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Meeting: SPECIAL PLANNING COMMITTEE 
Date:  MONDAY 10 AUGUST 2015 
 Time: ***4.00 PM***  
Venue: COUNCIL CHAMBER  
To: Councillors J. Cattanach (Chair), R Musgrave (Vice-Chair), 

Mrs E Casling, I Chilvers, J Crawford, J Deans, D Mackay, B 
Marshall and C Pearson. 

Agenda 
1. Apologies for absence

2. Disclosures of Interest

A copy of the Register of Interest for each Selby District Councillor is
available for inspection at www.selby.gov.uk.

Councillors should declare to the meeting any disclosable pecuniary
interest in any item of business on this agenda which is not already
entered in their Register of Interests.

Councillors should leave the meeting and take no part in the
consideration, discussion or vote on any matter in which they
have a disclosable pecuniary interest.

Councillors should also declare any other interests.  Having made the
declaration, provided the other interest is not a disclosable pecuniary
interest, the Councillor may stay in the meeting, speak and vote on
that item of business.

If in doubt, Councillors are advised to seek advice from the Monitoring
Officer.

3. Chair’s Address to the Planning Committee

4. Planning Applications Received

4.1     2015/0588/COU - RAF Church Fenton, Busk Lane, Church Fenton, 
Tadcaster (pages 1 to 24). 

http://www.selby.gov.uk/


Planning Committee 
10 August 2015 

Mary Weastell 
Chief Executive 

Enquiries relating to this agenda, please contact Daniel Maguire on: 
Tel:  01757 292247, Email: dmaguire@selby.gov.uk 

Recording at Council Meetings 

Recording is allowed at Council, committee and sub-committee meetings 
which are open to the public, subject to:- (i) the recording being conducted 
with the full knowledge of the Chairman of the meeting; and (ii) compliance 
with the Council’s protocol on audio/visual recording and photography at 
meetings, a copy of which is available on request. Anyone wishing to record 
must contact the Democratic Services Manager using the details above prior 
to the start of the meeting. Any recording must be conducted openly and not 
in secret.   

mailto:dmaguire@selby.gov.uk


Report Reference Number 2015/0588/COU    Agenda Item No:   4.1 
___________________________________________________________________ 

To:   Planning Committee  
Date:  10th August 2015  
Author:       Ruth Hardingham (Senior Planning Officer) 
Lead Officer: Richard Sunter (Lead Officer – Planning) 
__________________________________________________________   _______ 

APPLICATION 
NUMBER: 

2015/0588/COU PARISH: Ulleskelf Parish Council 

APPLICANT: Makin Enterprises VALID DATE: 

EXPIRY DATE: 

9 June 2015  

4 August 2015 

PROPOSAL: Application for temporary planning permission for a period of five years 
for use of land and buildings for commercial film-making and ancillary 
uses alongside the continued use of the site for aviation uses with 
resumption at the end of the period back to the site's current aviation use 

LOCATION: RAF Church Fenton, Busk Lane, Church Fenton, Tadcaster 

This application has been brought before Planning Committee as the application has received 
more than 10 representations. 

Summary: 

The application proposal is for temporary planning permission for a period of five years for use of 
land and buildings for commercial film-making and ancillary uses alongside the continued use of 
the site for aviation uses with resumption at the end of the period back to the site's current aviation 
use. 

The proposals would constitute the diversification of a current aviation enterprise.  Although Policy 
EMP2 encourages small–scale economic development in rural areas it does not specifically 
preclude large scale proposals. However, the proposal would constitute the re-use of existing 
buildings and infrastructure and as such accords with Policy EMP8 of the Selby District Local Plan, 
Policies SP2 and SP13 of the Selby District Core Strategy and the provisions of the NPPF in terms 
of economic development.  The proposal is therefore considered, on balance, to be acceptable in 
principle.   

The proposed scheme would not result in a detrimental impact on the character of the open 
countryside and would not result in any further encroachment into the open countryside over and 
above that which currently exists. The design, scale and layout of the proposed scheme are  
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considered to be acceptable. Impacts of acknowledged importance such as sustainability, 
residential amenity, drainage and flood risk, heritage assets, contamination, nature conservation 
and impact on the highway network are all considered acceptable subject to appropriate 
conditions. 

It is also considered that the proposal would result in wider economic benefits and job creation 
opportunities and that these factors lend substantial weight in favour of the proposal. 

Having had regard to the development plan, all other relevant local and national policy, 
consultation responses and all other material planning considerations, it is considered that the 
proposals are acceptable. 

Recommendation 
This planning application is recommended to be APPROVED subject to the conditions 
attached to this report at paragraph 2.17.  

1. Introduction and background

1.1     The Site 

1.1.1 The application site comprises land and buildings at Church Fenton Aerodrome, formerly 
part of RAF Church Fenton airbase, an airbase established in the 1930s. 

1.1.2 The application site covers an area of approximately 27 hectares to the east of Busk Lane 
and includes: 3no. aircraft hangers; administration; workshop; storage; air traffic control and 
domestic accommodation buildings; tarmacked aircraft apron and taxiways; internal access 
roads and associated land and miscellaneous structures. 

1.1.3 There are two access points to the public highway (Busk Lane); the principal access 
through the main site entrance, and a secondary access to the north. 

1.1.4 To the south and east of the application site is other land at the Aerodrome under the 
ownership of the applicant (e.g. runways, taxiways). North and east of the site are buildings 
associated with the former RAF Church Fenton airbase now in private ownership. 

1.1.5 To the north and west of the application site there is residential development. 

1.1.6 The application site is located approximately 1km east of Church Fenton village and 1.5km 
south of Ulleskelf village. The cities of Leeds and York are within 16 miles and 11 miles 
respectively. 

1.2. The Proposal 

1.2.1 This change of use application seeks permission for the change of use of the application 
site for use for commercial film-making and ancillary uses. The application is for a 
temporary period of five years. 

1.2.2  The supporting Planning Statement states that the process of securing television and film 
production contracts is dependent on the successful grant of planning permission therefore 
at this stage end user(s) and productions cannot be confirmed until that time. Nonetheless 
industry experts have provided information to support the application regarding the type and 
scale of productions that could operate on the site. The purpose of the permission as 
proposed is to provide the industry with security of use and sufficient flexibility in order to 
attract the best quality and highest value productions to the site. 

2



1.2.3 Within the proposed use, the following types of activities could occur: 
 

• Commercial filming for movies, television and video games; 
• Ancillary uses associated with commercial film-making such as catering, office 

accommodation, workshops, car parking, storage etc. 
 
1.2.4 The Planning Statement stipulates that typically large-scale productions film for 8 - 262 

weeks with a pre-shoot period of up to 2 months and a post-filming period of up to 1 month. 
The proposed use may be intermittent during the five year period and may well involve the 
whole application site or smaller elements of it at any one time. 

 
1.2.5 The current operation of aviation uses within the application site, and on the remainder of 

the aerodrome, would continue alongside the proposed use of the site for commercial film-
making and ancillary uses. The site’s current aviation use would resume at the end of the 
permission period (in this case 5 years), notwithstanding that aviation uses would continue 
alongside the use of the application site for commercial film-making and ancillary uses for 
the duration of the permission. For the avoidance of doubt, this is specified in the 
description of development. 

.  
 
1.3 Planning History 
 
1.3.1 The following historical applications are considered to be relevant to the determination of 

this application. These are not applications which relate to the application site but which 
relate to other sites in the RAF Church Fenton settlement and are included here so that 
members can gauge the cumulative impacts of the proposal and other consented schemes.  

  
1.3.2  An outline application (Reference CO/1992/1046) for the erection of forty dwellings was 

submitted to the Council in December 1992. The application was not proceeded with. 
 
1.3.3 An outline application (Reference CO/1992/1047) for the erection of 100 houses was 

submitted to the Council in December 1992. The application was not proceeded with.   
 
1.3.4 An application (Reference 2009/0994/FUL) for the erection of 9 live/work units and 5 

affordable houses and associated works was submitted to the Council in December 2009.  
This application was withdrawn in February 2010 as the applicant was required to 
undertake further surveys in respect of badgers.  Whilst not on the application site this 
application was located on the same allocation CFA/1.  

  
1.3.5 A full application (Reference 2010/0528/FUL) for the erection of 9 live/work units and 4 

affordable houses and associated access road and landscaped areas on land at the former 
officers’ mess was approved on part of the application site in February 2011.  Whilst not on 
the application site this application was located on the same allocation CFA/1. 

