
 
 
 
 
 

 
Mission Statement 

 
To Improve the Quality of Life 

For Those Who Live and Work in The District 
 

 
5 April 2007 
 
Dear Councillor 
 
You are hereby invited to a meeting of the Planning Committee to be held in 
Committee Rooms 1 and 2, Civic Centre, Portholme Road, Selby on 18 April 
2007 commencing at 4:00pm. 
 
The agenda is set out below. 
 
1.  Apologies for Absence and Notice of Substitution 

 
To receive apologies for absence and notification of substitution. 
 

2.  Disclosure of Interest 
 
To receive any disclosures of interest in matters to be considered at 
the meeting in accordance with the provisions of Sections 94 and 117 
of the Local Government Act 1972 or the National Code of Local 
Government Conduct.  
 

3.  Minutes 
 
To confirm as a correct record the minutes of the Planning Committee 
meeting held on 21 March 2007 (pages 6 - 16). 
 

4.  Chair’s Address to the Planning Committee 

5.  Service Performance Agreements (SPAs) 
 
Report of the Head of Service – Policy and Performance (pages 17 - 
21). 
 
 
 
 
 



6.  Consultation on a Planning Application Stillingfleet Mine by 
North Yorkshire County Council 
 
Report of Mr S Natkus, Senior Planning Officer (pages 22 - 27). 
 

7.  Consultation on a Planning Application at Wistow Mine, 
Long Lane, Wistow by North Yorkshire County Council 
 
Report of Ms S Hill, Team Leader North  (pages 28 - 33). 
 

8.  Request for Funding for Planning Public Inquiries 
 
Report of the Principal Planning Officer  (pages 34 - 36). 
 

9.  Site Visits 
 

• 2006/1134/FUL – Long Mann Hills Farm, Long Mann Hills 
Road, Selby 

 
(pages 37 – 44). 
 

10.  Planning Applications Received 
 
Report of the Head of Service - Planning and Economic Development  
(pages 45 - 98). 
 
 

11.  Planning Appeal Decisions for February and March 2007 
 
Report of the Principal Planning Officer (pages 99 - 102). 
 

12.  Tree Preservation Orders – Confirmation (Unopposed) 
 
Report of the Head of Service – Legal and Democratic Services 
(pages 103 - 104). 
 

 
 
 
 
 
M Connor 
Chief Executive 
 



Public Speaking 
 
Please note the deadline for registering to speak at Committee is 3.00pm 
Monday 16 April 2007 
 

Disclosure of Interest – Guidance Notes: 
 

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

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

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

 



Dates of Future Meetings of The Planning Committee 
 

Date of Meeting 
 
23 May 2007 
 

 
20 June 2007 

 
25 July 2007 

 
22 August 2007 
 

 
19 September 2007 

 
17 October 2007 

 
 

Membership of the Planning Committee 
18 Members 

 

Conservative Labour Independent 

D Bain-Mackay G R Croston R H Sweeting 
J Cattanach D Davies  
I Chilvers B Marshall  
W Inness W N Martin  
C J Lunn S Shaw-Wright  
J Mackman (Chair) R Wilson  
D McSherry   
I Nutt   
C Pearson   
D Peart   
F Ryan   
 
 
Enquiries relating to this agenda, please contact Jane Stewart on: 
Tel: 01757 292007  
Fax: 01757 292020 
Email: jstewart@selby.gov.uk

mailto:jstewart@selby.gov.uk


Items for Planning Committee  
18th April 2007 

 
 

File Number: Site Address: 
Case 
Officer Page 

 Site Visit   

2006/1134/FUL 
Long Mann Hills Farm, Long Mann Hills Road 
Selby RABA 37 

 Applications Received   

2006/1486/FUL 11 Orchard Close, Appleton Roebuck, York STNA 45 

2007/0126/FUL 
Scarthingwell View, Scarthingwell Park, 
Barkston Ash, Tadcaster STNA 58 

2007/0076/FUL Serendipity, Moor End, Kelfield STNA 67 

2007/0030/FUL Colton Lodge, Colton Lane, Colton, Tadcaster STNA 76 

2007/0031/FUL Colton Lodge, Colton Lane, Colton, Tadcaster STNA 83 

2006/1613/FUL Colton Lodge, Colton Lane, Colton, Tadcaster STNA 89 

2006/1612/FUL Colton Lodge, Colton Lane, Colton, Tadcaster STNA 95 
 



Planning Committee 
21 March 2007 

SELBY DISTRICT COUNCIL 
 

Minutes of the proceedings of a meeting of the Planning Committee held on 21 
March 2007, in the Civic Suite, The Civic Centre, Portholme Road, Selby, 

commencing at 4.00pm. 
 

