ARACHAEOLOGY: 
Given the comments of the County Archaeologist it is considered that there 
are no archaeological constraints on the site. 
 
EFFECTS ON TREES: 
The comments of the Parks and Recreation Officer are noted in respect of the 
potential for conflict between the occupiers of plots 22-27 and trees on the 
eastern edge of the site.  Notwithstanding this it is noted that singularly the 
trees have no significant value and therefore the removal of individual trees 
would not have a significant impact on the amenity of the area. These would 
be compensated by the provision of trees in accordance with the approved 
landscaping works. 
 
CONTAMINATED LAND: 
Given that the site is a warehouse and distribution facility there is potential for 
contamination from a range of sources.  Furthermore, there is potential for 
contamination to arise from the demolition of the existing buildings.  
Notwithstanding this, the Environment Agency and Environmental Health 
Officer have no objections to the proposal.  It is therefore considered that any 
contamination arising could be mitigated and the proposal is considered 
acceptable in this respect subject to a condition to ensure that a scheme is in 
place to deal with contamination and ensure remediation is put in place 
 
DRAINAGE AND FLOODRISK: 
Objections have been received from local residents in respect of drainage and 
the capacity of the system.  However, Yorkshire Water, the Internal Drainage 
Board and the Environment Agency have no objections to the proposal 
subject to conditions to control the discharge of foul and surface water. As 
such the proposal is considered acceptable in relation to drainage and flood 
risk. 
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DEVELOPER CONTRIBUTIONS: 
Due to the size and scale of the proposed development a number of 
developer contributions and other benefits are required, specifically in relation 
to, affordable housing, education, recreational open space, waste and 
recycling facilities and a contribution to the Primary Care Trust. 
 
AFFORDABLE HOUSING: 
A main objective of national housing policy, as stated in Paragraph 9 of PPS3 
is to widen opportunities for home ownership, to improve affordability and to 
create sustainable, creative communities. In order to achieve this objective at 
a local level the Council has produced the “Developer Contributions 
Supplementary Planning Document” which sets out the framework for 
securing affordable housing.  
 
As the proposed development exceeds the 15 dwelling threshold, affordable 
housing is required as part of the application.  In line with the Council’s 
Supplementary Planning Document on Developer Contributions this 
negotiation should be based around 40% of dwellings being affordable, with a 
50:50 split of affordable units between social rent and intermediate housing. 
 
In support of the lower provision of affordable housing the applicant has 
submitted financial information to demonstrate that a higher provision of 
affordable housing would be financially unviable. 
 
The Supplementary Planning Document on Developer Contributions states 
that the precise number and type of affordable homes for local needs that 
would need to be provided on a site is a matter for negotiation between the 
developer and the Council and should take into account the “economics of the 
provision”.  Furthermore, it is for the developer to justify the exceptional 
circumstances relating to a site. 
 
The applicant’s assertions in respect of the financial viability of the scheme 
and the constraints on their ability to conform to the requirements of the 
Supplementary Planning Document are being further considered. A further 
verbal report will be presented to Committee.   

 
 
OTHER CONTRIBUTIONS: 
In respect of recreational open space, the developer is required to provide 60 
square metres of recreational open space per dwelling.  Therefore, the 
developer would be required to provide 3360 square metres, or the equivalent 
as a commuted sum.   The developer has put forward a scheme for the 
provision of a Locally Equipped Area of Play (LEAP) of 300 square metres 
leaving a deficit of 3,060.  As such the developer has put forward a sum of 
£55, 845 (equating pro rata to £1095 for 35 dwellings).  This is considered 
acceptable subject to a condition to ensure a mechanism is put in place to 
secure the play area and associated contributions. 
 
The Parish Council has objected to the provision of the LEAP and have 
requested monies towards the enhancement of off-site recreational open 
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space.  The proposal would thus achieve a compromise providing some on-
site and some off-site provision. 
 
In respect of waste and recycling facilities the applicant has agreed to put 
forward a contribution to the sum of £2,856. This is in line with the guidance 
and is considered acceptable. 
 
In respect of contributions to education, the Education Authority has 
requested a payment of £160, 300, which the applicant has agreed to pay.   
 
The applicant has put forward a sum of £26,112 towards the Primary Care 
Trust. 
 
The proposals are therefore considered acceptable in principle subject to a 
mechanism for the payment of the developer contributions in accordance with 
the Council’s Supplementary Planning Document on Developer Contributions. 
A further report will be given on the situation with respect to the applicant’s 
Affordable Housing Plan. 
 
 
CONCLUSION: 
The site constitutes previously developed land within the defined development 
limits of the village it is concluded that the proposal meets the requirements of 
PPS3 and Policy H2A of the Selby District Local Plan and is acceptable in 
principle.   The development, by virtue of its size, scale, design and layout 
would not have a detrimental effect on either the form or character of the area 
or the special character of the Riccall Conservation Area.  Furthermore the 
proposal would meet the normally accepted distances for space about 
dwellings and therefore would not significantly detract from the residential 
amenity of the occupiers of adjoining residents by virtue of introducing 
unacceptable levels of overlooking and overshadowing. 
 
The proposal, subject to conditions would not be detrimental to highway 
safety.   
 
In addition, subject to conditions the proposal would maintain the conservation 
status of bats known to currently exist within 11 Station Road. 
 
In terms of affordable housing provision and developer contributions the 
proposals fall short of the requirements set out in the Supplementary Planning 
Document.  Although the document is not prescriptive, and that economic and 
financial matters should be taken into account in the determination of the 
package of benefits accruing from a particular site, your officers will report 
further on this point. 
 
The proposal is considered acceptable in terms of drainage and flood risk. 
 
Therefore having had regard to all relevant local and national planning policy, 
letters of representation and consultation responses it is considered that, on 
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balance, the proposal, subject to a satisfactory conclusion on the issue of 
affordable housing may be approved subject to conditions. 
 
RECOMMENDATION: 
 
This application is recommended to be approved subject to the attached 
conditions. 
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