 
1.3.6 An application (Reference 2012/0321/OUT) for outline planning permission for up to 65 

residential dwellings, including five live work units and proposed commercial development 
(B1, C2 or D2) the application was refused in December 2012. 

 
1.3.7 An application (Reference 2013/0811/OUT) for outline planning permission with all matters 

reserved for up to 65 residential dwellings, including 5 live/work units, proposed commercial 
development (B1, C2 or D2) and retention of 1 existing building on land was granted in 
October 2013.  

 
1.3.8 An application (Reference 2012/1103/FUL for the construction of 28 dwellings, associated 

access road and landscaped areas on land at the former Officers Mess was approved in 
October 2014. 
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1.3.9 An application (Reference 2014/0631/OUT) for a new development of 9 residential dwelling 
houses on vacant land off Dorts Crescent was permitted on 12th March 2015.    

 
1.3.10 An application (Reference 2015/0318/FUL) for the erection of 39 dwellings, construction of 

access roads and associated recreation open space is currently being considered.  
 
1.3.11 An application (Reference 2015/0834/COU) for temporary planning permission for a period 

of five years for use of buildings for motor vehicle showroom/display and ancillary vehicle 
servicing uses and associated use of land for motor vehicle demonstration and testing at 
Church Fenton Aerodrome is currently being considered.  

 
1.4 Consultations 
 
1.4.1 Ulleskelf Parish Council  

Ulleskelf Parish Council has considered the application for temporary permission for a 
period of 5 years for use of land and buildings for commercial film-making at RAF Church 
Fenton and would like to submit the following comments: 

 
The Parish Council are fully supportive of this application as long as it does not cause 
major disruption to the village community. 

 
1.4.2 The Environment Agency (Liaison Officer)  

This proposal falls outside the scope of matters on which the Environment Agency is a 
statutory consultee. 
 
Therefore the EA has no comment to make on this application. 
 
Changes to the Planning Practice Guidance (Flood Risk) and the new DMPO took effect on 
15 April 2015.  These support the use of SuDS solutions for surface water management 
from new development, and explain that the expert advice on surface water proposals 
should come from the LLFA.  The LLFA is now the Statutory Consultee on these matters for 
major applications, and manage the regulation of works affecting all watercourses except 
for those designated 'main river' (this remains with the Environment Agency). 
 
The Environment Agency still has a Strategic Overview role on flood risk and continues to 
be a statutory consultee in areas of flood zone 2 and 3.  The EA will fulfil this role by 
advising on the interaction of drainage with flooding from rivers and sea, and continue to 
make comments as appropriate on local flooding issues from other sources.  The EA will no 
longer provide detailed comments on the drainage proposals. 

 
1.4.3 Yorkshire Water 

From the information provided by this application, observations from Yorkshire Water are 
not required. 

 
1.4.4 Lead Officer-Environmental Health  

There are concerns regarding the possible impact on existing residential occupiers in the 
vicinity of the site in respect to noise and light and possibly odour. However due to the 
proposed use this is hard to identify at this stage as recognised in the Planning Statement: 
Amenity. It is noted that this section suggests that a dedicated community liaison is 
appointed to communicate the planned activities and resolving day to day operational 
issues which may be secured by condition.  Environmental Health would agree with this 
approach but would suggest that a further condition is attached requiring that prior to any 
production at the site consideration is given to the filming and associated activities and how 
this may impact on residential [amenity] in the area and detailing how the impact will be 
minimised. The scheme should be fully implemented and available to the LPA on request or 
on complaint regarding impact on residential amenity where the LPA may negotiate 
alternative working arrangements to protect residential amenity.  
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It is recommended such conditions as the application is for a temporary period and will 
allow the impact to be assessed during this time to inform any application to prolong the life 
of the site or make it permanent. 
 

1.4.5 NYCC Highways  
In assessing the submitted proposals and reaching its recommendation the Local Highway 
Authority has taken into account the following matters: 
 
1. Submitted Transport Statement TS (LDT2095) 

 
Section 2.6 of the TS mentions: ‘This main access provides sufficient capacity for the 
anticipated volume of traffic’. Although initial concerns were raised regarding access at the 
main gates, it has been informed that the gates will be open from 5am to 10pm with 
security presence 24hrs a day who can pre-open the gates for access out-of-hours. This 
will mean that the circumstances of a HGV queuing on Busk Lane awaiting the main gates 
to be opened would not occur. Therefore the information provided enables NYCC Highways 
to remove concerns regarding this issue. 
 
However, there were also concerns that there would be a likelihood of damage to the public 
highway carriageway and verges due to the increase of HGV’s and although the applicant 
disputes this claim, to ensure that the operation of the site does not damage the existing 
public highway, it is recommended that a Highway Condition Survey be undertaken by the 
applicant to enable the County Council to record and identify if any extraordinary damage 
has occurred over the 5 year operation which can then be rectified and funded by the 
applicant. The roads that are required to be surveyed are the B1223 from and including its 
Junction with the A162, Raw Lane, New Road, Church Fenton Lane and Busk Lane. 
 
Therefore, the Local Highway Authority recommends that conditions are attached to any 
permission granted.  

 
1.4.6 The Ouse & Derwent Internal Drainage Board  
 No comments received.  
 
1.4.7 Saxton Parish Council 

Although the application site falls within the boundary of neighbouring Ulleskelf Parish, 
impacts from the proposals will undoubtedly extend beyond that parish and manifest 
themselves in other areas including within Saxton Parish. 

 
On this basis, Saxton Parish Council writes to alert the District Council to the reasonable 
concerns of its Parishioners to inform any decision on the application, and seek to ensure 
that appropriate measures can be put in place to avoid and limit potential detrimental 
impacts. On the basis that the application as submitted fails to address all relevant 
concerns, the Parish Council would be grateful if this letter could be registered as an 
objection. 

 
Application Site 
The application site covers an extensive part of the former RAF Church Fenton airbase 
(approximately 27 hectares) and includes 3no. aircraft hangers; administration, workshop, 
storage, air traffic control and domestic accommodation buildings, tarmacked aircraft apron 
and taxiways, internal access roads and associated land and miscellaneous structures. The 
application proposes two points of access to the public highway (Busk Lane); the principal 
access through the main site entrance, and a secondary access to the north. 
 
Although located some 4.7 km (2.9 miles) from Saxton village, the largest settlement within 
the Parish, the site is only some 1.3 km (0.8 mile) from the edge of the Parish. Roads 
serving the former airbase connect through the Parish. 
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Principle of Re-Use 
As a previously developed site with extensive retained infrastructure, Saxton Parish Council 
supports the appropriate re-use of the former military site. Any such use must however be 
subject to appropriate safeguards so as to protect the existing amenity and safety of local 
residents and visitors within the locality. The need for such safeguards has already been 
identified within adopted planning policy and should be applied within the determination of 
this application. 
 
Relevant Planning Policy 
For decision-taking, Section 38(6) of the Planning and Compulsory Purchase Act (2004) 
requires that if regard is to be had to the development plan for the purposes of 
determination, then that determination must be made in accordance with the development 
plan unless material considerations indicate otherwise. Relevant development plan 
documents include the Selby Core Strategy (SCS), adopted in October 2013, and ‘saved’ 
policies of the Selby District Local Plan (SDLP), adopted in February 2005. 
 
The SCS provides a spatial vision for Selby District with strategic objectives to achieve that 
vision and a development strategy, covering the period from 2011 to 2027. The SCS is 
subject to a legal challenge by Sam Smith’s Old Brewery, however the Parish Council 
acknowledges the District Council’s view that the challenge holds little or no weight in the 
determination of planning applications. 
 
The SCS sets out a settlement hierarchy to direct future development across the District. 
Within this hierarchy, Church Fenton Airbase is identified as a ‘Secondary Village with 
defined Development Limits’ which by the Council’s definition is a small village ‘with more 
limited combinations of fewer services, more remote locations away from principal roads 
and poorer levels of public transport’. As a Secondary Village, the SCS considers these 
settlements to ‘have no opportunities for continued growth’, and as such SCS Policy SP2 
states ‘[d]evelopment in the countryside (outside Development Limits) will be limited to the 
replacement or extension of existing buildings, the re-use of buildings preferably for 
employment purposes’. With the exception of a very limited area, the application site falls 
outside of the Development Limit as defined by the SDLP Proposals Map (Inset Map no. 
21). 
 