1604 Minutes 
1605 Chair’s Address to the Planning Committee 
1606 Consultation on a Planning Application at Newton Lane, Back Newton Lane 

and Claypit Lane at Ledston and Ledsham by Leeds City Council 
1607 Site Visits 
1608 Planning Applications Received 

 
 

Present: Councillor J Mackman in the Chair 
  
Councillors: J Cattanach, I Chilvers, G R Croston, Mrs D Davies, Mrs S Duckett (for 

Councillor W N Martin), Mrs M Hulme (for Councillor Bain-Mackay), C J 
Lunn, B Marshall, D McSherry, I Nutt, C Pearson, D Peart, Mrs F Ryan, S 
Shaw-Wright and R Wilson  

  
Officials: Head of Service – Legal and Democratic Services, Principal Planning 

Officer, Planning Officers, Conservation Officer, Democratic Services Officer 
and Committee Administrator 

  
Public: 12 
Press: 0 

  
1602 Apologies for Absence and Notice of Substitution 

 
Apologies were received from Councillors W N Martin, R H Sweeting and D 
Bain-MacKay 
 
Substitute Councillors were Mrs S Duckett for Councillor W N Martin and 
Mrs M Hulme for Councillor Bain-Mackay. 
 

1603 Disclosure of Interest 
 
Councillor R Wilson declared a personal and prejudicial interest in the 
consultation on a planning application at Newton Lane, Back Newton Lane 
and Claypit Lane at Ledston and Ledsham by Leeds City Council. 
 
Councillor S Shaw-Wright declared a personal and prejudicial interest in 
application 2006/1553/FUL – Land to the rear of 44 Armoury Road, Selby. 
 
Councillor Mrs M Hulme declared a personal and prejudicial interest in 
application 2007/0028/OUT – Woodlands, Long Drax. 
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Planning Committee 
21 March 2007 

1604 Minutes 
 
Resolved: 
 
That the minutes of the meeting of the Planning Committee held on 28 
February 2007 be confirmed as a correct record and be signed by the 
Chair. 
 

1605 Chair’s Address to the Planning Committee 
 
The Chair updated councillors on the following issues: 
 

• At the meeting of the Planning Committee on 28 February 2007 
(minute 1452), a communication from a contractor with regard to a 
potential request for authorisation to use an existing construction 
compound on the A63 was put before councillors. After looking into 
this further, the Council had written to the contractor stating they 
objected to them using the site. As a result of this, the contractor had 
withdrawn their request to use the compound 
 

• The Planning Department was still working to achieve performance 
targets for majors. 

 
1606 Consultation on a Planning Application at Newton Lane, Back 

Newton Lane and Claypit Lane at Ledston and Ledsham by Leeds 
City Council 
 
Having declared a personal and prejudicial interest in the application, 
Councillor R Wilson left the chamber during the discussion and voting on 
this item. 
 
The Principal Planning Officer updated councillors on the consultation 
received from Leeds City Council in respect of an application for the 
extraction of coal and other minerals and alterations to landform at Newton 
Lane, Back Newton Lane and Claypit Lane at Ledston and Ledsham. 
 
Although Selby District Council was not a statutory consultee, any 
comments from councillors would be fed back to Leeds City Council together 
with the Principal Planning Officer’s report. 
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Planning Committee 
21 March 2007 

Resolved: 
 
That Selby District Council strongly object to the planning application 
for the reasons listed in the officer’s report together with reasons 
listed below: 
 

• The provision of a Transport Plan is required 
• The hours of work are not in line with those used within the 

usual conditions set by Selby District Council 
• The application would have a negative effect on Selby District as 

the gateway to North Yorkshire; and 
• The effects of the work on local hydrology needs further 

examination. 
 

1607 Site Visits 
 
1. Application: 2006/1444/OUT 

Location: New Inn, Main Street, Great Heck 
Proposal: Resubmission of previously refused application No. 
8/43/5L/PA for Outline Planning Permission to erect six dwellings, 
including details of siting and means of access, following 
demolition of the former public house. 

 
Officer Update 
 
The Planning Officer informed councillors that this was an application for 
outline planning permission and it was before Committee in order to 
determine siting and means of access. There were a number of minor 
amendments required to conditions 7, 11, 17 and 20 in the officer’s report 
and these were outlined at the meeting. 
 
Mr Irving – Applicant 
 
Mr Irving stated that he had nothing to add to the officer’s report but was 
available to answer councillors’ questions. 
 
Resolved: 
 
That the application be approved, subject to the conditions in the 
officer’s report, as amended at the meeting. 
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Planning Committee 
21 March 2007 

 2. Application: 2007/0046/FUL 
Location: Ness Bank, Baffam Lane, Brayton 
Proposal: Resubmission of previously refused application No. 
8/20/589C/PA (2006/1271/FUL) for the erection of 9 dwellings 
following the demolition of existing dwelling. 

 
Officer Update 
 
The Planning Officer informed councillors that there had been four additional 
letters of objection. These raised the following objections: 
 

• Dwellings would be too close together 
• Not in keeping with the neighbouring properties 
• Insufficient parking provision 
• No storage provision 
• The proposed dwellings would overlook, overshadow and over-

dominate existing properties 
• Lack of space for landscaping 
• Bat survey was required 
• Massing; and 
• The house should be preserved 

 
The Planning Officer informed councillors that additional conditions were 
required with regards to the hours of work and the Tree and Landscaping 
Officer had also requested an additional condition. 
 
Natural England had now responded and they stated that a bat survey was 
not required. 
 
Mr Cook – Objector 
 
Mr Cook informed councillors that he objected to the application for the 
following reasons: 
 

• Not in keeping with the neighbourhood 
• Historic building which should be preserved 
• The application made no provision as to who should maintain the 

beech hedge and play park 
• Insufficient parking spaces 
• Too close to existing buildings 
• Reduction of light into existing buildings 
• Overlooking 
• Beech hedge would be damaged during the building works 
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Planning Committee 
21 March 2007 

Mr Cook also stated that he had concerns over the positioning of a number 
of the proposed dwellings and the play park. As a result he was 
recommending either refusal or amendments to the existing plans. 
 
Councillor R Wilson returned to the chamber. He took no part in the debate 
and did not vote on this application. 
 
Mr Parrott – Agent 
 
Mr Parrott stated that he had nothing to add to the officer’s report but was 
available to answer councillors’ questions. 
 
Mr Donaldson – Highways Officer 
 
The Highways Officer informed councillors that the required visibility splay 
was achievable and acceptable and the developer had confirmed that the 
road would be built to adoptable standards. 
Principal Planning Officer 
 
The Principal Planning Officer informed councillors that the officer’s report 
recommended permission be granted and outlined the reasons for this: 
 

• Brownfield site 
• Sustainable area 
• Development was within the confines of the recommendations in the 

Selby District Local Plan with regards to density  
• Good housing mix; and 
• Separation distances were acceptable. 

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

• Overcrowding 
• Not in keeping with the neighbouring properties 
• Highways issues with regards to access and egress to the site 
• Character and form; and 
• Overdevelopment. 
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Planning Committee 
21 March 2007 

 3. Application: 2006/1553/FUL 
Location: Land to the rear of 44 Armoury Lane, Selby 
Proposal: Erection of 5 No. garages with 2 No. apartments above 
(following demolition of existing buildings) on land to the rear. 

 
Having declared a personal and prejudicial interest, Councillor S Shaw-
Wright left the chamber during the discussion and voting on this item. 
 