The application site abuts land that falls within a ‘special policy area’ defined by saved 
SDLP Policy CFA/1. That policy sets out guidelines with which proposals for the conversion 
and re-development of properties within what is essentially the most ‘built up’ part of the 
former airbase should comply. The policy stresses that employment uses within use class 
B1 are considered appropriate but equally, the policy explicitly requires ‘[a] single user for 
the whole of the site or for each of the two parts of the site, east and west of Busk Lane 
separately’ to ensure a holistic approach to the conversion or re-development of the site. 
Furthermore, it states that ‘[p]otential traffic generation from proposed uses will be carefully 
assessed to ensure that the cumulative impact of the generated traffic does not exceed the 
physical and environmental capacity of the surrounding road network, or create highway 
problems’. 
 
In adopting the Development Limits and the boundary of Policy CFA/1, the District Council 
made clear its expectations that the more open and less intensively developed areas of the 
former airbase (i.e. hangers, taxiways, grassed areas etc) were not suitable for infill or other 
forms of intensified development. In this context, it is noted that activities for which the 
current application seeks approval (see below) would be focused within existing buildings 
and that no new (or only temporary) structures are proposed. As such, the ‘openness’ of 
that part of the former airbase would be retained. 
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The Application Proposal 
The application seeks temporary planning permission for a period of five years for use of 
land and buildings for commercial film-making and ancillary uses. Aviation uses would 
continue. The Parish Council’s principle concerns in respect of the application relate to 
potential traffic generation (including vehicle routing) and a need for holistic planning in the 
re-use of the airbase. 
 
The site is somewhat isolated in its location and does not have direct access to the major 
road networks. Explanatory text for policy CFA/1 details site specific constraints related to 
the airbase. It acknowledges ‘[t]he airbase has a relatively remote location, well away from 
the primary road network’. The roads surroundings the site which provide access to the A64 
and M1 motorway comprise of the A162, Raw Lane and Busk Lane. The A162 travels north 
to south through Saxton Parish and by virtue of Main Street/Common Road gives access to 
Church Fenton and further onto the airbase. Traffic generated by the proposed use will 
therefore impact upon Saxton Parish. 
 
The Transport Statement submitted in support of the application provides an estimate of 
vehicle movements that will be generated by the proposed use. These include a ‘maximum’ 
of 250 vehicle movements per day, with between 5 and 10 additional HGV movements per 
hour during the pre-shooting stage. Although the Transport Statement asserts that this 
amount of traffic will not create a ‘significant impact’ on the surrounding highway network as 
the majority of traffic movements will take place outside of peak hours, this still  represents 
a significant volume of additional vehicle movements on the local road network. 
 
The type and intensity of vehicle movements are materially different to those that would 
have been associated with the site’s former use as a military airbase. The local road 
network was not designed to accommodate the type and number of vehicle movements 
that it is now subject to and any further growth will increase the risk of accidents, road 
damage and be detrimental to amenity. 
 
SDLP Policy CFA/1 recognises the sensitivity of this locality to the effects of traffic 
generation requiring that ‘traffic generated from proposed uses will be carefully assessed to 
ensure that the cumulative impact of the generated traffic does not exceed the physical and 
environmental capacity of the surrounding road network, or create highway problems’. It 
also requires that ‘[p]roposals should provide satisfactory highway infrastructure including 
upgrading the public highway in the vicinity of the site’. 
 
The Transport Statement confirms that due to the nature of the proposed use there is no 
TRCIS database suitable to assess the proposal and the information has been provided by 
the applicant. There is some uncertainty therefore that the estimates of vehicle movements 
presented within the application will accurately reflect actual movement, should the 
application be approved. This reinforces the need for appropriate measures to be put in 
place to monitor and control vehicle movements generated by the proposals, so as to 
ensure potential adverse impacts are avoided. 
 
The Transport Statement acknowledges that the surrounding highway network is rural in 
nature and is not subject to restrictions (i.e. no vehicle weight limits, national speed limits 
apply). The Transport Statement indicates that HGVs accessing the site will likely travel to/ 
from the M1 and A64. The Transport Statement does not however put forward a routing 
plan, which had it been prepared could have sought to demonstrate how the applicant had 
given thought to the most appropriate means of accessing the site so as to avoid traffic 
related adverse impacts relating to both safety and amenity. 
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The roads within the local area, and particularly those within Saxton Parish, comprise of 
minor ‘A’ roads and rural lanes largely subject to the national speed limit. As noted above, 
such roads were not designed to accommodate the type or number of vehicles to which 
they are now subject, or indeed those which would be associated with the proposed use. 
As such, there is a clear need for a mechanism to be put in place to ensure that the number 
of vehicle movements that may be generated by the proposed use are minimised, and 
those that do occur are controlled such that potential adverse impacts can be prevented or 
mitigated. 

Within the Transport Statement, the applicant acknowledges the need for, and benefits that 
could be derived from, the preparation and implementation of a Travel Plan, the scope of 
which would extend to actively reducing the number of vehicle movements and identifying 
and enforcing the use of designated routes/directions for HGVs, in order to avoid unsuitable 
roads within the locality. 

If the Council is minded to approve the application, the Parish Council requests the 
preparation, implementation and monitoring of a Travel Plan is secured by way of a 
condition, to help ensure local resident and visitor safety on the local road network. As 
suggested by the applicant, the Travel Plan should at least include: the provision a shuttle 
bus to and from the site; the promotion/support for the use of car sharing; designated 
routes/directions for HGVs. Designated routes should be agreed by the District Council in 
consultation with Ulleskelf, Saxton and other affected Parish Councils. Such a condition is 
supported by SCS Policy SP15 Sustainable Development and Climate Change, SDLP 
Policy CFA/1, and paragraph 36 of the National Planning Policy Framework, which states 
that ‘[a]ll developments which generate significant amounts of movement should be 
required to provide a Travel Plan’. 

The Transport Statement’s confirmation that vehicle movements will take place outside of 
peak hours would suggest that they are likely to occur during times when local residents 
may expect lower levels of traffic noise. In agreeing any designated vehicle routes through 
a Travel Plan, regard should be given to residential amenity, not only highway safety. The 
Parish Council also seeks to highlight the need for the future use/redevelopment of the 
former airbase to be considered holistically, i.e. avoiding ‘piecemeal’ development that may 
not allow the full and cumulative impacts of proposals to be appropriately assessed and / or 
lead to missed opportunities to realise the objectives of the Local Plan. In this context, it is 
important to recognise the comprehensive approach sought within the SDLP (for example 
Policy CFA/1) and the integrated approach to sustainable forms of development supported 
by the SCS (for example Policy SP15 ‘Sustainable Development and Climate Change’). 

Summary 
The proposals for which planning permission is sought will impact upon the Parish of 
Saxton cum Scarthingwell with Lead. Those effects will primarily relate to vehicle 
movements and associated impacts on road safety and amenity. Evidence submitted by the 
applicant is not conclusive in confirming the extent or location of such impacts; the 
application is deficient in that respect. It is therefore important that, should the application 
be viewed positively despite these deficiencies, appropriate controls are put in place to 
avoid and manage such impacts. A key measure in this respect would be a requirement by 
way of condition on any planning permission to prepare and implement a Travel Plan. The 
views of Saxton Parish Council should be sought on any draft Travel Plan prior to its 
approval. Monitoring and enforcement, if necessary, of the Travel Plan should be 
undertaken. Further re-use or redevelopment of the former airbase and surrounding 
land/facilities should be planned in an holistic manner so as help ensure its best re-use and 
compliance with wider policy objectives. 
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The Parish Council trusts its concerns as set out above are clear and will be taken into 
consideration in the determination of the application. The Parish Council also feels that the 
applicant has not demonstrated a need for television studio use. There is at least one 
redundant television studio in Leeds on Kirkstall Road; as a studio it was mothballed some 
time ago and put to other uses due to lack of demand.  

 
1.4.8 Church Fenton Parish Council 
 No comments received.  
 
1.5  Publicity 

 
1.5.1 The application was advertised by site notice and neighbour notification letter resulting in 

30 letters of representation being received.  These letters of representations have raised 
the following issues against the proposal:  

 
• Concerns raised in regards to the impacts that the proposals would have on Saxton and 

other surrounding villages, particularly in regards to increased traffic.  
• Saxton village has narrow lanes and is already suffering terribly from traffic and speed 

problems as the village is used as a cut through to access the M1 and A1. 
• The application would cause a loss of amenity to Saxton village due to increase of 

through traffic and noise pollution from the volume of additional traffic which would 
result from the proposals.  

• Saxton has issues with flood drainage pipes and culverts which are under great strain 
from the weight of traffic that the roads were never designed to take.  