Officer Update 
 
Councillors were informed that there was an amendment required to 
condition 14 with regard to the allowed hours of work during construction.  
 
Mrs Protheroe – Objector 
 
Mrs Protheroe informed councillors that she objected to the application on 
the following grounds: 
 

• Massing 
• The area was currently being used as a recreation area and this 

would be lost 
• Loss of parking in an area already suffering from parking problems 
• Increase in traffic 
• Access for emergency vehicles would be hampered 

 
Mr O’Connor – Applicant 
 
Mr O’Connor informed councillors of the following issues: 
 

• He had had discussions with planning officers and the Conservation 
Officer before submitting the application, both had given their support 

• Brownfield site in a developed area 
• Vehicle movements would decrease 
• The application had the support of the Highways Authority 
• The scheme would provide affordable housing; and 
• There was no valid planning reason to refuse permission. 

 
Mr Barratt – Conservation Officer 
 
The Conservation Officer informed councillors that the garages did not 
contribute to the conservation area and that the application before 
Committee was a well-thought out scheme that would enhance the area. 
 
 
 
 

11



Planning Committee 
21 March 2007 

Mr Donaldson – Highways Officer 
 
The Highways Officer informed councillors that the application met the 
guidelines set down with regards to emergency vehicle access. 
 
Resolved: 
 
That the application be approved, subject to the conditions set out in 
the officer’s report, as amended at the meeting. 
 
Councillor Shaw-Wright returned to the chamber. 
 

1608 Planning Applications Received 
 
Consideration was given to the schedule of planning applications submitted 
by the Head of Service – Planning and Economic Development. 
 
Resolved: 
 
That the applications set out in the agenda be dealt with as follows: 
 

 1 Application: 2006/1425/FUL 
Location: 29 Church Hill, Sherburn-in-Elmet 
Proposal: Resubmission of previously refused 8/58/825B/PA for the 
erection of a 3 No. Bedroom dormer bungalow with separate 
parking area on land to the rear. 
 
Officer’s Update 
 
The Planning Officer informed councillors that further letters of objection 
had been received which raised the following new issues: 
 

• There was a lack of need for this type of property 
• Previously, the same developer had carried out work without 

specifying levels 
• Height and proximity 
• Scale and massing; and 
• Overlooking. 

 
The Planning Officer informed councillors that the application met all the 
statutory and local guidelines, it was a brownfield site, and there would 
be no negative impact on the character and form of the locality. 
 
Councillor Croston informed the Committee that, although he sat on 
Sherburn-in-Elmet Parish Council, he always left the room before 
discussions on local planning applications began and, therefore, had 
neither a personal nor prejudicial interest in the application. 
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Planning Committee 
21 March 2007 

Mr Moore – Applicant 
 
Mr Moore informed councillors of the following issues: 
 

• Access had been widened 
• There was a passing place within 9 metres of the access point 
• No objections had been received from the Highways Authority 
• Parking provisions were in line with local policies 
• There were no issues with the sewerage provisions in the 

application; and 
• The application met the necessary local and national guidance 

and policies. 
 
Resolved:  
 
That the application be approved, subject to the conditions set out 
in the officer’s report. 
 

 2 Application: 2007/0105/FUL 
Location: The Covers, 70 Main Street, Escrick 
Proposal: Detached dwelling. 
 
Officer’s Update 
 
The Planning Officer informed councillors that there were a number of 
amendments required to the report and these were outlined at the 
meeting. 
 
Councillors were informed that the main reasons for refusal were 
connected to conservation area issues. The application was acceptable 
in principle but was considered to be detrimental to the form and 
character of the streetscene and, therefore, to the special character of 
the conservation area. 
 
The application was a resubmission of a similar scheme which was 
currently subject to an appeal against non-determination and the 
decision made at the meeting would form the basis of the Council’s case 
that would be sent to the Planning Inspectorate.  
 