• Saxton has a Victorian drainage system which is under threat of collapse.  
• The village of Saxton is regularly seeing lorries and HGVs coming through the village 

because they have followed satellite navigation, which will only worsen given the 
volumes of heavy goods vehicles and cars predicted in this application.  

• The lanes of Saxton were not built to take excessive traffic and certainly not vans and 
lorries.  

• This application if it was passed would create an even larger increase in traffic making 
the situation dangerous on the lanes not just in Saxton but in surrounding villages.   

• There appears to have been no study of the affects this application would have on 
surrounding villages including Saxton and Barkston Ash which would be the routes 
highlighted by Sat Nav to get to RAF Church Fenton. A new link road onto the A64 
going west to Leeds would certainly benefit all the surrounding villages in this respect 
and take the traffic volumes away from our overburdened villages. 

• Some residents living here have already experienced damage to cars due to speeding 
traffic trying to get through narrow lanes where residents park their cars. There are also 
safety issues for pedestrians especially children crossing to the school.  This too can 
only worsen should this application go ahead in the manner it has been proposed. 

• It is felt that an in-depth study of local transport networks is required and the detrimental 
effect this could have to surrounding villages must be undertaken before this application 
be passed. 

• By giving access to Leeds and the West of the A64 at Tadcaster would go a long way 
towards resolving many of the traffic problems currently being experienced by Saxton 
and Barkston Ash.  

• Strongly oppose the continued use of the unregulated airfield and this should be looked 
at separately to the proposals for the film studio.  

• The continued use of the airfield would result in an uncontrolled expansion. The 
expansion into a "second commercial airport" as defined by Makin Enterprises, is so 
significant that it alters the original circumstances, ie previous MOD RAF air base, 
beyond what is acceptable to the local community, environment and infrastructure and 
for this reason Selby Council need to review "current" aviation purpose with a view to 
regulation and adherence to statutory planning rules. 
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• Concerns that current aviation use differs significantly from the previous use of RAF 
Church Fenton. Questions have been raised regarding the planning process granted 
from previous Ministry of Defence airbase to Leeds East Airport, where there are plans 
to fly Learjet and the purchase of check-in desks and baggage-handling equipment has 
been undertaken. What regulation does Selby Council undertake when a new 
commercial airport is opened? What public consultation has there been and what 
impact into the environment, pollution and noise has been undertaken before 
permission granted? 

• Concerns that the proposals would impede on the lives of local residents, particularly 
those that live near the airbase and on the roads around and in Church Fenton.  

• The website for Leeds East Airport, shows that the applicant is offering the airbase for 
hire for events and there is concern that these events will cause noise, disruption, 
traffic, damage. 

• Concern for the increase in traffic using Busk Lane which has no street lighting and 
school children use the bus-stops which are very close to this road.   

• Concern in regards to the proposals impact around safety outside Kirk Fenton Primary 
School with the increase in HGV’s which when using SatNav directions from the south 
would require access through Church Fenton and Saxton village.  

• The A642/B1217 route from the M1 routes traffic along minor roads and through the 
villages of Saxton and Barkston Ash. The latter has a particularly tight and narrow bend 
which was clearly never intended to carry significant amounts of traffic. 

• Access to the A1 and the A63 would be via Fenton Lane. As noted in Transport 
Statement this has had five accidents in the last three years and no 
improvement/mitigation measures are proposed. 

• Connectivity to the A64 would be via Raw Lane, the B1223. The junction of this road 
with the A162 is an accident black spot with five accidents in the last three years, but 
the problems at this junction are not mentioned. It should also be noted that the large 
amount of committed development for Sherburn in Elmet means that traffic at this 
junction is likely to increase significantly, which will further increase the likelihood of 
accidents. 
 

Within the 30 letters of representation there have been 17 letters of support of the 
application which has included letters of support from film production companies. These 
letters have raised the following issues: 
 
• The Yorkshire region has a long standing relationship with film and more latterly, TV 

production and in recent years has seen a real growth in demand for support to 
productions from across the world. Screen Yorkshire has been instrumental in helping 
to grow the sector within this region and has helped make it sustainable. If this proposal 
were to be successful in getting planning permission this would be a real game changer 
for the region.  

• The establishment of film and TV studios on this site would be of immeasurable help, as 
so much more of this lucrative and high-profile work and income would be retained in 
the region.  

• The construction of this studio is a vital step in growing this booming, global industry 
within the region.  

• The proposal would result in wider economic benefits and job creation opportunities that 
attracting large-scale productions would bring.  

• One vital piece of the jigsaw missing in Yorkshire that prevents it becoming a truly 
major film production hub is a proper film studio.  

• The ability to attract large scale and long running productions would have massive 
benefits for the area in all sorts of different ways. On top of providing work for the local 
crew, new jobs would also be created and hotels and other support services such as 
restaurants etc would be provided with welcome additional income. 

• This proposal would be an incredibly valuable and much-needed film and TV industry 
resource in Yorkshire. 
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• Studio space has been very hard - if not impossible - to find, especially recently, 
especially in Yorkshire.  

• As a result of the boom in film and TV production recently, there is currently a shortage 
of studio space in the UK and this new proposed space combined with the local crew 
and facilities that are available would make the difference. 

• Having a new studio brings work to local crew and cast and extras as well as bringing 
business to equipment suppliers, facilities suppliers and post production houses - to 
name just the key benefactors. Additional benefits include introducing a structure for 
training the next generation of filmmakers. 

• The Council is asked to into account the very significant, immediate and on-going 
economic benefits and job creation TV and feature film production brings to the UK 
economy. Access to a site of this kind by the Film and TV industry for set building 
provides increased opportunities for Yorkshire to attract further investment from the 
industry to the region. 

• After several difficult years for TV production in this region, there is currently a much 
more buoyant, dynamic film and TV industry in Yorkshire – at least in part fuelled by 
Screen Yorkshire’s work. For the region to be able to compete more effectively on a 
global platform it needs to have the appropriate infrastructure in place to make it an 
attractive proposition for producers. The lack of a large scale production space has 
been an issue for several years. 

• If this new space can be made available it would bring benefits not only to film and TV 
drama producers but also to the wider production community of which we are a small 
but growing part. If we can secure big, long running productions, it helps build 
Yorkshire’s reputation as a serious base for production. That means that in a highly 
competitive industry Yorkshire can more effectively attract talent, retain its own talent 
and develop a new generation of talent who can base themselves in the region 
confident of several years of production ahead. 

• The Government has again reinforced its support of the film and television industry by 
enhancing the UK’s generous tax reliefs for film and television and by reinforcing its 
support of the BFC and the UK’s other public support agencies, with whom the UK’s 
studios have close working relationships.  

• The UK’s increased popularity as a filming destination has led to increased demand for 
stage space throughout the country. Additional studio capacity would provide a 
considerable boost to Yorkshire’s, and the wider UK’s, ability to attract major production 
with the associated employment and investment opportunities.  

• This is a great opportunity which would mean film production companies would not 
have to go outside the region when there is a requirement to shoot on large-scale 
stages, it would also help draw more productions into the region increasing income to 
Yorkshire and raising its profile.  

• Existing studio supply in Yorkshire currently contains no spaces at all above 20,000 
square feet, so production companies have had to look elsewhere for large scale studio 
space.  

• Church Fenton has the potential to develop into a vibrant community, not just providing 
a film studio location, but has potential to attract a whole raft of related small 
businesses.   

• This is an excellent opportunity for Yorkshire to compete with cities such as 
Manchester.  
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• Whilst Yorkshire has a long track record in attracting location-based drama, its lack of a 
large indoor studio space has been well documented and debated for many years, 
without ever being resolved. Now, the need to fill that gap is becoming ever more 
critical. The film and TV industry in the UK is currently very buoyant and dynamic, 
especially since the introduction of tax credits, and producers are looking for space 
across the country, as London and the south east struggle to meet demand. Yorkshire 
is now losing business because it cannot provide the infrastructure needed, it has not 
been able to offer the large internal space that allows it to attract major, long running 
productions, which provide significant economic benefits and equally important, provide 
the basis of growing a sustainable industry, creating long term jobs and training 
opportunities for a local workforce. 

• A studio such as this one would significantly help to stimulate the local economy and 
build a more attractive film and television infrastructure to the region.  

• The lack of a large scale indoor space for production in Yorkshire has deterred 
productions from basing themselves in Yorkshire and as a consequence this has 
resulted in the loss of millions of pounds to Yorkshire’s economy. To enable Yorkshire 
to compete with the rest of the world it is essential that Yorkshire has a major facility as 
detailed in this planning application.  

• It is widely acknowledged that nothing increases tourism more than when a destination 
appears on TV and the impact is such that people continue to visit many years after 
production for example 40 years after ‘The Railway Children’ film, visitors still flock to 
Oakworth and visitors still visit Castle Howard to see ‘Brideshead’.   

 
 
 
2. Report  
 
2.1 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".  This is recognised in paragraph 11 of the NPPF, with 
paragraph 12 stating that the framework does not change the statutory status of the 
development plan as the starting point for decision making. The development plan for the 
Selby District comprises the Selby District Core Strategy Local Plan (adopted 22nd October 
2013) and those policies in the Selby District Local Plan (adopted on 8 February 2005) 
which were saved by the direction of the Secretary of State and which have not been 
superseded by the Core Strategy.   

 
Legal Challenge to the Selby District Core Strategy Local Plan 
 
Sam Smith’s Old Brewery has been granted leave to appeal the decision of the High Court 
to dismiss the Core Strategy Legal Challenge.  Leave has been given on only one ground, 
whether the Duty to Co-operate (introduced by the Localism Act 2011) applied to work 
done during the suspension of the Examination in Public.  
 
The Court of Appeal will hear the case in October 2015. The Council has already indicated 
that it will be defending the Appeal. 
 
In the interim period Councillors will need to be aware of the Appeal as it is a material 
consideration. However the advice of officers is that the outcome of the challenge is 
uncertain. The Council has successfully defended its position already before the Inspector 
and the High Court. As such Officers advise that the challenge should be given little or no 
weight whilst the Core Strategy as the adopted Development Plan should be given 
substantial weight. 
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2.2  Selby District Core Strategy Local Plan 
2.2.1  The relevant Core Strategy Policies are as follows 
 

SP1: Presumption in Favour of Sustainable Development    
SP2: Spatial Development Strategy    
SP13: Scale and Distribution of Economic Growth    
SP15: Sustainable Development and Climate Change    
SP18: Protecting and Enhancing the Environment    
SP19: Design Quality               

 
2.3 Selby District Local Plan  

 
Annex 1 of the National Planning Policy Framework (NPPF) outlines the implementation of 
the Framework.  As the Local Plan was not adopted in accordance with the Planning and 
Compulsory Purchase Act 2004, the guidance in paragraph 214 of the NPPF does not 
apply and therefore applications should be determined in accordance with the guidance in 
Paragraph 215 of the NPPF which states " In other cases and following this 12-month 
period, due weight should be given to relevant policies in existing plans according to their 
degree of consistency with this framework (the closer the policies in the plan to the policies 
in the Framework, the greater the weight that may be given)".   
 
The relevant Selby District Local Plan Policies are:  
 

ENV1:  Control of Development    
ENV2:   Environmental Pollution and Contaminated Land      
ENV27: Scheduled Monuments and Important Archaeological Sites  
EMP2:  Location of Economic Development 
EMP8  Conversions to commercial, industrial or recreational uses Use in the 

countryside. 
T1:   Development in Relation to Highway 
T2:  Access to Roads 

 
2.4 National Guidance and Policy – National Planning Policy Framework (NPPF) and 

Planning Practice Guidance (PPG) 
 

On the 27th March 2012 the Government published the National Planning Policy 
Framework (NPPF). The NPPF replaced the suite of Planning Policy Statements (PPS's) 
and Planning Policy Guidance Notes (PPG's) and now, along with the Planning Policy 
Guidance (PPG), provides the national guidance on planning. 
 
The NPPF introduces, in paragraph 14, a presumption in favour of sustainable 
development.  Paragraph 14 of the NPPF states "At the heart of the National Planning 
Policy Framework is a presumption in favour of sustainable development, which should be 
seen as a golden thread running through both plan-making and decision-taking". 
 
The NPPF and the accompanying PPG provides guidance on wide variety of planning 
issues the following report is made in light of the guidance of the NPPF and the PPG. 
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2.5  Key Issues  

2.5.1 The main issues to be taken into account when assessing this application are: 

1. The principle of development
2. Design, and impact on the character, form and visual amenity
3. Impact on residential amenity
4. Highways safety
5. Flood and drainage
6. Impact on nature conservation and protected species
7. Contaminated land and ground conditions
8. Economic benefits
9. Other issues raised by objectors

2.6 The Principle of Development 

2.6.1 Policy SP1 of the Core Strategy outlines that "when considering development proposals the 
Council will take a positive approach that reflects the presumption in favour of sustainable 
development contained in the National Planning Policy Framework” and sets out how this 
will be undertaken. 

2.6.2 Relevant policies in respect of the principle of this proposal include Policy SP2 “Spatial 
Development Strategy” and SP13 “Scale and Distribution of Economic Development” of the 
Selby District Core Strategy Local Plan (2013) and EMP2 “Location of Economic 
Development ” of the Selby District Local Plan (2005). 

2.6.3 The application proposal is for temporary planning permission for a period of five years for 
use of land and buildings for commercial film-making and ancillary uses alongside the 
continued use of the site for aviation uses with resumption at the end of the period back to 
the site's current aviation use.  

2.6.4 The application site is located outside the development limits of Church Fenton and 
therefore in the countryside. Policy SP2 of the Selby District Core Strategy sets out the 
spatial development strategy in the District and provides that proposals in the countryside 
(outside Development Limits) will be limited to the replacement or extension of existing 
buildings, the re-use of buildings preferably for employment purposes, and well-designed 
new buildings of an appropriate scale which would contribute towards and improve the local 
economy.  

2.6.5 Officers consider that the proposal would be in accordance with Policy SP2 as the proposal 
would constitute the re-use of existing buildings on the application site for employment 
purposes. The application site is part of a working aerodrome with an established aviation 
use and the proposals provide a temporary mixed use to encourage multiple benefits for 
the use of the land, buildings and infrastructure by continuing aviation services in addition 
to other uses.  

2.6.7 Policy SP13 of the Selby District Core Strategy (2013) provides that in rural areas, 
sustainable development (on both Greenfield and Previously Developed Sites) which brings 
sustainable economic growth through local employment opportunities or expansion of 
businesses and enterprises will be supported. Policy SP13 of the Selby District Core 
Strategy (2013) lists examples of the following local employment opportunities or expansion 
of business that would be supported.  These include: 

• The re-use of existing buildings and infrastructure and the development of well-
designed new buildings;

• The redevelopment of existing and former employment sites and commercial
premises;
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• The diversification of agriculture and other land based rural businesses; 
• Rural tourism and leisure developments, small scale rural offices or other small 

scale rural development; and 
• The retention of local services and supporting development and expansion of local 

services and facilities in accordance with Policy SP14. The proposal for temporary 
planning permission for a period of five years for use of land and buildings for 
commercial film-making and ancillary uses  

 
2.6.8 The proposed use would see the re-use of existing buildings and infrastructure at RAF 

Church Fenton. The proposal would also see the sustainable economic growth through 
local employment opportunities as detailed above and would see the expansion of the 
current enterprise on the site as the application site would continue to be used for aviation 
uses alongside the proposed change of use.  

 
2.6.9 Policy EMP2 of the Selby District Local Plan (2005) set out the provision for the location of 

future economic development across the district.  The policy states that encouragement will 
be given to proposals for small-scale development in villages and rural areas in support of 
the rural economy. This is developed further under Policy EMP8 “Proposals for the 
Conversion of Rural Buildings for Commercial, Industrial and Recreational Uses” which sets 
out a number of criteria against which proposals should be assessed.  However, it is 
considered that Policy EMP2 and EMP8, although in general conformity with the NPPF 
contain tests which are more restrictive with the pro-growth agenda of the NPPF.  As such 
it is considered that reduced weight should be attributed to them. 

 
2.6.10 In respect to Policy EMP2 it is noted that the proposal could not be regarded as “small 

scale” and as such the proposal is not specifically supported by Policy EMP2. However, it 
should be noted that although Policy EMP2 states that the Council will encourage small-
scale development it does not specifically preclude the possibility that large scale proposals 
would be unacceptable per se. These would therefore have to be considered on their 
individual merits having had regard to any other relevant policies and other material 
planning considerations.  One such relevant policy within the Local Plan is Policy EMP8 
which specifically relates to the reuse of rural buildings. 

 
2.6.11  Criteria 1 and 2  Policy EMP8, require that a building subject to proposed reuse should be 

structurally sound and capable of reuse without substantial re-building; and that the reuse 
or adaptation will generally take place in the fabric of the building. In this respect officers 
note that there is nothing to suggest that the buildings are other than structurally sound.  
Furthermore officers note that there is no proposal to extend the buildings and that the 
reuse would generally take place within the building.   

 
2.6.12 Although the existing buildings are of some historical interest as a former RAF Airbase the 

proposal involves no physical alteration to the buildings.  Hence the proposal would not 
damage the fabric and character of a building of architectural interest and hence would not 
conflict with criterion 3 of Policy EMP8 of the Local Plan. 

 
2.6.13  Criterion 4 of Policy EMP8 requires that “the form, bulk and general design of the building is 

in keeping with its surroundings”.  In this case the buildings to be reused are part of a wider 
air base including residential accommodation ancillary buildings and runways. The airfield 
therefore dominates the wider area and in this context the form, bulk and general design of 
the buildings would be in keeping with their context. 

 
2.6.14 Criteria 5 and 6 of Policy EMP8 deal with issues relating to impacts on the character and 

form of the area, local amenity and highway safety.  These are dealt with in detail in the 
next sections which find that any impacts are not significant.   

 
2.6.15 In conclusion it is considered that the proposal conforms with Policy EMP8 of the Selby 

District Local Plan. 
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2.6.16 Paragraph 28 of the National Planning Policy Framework (NPPF) is clear that in order to 

promote a strong rural economy support should be given to the expansion of all types of 
businesses and enterprises in rural areas through the conversion of existing buildings and 
well-designed new buildings. Paragraph 17 of the Core Planning Principles states that 
planning should proactively drive and support sustainable economic development to deliver 
homes, business and industrial units, infrastructure and thriving local places that the 
country needs. It is also stated that encouragement must to given to the effective use of 
land by reusing land that has been previously developed (brownfield land), provided that it 
is not of high environmental value. Officers consider that the proposal would present an 
opportunity to re-use a previously developed site and would promote sustainable economic 
development.  

 
2.6.17 Given the above it is considered that having had regard to Policies EMP2 and EMP8 of the 

Selby District Local Plan (2005), Policies SP2 and SP13 of the Selby District Core Strategy 
(2013) and the provisions of the NPPF the proposal is, on balance, acceptable in principle. 

 
2.7 Design and Effect upon the Character of the Area 
 
2.7.1 Relevant policies in respect to design and the impacts on the character, form and visual 

amenity are Policies ENV1 (1) and (4), and EMP8(5) of the Selby District Local Plan, and 
Policy SP19 “Design Quality” of the Core Strategy Local Plan. Significant weight should be 
attached to the Local Plan Policy ENV1 as it is broadly consistent with the aims of the 
NPPF.   

 
2.7.2 Relevant policies within the NPPF, which relate to design, include paragraphs 56, 60, 61 

and 65. 
 
2.7.3 The proposals relate to a temporary change of use of land and buildings within the 

application site to permit their use for commercial film-making purposes alongside the 
aviation use of the site. The proposals do not concern any building operations (e.g. 
structural alterations, temporary construction or demolition) do not include any external 
alterations to the existing buildings on the application site and it is anticipated that the vast 
majority of filming when taking place would happen within the existing buildings on specially 
constructed sets.  It is therefore considered that there would not be a detrimental impact on 
the character and form of the area as views of the existing buildings on the site and 
application site would remain similar to the views of the buildings as existing. The 
application site is well screened from Busk Lane by a well-established strong line of trees 
and hedgerows and it is therefore not considered imperative to attach any conditions 
relating to landscaping of the application site. It is considered that the proposal would not 
result in any further encroachment into the surrounding fields and the proposals would not 
have a result in a significant adverse effect on the character and appearance of the local 
area.   

 
2.7.4 Having considered all of the above, the proposals are considered acceptable with respect 

to the design and impact on the character of the area of this rural area, in accordance with 
Policies ENV1(4) and (5); and EMP8(5) of the Selby District Local Plan (2005), Policies 
SP18 and SP19 of the Selby District Core Strategy Local Plan (2013) and the NPPF. 

 
2.8 Flood Risk and Drainage  
 
2.8.1 Relevant policies in respect to flood risk, drainage and climate change include Policy ENV1 

(3) of the Selby District Local Plan, and Policies SP15 “Sustainable Development and 
Climate Change”, SP16 “Improving Resource Efficiency” and SP19 “Design Quality” of the 
Core Strategy. 
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2.8.2 Significant weight should be attached to the Local Plan Policy ENV1 as it is broadly 
consistent with the aims of the NPPF. 

 
2.8.3 Relevant paragraphs within the NPPF, which relate to flood risk, drainage and climate 

change include 94 and 95.  
 
2.8.4 The whole of the application site is located within Flood Zone 1 which is at the lowest risk of 

flooding. The proposed application site exceeds 1ha in size and therefore the planning 
application has been accompanied by a Flood Risk Assessment.  

 
2.8.5 The applicants Flood Risk Assessment states there are no building extension modifications 

or external works associated with the proposed change of use of the site and the flood risk 
will remain unchanged. The application site lies in Flood Zone 1 (low flood risk) and the 
proposed change of use is considered to be ‘Less Vulnerable’, therefore the application site 
is considered appropriate for development. The Flood Risk Assessment has considered 
other potential sources of flooding to the site, including sea, rivers, groundwater, land, 
existing sewers, diverted sewers and other artificial sources and the assessment concludes 
that the flood risk to the site is low, reasonable and acceptable. 

 
2.8.6 The Environment Agency has stated that his proposal falls outside the scope of matters on 

which the Environment Agency is a statutory consultee and therefore the Environment 
Agency has no comment to make on this application. 

 
2.8.7 In terms of drainage the Planning Statement stipulates that the proposals would utilise the 

existing drainage infrastructure that is currently in place at the site.  Yorkshire Water and 
the Internal Drainage Board have been consulted on the proposal.  Yorkshire Water has 
confirmed that no comments are required from them and no response has been received 
from the Internal Drainage Board.  

 
2.8.8 Having had regard to the above it is considered that the proposal would not have significant 

impact on flood risk, drainage and the sewerage system or that the proposed use would be 
unacceptable risk from flooding.  The proposed scheme is therefore considered acceptable 
in accordance with Policy ENV1(3),  Policies SP15 and SP16 of the Core Strategy and the 
NPPF with respect to flood risk,  drainage and climate change, subject to attached 
conditions. 

 
2.9 Residential Amenity 
 
2.9.1 Policy in respect to impacts on residential amenity and securing a good standard of 

residential amenity are provided by Policies ENV1(1), ENV2, and EMP8(6) of the Local 
Plan and Paragraph 200 of the NPPF.     

 
2.9.2 The nearest residential properties to the application site are situated on Trans Walk (at 

approximately 100 metres away), on Little Ings Way (at approximately 140 metres away) 
and at Dorts Crescent (at approximately 200 metres away). The Planning Statement 
stipulates that the application site is a secure, enclosed aerodrome facility and has had this 
character for many decades. It goes onto to stipulate that the proposed change of use 
would not result in a material change from this existing character, and indeed the extant 
use of the site would continue throughout the temporary permission for commercial film-
making and ancillary use. The Planning Statement also stipulates that it is anticipated that 
the vast majority of filming when taking place on the application site would happen within 
the existing buildings on specially constructed sets. Therefore it is stated that the impacts of 
disturbance to the nearest neighbouring residential properties, which are considered to be 
some distance from the application site and screened by intervening features, would 
therefore be minimal and limited to intermittent periods during the temporary permission.  
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2.9.3 The Lead Officer- Environmental Health has been consulted on the proposal and has 
stated that he has concerns regarding the possible impact on existing residential occupiers 
in the vicinity of the site in respect to noise and light and possibly odour. However, due to 
the proposed use these impacts are hard to identify at this stage as recognised in the 
Amenity section of the Planning Statement.  The Lead Officer- Environmental Health has 
noted that in this section of the Planning Statement it is suggested that a dedicated 
community liaison would be appointed to communicate the planned activities and resolve 
day to day operational issues. The Planning Statement states that this may be secured by 
the use of condition attached to any planning permission granted.  

 
2.9.4 The Lead Officer- Environmental Health has stated that they would agree with this 

approach as set out by the applicant in the submitted Planning Statement but would 
suggest that a further condition is attached to any permission granted requiring that prior to 
any production at the site consideration is given to the filming and associated activities and 
how this may impact on residential amenity in the area and detailing how the impact will be 
minimised. The scheme should be fully implemented and available to the LPA on request or 
on complaint regarding impact on residential amenity where the LPA may negotiate 
alternative working arrangements to protect residential amenity. 

 
2.9.5 Having taken into account the matters discussed above it is considered that,  subject to the 

attached conditions, the proposal would not cause significant detrimental impact on the 
residential amenities of either existing or future occupants in accordance with Policies 
ENV1(1) and EMP8(6) of the Local Plan and the NPPF. 

 
2.10 Impact on Highways  
 
2.10.1 Policy in respect to highway safety and capacity is provided by Policies ENV1(2), EMP8(6), 

T1 and T2 of the Selby District Local Plan, Policy SP19 of the Core Strategy and 
Paragraphs 34, 35 and 39 of the NPPF.  

 
2.10.2 Significant weight should be attached to the Local Plan Policy ENV1 as it is broadly 

consistent with the aims of the NPPF.   
 
2.10.3 A Transport Statement has been submitted alongside the planning application. The findings 

of this Statement are as follows: 
 

• It is predicted that the filming stage of production will be the busiest period with 
approximately 200-250 vehicle (car and minibus) movements per day associated 
with the proposed commercial film-making use. 

• However it is not forecasted that this amount of traffic will create a significant impact 
on the surrounding highway network, as the majority of traffic movements will take 
place outside the peak hours of 08:00-09:00 AM and 17:00-18:00 PM on weekdays. 

• In terms of HGVs movements, the majority of such traffic is expected to take place 
during the pre-shooting and post filming stages, and hence will not conflict with 
vehicle movements during the filming stage. 

• The site offers good connectivity and access to the local and wider highway network 
including the A1 to the west, the A64 to the north and the A63 to the south. 

• Observations during site visits show that the area is lightly trafficked with little sign 
of congestion on the local highways. It is not therefore considered that the proposed 
change of use will lead to traffic capacity issues given the peak traffic activity for the 
will occur outside of the network peaks. 

 
2.10.4 North Yorkshire Highways Officers have considered the proposals and have stipulated that 

Section 2.6 of the Transport Statement mentions that  
 

‘This main access provides sufficient capacity for the anticipated volume of traffic’.  
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The Highways Officer has stated that although initial concerns were raised regarding 
access at the main gates, it has been clarified that the gates would be open from 5am to 
10pm with security presence 24hrs a day who can pre-open the gates for access out-of-
hours. This would mean that the circumstances of a HGV queuing on Busk Lane awaiting 
the main gates to be opened would not occur. Therefore the information provided enabled 
NYCC Highways to remove his concerns regarding this issue. 

2.10.5 However, there were also concerns raised by the NY Highways Officer that there would be 
a likelihood of damage to the public highway carriageway and verges due to the increase of 
HGV’s and although the applicant disputes this claim, to ensure that the operation of the 
site does not damage the existing public highway, it is recommended that a Highway 
Condition Survey be undertaken by the applicant to enable the County Council to record 
and identify if any extraordinary damage has occurred over the 5 year operation which can 
then be rectified and funded by the applicant. The roads that are required to be surveyed 
are the B1223 from and including its Junction with the A162, Raw Lane, New Road, Church 
Fenton Lane and Busk Lane. 

2.10.6 Objectors and Saxton Parish Council have raised a number of concerns in relations to 
highway safety and the impact that the proposals would have on the local highway network. 
Concerns have been raised that a Travel Plan is required as there has not been sufficient 
information submitted by the applicant to justify the impact that the proposal would have on 
the local highway network and other villages. North Yorkshire Highways Officer has 
responded directly to these concerns and stipulated that  the applicant has provided a 
Transport Statement indicating in section 4.16 that the site has good connectivity with the 
A1, A64 and A63, all of which do not require access through Saxton. In terms of the County 
roads, NYCC Highways have asked for a highway survey to record the road conditions at 
present which (over the 5 years of operation) should enable the County Council to ask the 
applicant to rectify any problems which may arise due to the “change of use”. NYCC 
Highways have stipulated that they would not request any additional information regarding 
this proposal because the submitted Transport Statement identifies the traffic issues likely 
to be associated with the change of use and how they will assess the site 

2.10.5 Having had regard to the above it is considered that, subject to the attached conditions, the 
scheme is acceptable and in accordance with Policies ENV1(2), EMP8(6) T1 and T2 of the 
Local Plan and Paragraph 39 of the NPPF.  

2.11 Impact on Heritage Assets 

2.11.1 Relevant policies in respect to the impact on the historic environment and archaeology 
include Policies SP18 of the Selby District Core Strategy Local Plan and Policy ENV27 of 
the Selby District Local Plan. Policy ENV27 should be afforded significant weight as it is 
broadly compliant with the NPPF.  Section 12 of the NPPF requires Local Planning 
Authorities to identify and assess the particular significance of any heritage asset that may 
be affected by a proposal taking account of available evidence and any necessary 
expertise. 

2.11.2 The Planning Statement stipulates that remains of former WWII airfield defences exist 
along the southern boundary of the aerodrome, which is over 500m from the application 
site. These are designated as Scheduled Monuments under the Ancient Monuments and 
Archaeological Areas Act 1979 as amended. Officers consider that given the separation 
distance from the Scheduled Monuments and the application site and that the proposed 
temporary change of use would not alter the relationship of the buildings to the monument it 
is considered that the proposed development would not alter the setting, or impact on the 
significance of the designated heritage asset.  

2.11.4 It is therefore considered that having had regard to Policy ENV27 of the Selby District Local 
Plan (2005), Policy SP18 of the Selby District Core Strategy Local Plan (2013) and 
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Paragraph 135 of the NPPF it is considered that the proposal would not harm the character 
and appearance of the wider area.   

 
2.12 Impact on Nature Conservation and Protected Species 
 
2.12.1 Relevant policies in respect to nature conservation include Policies ENV1 (5) of the Selby 

District Local Plan and Policy SP18 “Protecting and Enhancing the Environment” of the 
Core Strategy.  Policy ENV1 should be afforded substantial weight as it is broadly 
consistent with the aims of the NPPF.   

 
2.12.2 Protected Species are protected under the 1981 Wildlife and Countryside Act and the 

Conservation of Habitats and Species Regulations 2010.  The presence of a protected 
species is a material planning consideration. 

 
2.12.3 The site is not a protected site for nature conservation or is known to support, or be in close 

proximity to any site supporting protected species or any other species or habitat of 
conservation interest.  Although the proposal involves the reuse of buildings the nature of 
the buildings are such that they are very unlikely to support bats to such an extent that it is 
considered unreasonable and unnecessary to require the applicant to undertake a bat 
survey. 

 
2.12.4 As such it is considered that the proposed development would not harm any acknowledged 

nature conservation interests and therefore would not be contrary Policy ENV1 (5) of the 
Selby District Local Plan (2005), Policy SP18 of the Selby District Core Strategy Local Plan 
(2013) and the advice contained within the NPPF. 

 
2.13 Contaminated Land and Ground Conditions  
 
2.13.1 Relevant policies in respect of land contamination are Policy SP19 ‘Design Quality’ part (k) 

of the Core Strategy Local Plan, Policy ENV2 (A) of the Local Plan and paragraphs 120 and 
121 of the NPPF.  Policy ENV2 (A) of the Local Plan should be given significant weight in 
the determination of planning applications as it is broadly consistent with the NPPF. 

 
2.13.2 The application has not been accompanied by any detailed land contamination information; 

however the application site lies within a potentially contaminated land area.  However the 
application is for a change of use and no physical works are proposed which would disturb 
ground conditions. 

 
2.13.3 Given that the nature of the proposal is for a change of use and it is not considered that the 

proposals would constitute a vulnerable end use then contamination should therefore not 
preclude development of the site.  The proposal is therefore considered acceptable in 
respect of Policy ENV2 of the Selby District Local Plan (2005) and the NPPF. 

 
2.14 Economic Benefits 
 
2.14.1 The supporting Planning Statement that has been submitted alongside the planning 

application states that the proposals would generate employment in a variety of job roles – 
from design teams, to construction jobs (carpenters, joiners, electricians, etc.), to 
costumers, visual effects teams, administrative, managerial and production staff and actors 
– of which some  would be sourced from the local labour market. The Planning Statement 
emphasises that whilst it is not possible to be specific about the number of employees the 
proposals would generate at this time, typically a large-scale production can involve around 
120 people regularly on set, in addition to employees needed in the pre and post shoot 
periods. The Planning Statement also states that as well as the direct economic benefits 
referred to above, there would also be significant indirect/ secondary economic benefits to 
this type of use. Local beneficiaries would include hospitality services used by staff/ visitors 
(e.g. hoteliers, restaurants, catering), transport operators, product and equipment suppliers. 
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2.14.2 The Planning Statement goes onto highlight that the South East has traditionally been the 

focus of film and television production, but the sheer volume of productions coming into the 
country has resulted in that region overheating, with productions frequently looking 
elsewhere for both facilities and crew. Pinewood Studios have recently joined forces with 
the Welsh Government to create a new studio facility in Cardiff; Media City and Space 
Studios in Salford and Manchester respectively have already had significant economic 
impact on the North-West. The Planning Statement also confirms that in this dynamic and 
growing industry, whilst Yorkshire has an extremely strong track record in hosting location-
based shoots, it currently lags behind in terms of studio facilities; the largest current 
dedicated film studio space in the region is only 16,000 sq ft, which means that the 
Yorkshire Region have been unable to attract the large scale high value productions which 
inevitably demand more space. The applicant argues that Church Fenton Aerodrome is 
extremely well placed to respond to the market’s needs. It contains large buildings which 
can create flexible studio space (in addition to a variety of other structures suitable to 
accommodate ancillary uses associated with commercial film-making); it is a large enough 
site to comfortably accommodate the operating requirements of the industry; and it is an 
enclosed and secure site. 

 
2.14.3 Officers also consider that it is very clear from the representations in support of this 

application from the film industry and others that there is a need for a large scale indoor 
space for film production in Yorkshire and that the proposal would result in wider economic 
benefits and job creation opportunities and their comments support the economic case that 
has been put forwards by the applicant.   

 
2.14.4 Officer’s acknowledge that there would also be secondary economic benefits. The Planning 

Statement states that these benefits are widely acknowledged in the industry, as ‘film 
induced’ tourism, which is the ability of film or television production to encourage viewers to 
visit the country or site where they were shot. There is therefore the potential for the 
proposals to act as a catalyst for tourism in the District and the region, increasing visitor 
numbers and supporting the investment in local attractions and facilities. 

 
2.14.5 It is therefore officer’s view that the primary and secondary economic benefits arising from 

the proposal lend substantial weight in favour of the proposal. 
  
2.15  Other Issues 
 
2.15.1 Saxton Parish Council has raised concerns that the applicant has not demonstrated that 

there is a need for a television studio use in this location. However, it is noted that there is 
no policy context in which the applicant is required to demonstrate a need. 

 
2.15.2 Objectors have raised concerns that Saxton has issues with flood drainage pipes and 

culverts which are under great strain from the weight of traffic that the roads were never 
designed to take. NYCC Highways have commented on the proposals and have raised no 
objections in relation to the impact on the local highway network. In the applicant’s 
supporting information there is nothing to state that the transport route would be through 
the village of Saxton.  

 
2.15.3 Objectors have raised concerns that some residents in Saxton have already experienced 

damage to their cars due to speeding traffic trying to get through the narrow lanes. Again in 
the applicant’s supporting information there is nothing to state that the transport route would 
be through the village of Saxton and the Highway Authority has not objected to the proposal 
on these grounds. 

 
2.15.4 Objectors have raised concerns in regards to the unregulated use at RAF Church Fenton. 

Officers can confirm that the application site has a lawful use as an airfield and therefore 
the current aviation use is lawful.  
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2.15.5 Objectors have raised concerns that by allowing the continued use of the unregulated 

airfield this would result in an uncontrolled expansion of the aviation use. Any proposed 
expansion plans to the aviation use would be subject to a separate planning application and 
these would be determined on their own planning merits.  

 
2.15.6 Objectors have raised concerns that the current aviation use differs significantly from the 

previous use of RAF Church Fenton. This would not be a material planning consideration in 
the determination of this application.  

 
2.15.7  Objectors have raised concerns that the Leeds East Airport website states that the 

applicant is offering the airbase for hire for events and there is concern that these events 
will cause noise, disruption, traffic and damage. This use is not being considered as part of 
this planning application and therefore it would not be a material planning consideration.  

 
2.15.8 Having had regard to the above it is considered that the issues raised alter the overall 

conclusions of this report. 
 
2.16 Conclusion 
 
2.16.1 The application proposal is for temporary planning permission for a period of five years for 

use of land and buildings for commercial film-making and ancillary uses alongside the 
continued use of the site for aviation uses with resumption at the end of the period back to 
the site's current aviation use. 

 
2.16.2  The proposals would constitute the diversification of a current aviation enterprise.  Although 

Policy EMP2 encourages small–scale economic development in rural areas it does not 
specifically preclude large scale proposals. However, the proposal would constitute the re-
use of existing buildings and infrastructure and as such accords with Policy EMP8 of the 
Selby District Local Plan, Policies SP2 and SP13 of the Selby District Core Strategy and 
the provisions of the NPPF in terms of economic development.  The proposal is therefore 
considered, on balance, to be acceptable in principle.   

 
2.16.3  The proposed scheme would not result in a detrimental impact on the character of the open 

countryside and would not result in any further encroachment into the open countryside 
over and above that which currently exists. The design, scale and layout of the proposed 
scheme are considered to be acceptable. Impacts of acknowledged importance such as 
sustainability, residential amenity, drainage and flood risk, heritage assets, contamination, 
nature conservation and impact on the highway network are all considered acceptable 
subject to appropriate conditions. 

 
2.16.4  It is also considered that the proposal would result in wider economic benefits and job 

creation opportunities and that these factors lend substantial weight in favour of the 
proposal. 

 
2.16.5  Having had regard to the development plan, all other relevant local and national policy, 

consultation responses and all other material planning considerations, it is considered that 
the proposals are acceptable. 

 
2.17 Recommendation  
 

This application is recommended to be Granted subject to the following conditions: 
 
01. This permission for the use of the buildings for commercial film-making and ancillary 

uses shall last for a period of 5 years from the date of this permission. After a period 
of 5 years from the date of this permission the use of the buildings for commercial 
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film-making and ancillary uses shall be discontinued and the site reinstated to its 
former use. 

 
Reason:   
The Planning Authority is prepared to allow the development to be carried out for a 
limited period having regard to the particular circumstances of this case as set out in 
the submitted application.   

 
02.    There shall be no HGVs brought onto the site for commercial film-making and 

ancillary use until a survey recording the condition of the existing highway (B1223 
from and including its Junction with the A162, Raw Lane, New Road, Church Fenton 
Lane and Busk Lane) has been carried out in a manner approved in writing by the 
Local Planning Authority. 

 
Reason:  
In accordance with Policies ENV1, EMP8, T1 and T2 of the Selby District Local Plan 
and in the interests of highway safety and the general amenity of the area 

 
03.      Prior to commencement of development, a written scheme shall be submitted to and 

approved in writing by the Local Planning Authority to control noise arising from film 
making activities.  The scheme shall set out details of  

 
(i)  the role and responsibilities of a dedicated community liaison officer 

who is to communicate planned activities and to resolve day to day 
operational issues. 

(ii) the protocol for community notification of filming activities that would 
generate noise at levels that would cause statutory nuisance. 

(iii) a protocol for resolving and mitigating activities that are likely to 
generate noise at levels that would cause statutory nuisance. 

 
Reason: 
In the interests of protecting the residential amenity of the occupiers of neighbouring 
residential properties 

 
04.    The development hereby permitted shall be carried out in accordance with the  

plans/drawings listed below: 
 

(to be inserted into the decision notice) 
 

Reason:  
For the avoidance of doubt. 

 
3.1 Legal Issues 

 
3.1.1. Planning Acts 

 
This application has been determined in accordance with the relevant planning acts. 
 

3.1.2 Human Rights Act 1998 
It is considered that a decision made in accordance with this recommendation would not 
result in any breach of convention rights. 

 
3.1.3 Equality Act 2010 

 
This application has been determined with regard to the Council’s duties and obligations 
under the Equality Act 2010. However it is considered that the recommendation made in 

23



this report is proportionate taking into account the conflicting matters of the public and 
private interest so that there is no violation of those rights. 

3.2     Financial Issues 

3.2.1 Financial issues are not material to the determination of this application. 

4. Conclusion

4.1 As stated in the main body of the report. 

5. Background Documents

5.1 Planning Application file reference 2015/0588/COU and associated documents. 

Contact Officer:  Richard Sunter (Lead Officer Planning) 

Appendices:   None.   
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