 
 
 
 
 
 
 
 

13



Planning Committee 
21 March 2007 

Mrs Hubbard – Agent 
 
Mrs Hubbard informed councillors of the following issues: 
 

• The application site formed part of the domestic curtilage of the 
existing dwelling 

• The report did not clearly identify the nature and character of the 
conservation area so it was not possible for the Committee to 
make a decision 

• There would be no impact on the streetscene 
• There were no landscaping issues 
• Highways officer was satisfied with the application 
• There were no issues with regards to overlooking, massing, 

siting, height or position 
• It was in keeping with the neighbourhood 

 
Conservation Officer 
 
The Conservation Officer stated that the design was intrusive and the 
application needed to be of reduced size and scale with some design 
amendments before officers could recommend approval. 
 
Resolved:  
 
That the application be deferred for officers to seek suitable 
amendments and then to deal with under delegated powers. 
 

 3 
 
 
 

Application: 2007/0028/OUT 
Location: Woodlands 
Proposal: Resubmission of a previously refused application for the 
erection of a detached bungalow. 
 
Officer Update 
 
The Planning Officer informed councillors that the site did not fall within 
the domestic curtilage of Woodlands. Irrespective of that, the application 
lay outside development limits and was contrary to policies restricting 
development in the open countryside.  
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Planning Committee 
21 March 2007 

Mr Wilson – Agent 
 
Mr Wilson informed councillors of the following issues: 
 

• The site formed part of the domestic curtilage of the existing 
property 

• This was an outline application only 
• It was previously developed land 
• The location was sustainable 
• No objections had been received from utilities companies 

 
Mr Wilson also requested that if councillors were unsure of whether to 
grant permission or not, a decision be deferred until after a site visit had 
taken place. 
 
Principal Planning Officer 
 
The Principal Planning Officer stated that a request for a site visit had 
been refused by planning officers as the reason for refusal was an ‘in 
principle’ policy reason and that a visit would be of no benefit to 
councillors. 
 
Resolved:  
 
That the application be refused for the reasons outlined in the 
officer’s report. 
 
Councilor Hulme abstained from the vote. 
 

 4 Application: 2007/0177/FUL 
Location: Sherburn Enterprise Park 
Proposal: Erection of B1, B2 and B8 industrial unit. 
 
Officer Update 
 
Councillors were informed that the Highways Authority and Yorkshire 
Water had no objections to the conditions in the officer’s report. 
 
Resolved:  
 
That the application be approved, subject to the conditions in the 
officer’s report. 
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Planning Committee 
21 March 2007 

 
 

 5 Application: 2007/0153/FUL 
Location: Business Park, East Common Lane, Selby 
Proposal: Resubmission (following a withdrawn application no 
8/19/1646/PA 2006/1291/FUL) for the erection of five B1, B2 and B8 
industrial units and associated works. 
 
Officer Update 
 
Councillors were informed that this was a major application and there 
were a number of outstanding issues that required resolution. 
Councillors were requested to delegate the decision to officers to make 
once these outstanding issues had been resolved. 
 
Resolved:  
 
That the application be deferred for officers to deal with under 
delegated powers. 
 

 6 Application: 2007/0106/REM 
Location: Staynor Hall, Selby 
Proposal: Reserved matters application for 60 dwellings. 
 
Officer Update 

The Planning Officer informed councillors that additional consultations 
had been received with no further conditions. Councillors requested 
officers check that issues of dust were dealt with at the outline stage.  

Resolved:  
 
That the application be approved, subject to the conditions in the 
officer’s report. 
 

 7 Application: 2006/1523/COU 
Location: 82 Gowthorpe, Selby 
Proposal: Change of use of property from office use to residential 
use.   

Resolved:  
 
That the application be approved, subject to the conditions in the 
officer’s report. 

 
The meeting closed at 6.20pm. 
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Agenda Item No: 5 
___________________________________________________________________ 
 
Title: Service Performance Agreements (SPAs) 
  
To: Planning Committee 
  
Date: 18 April 2007 
  
Author: Heather Watts, Head of Service – Policy and 

Performance 
  
Presented by: Helen Drye, Head of Service – Planning and 

Economic Development 
__________________________________________________________________ 
 
1 Purpose of Report 
  
1.1 The purpose of this report is to seek councillor approval to the SPAs for 

2007/08 for those services that are within the remit of the Planning 
Committee. 

  
2 Recommendation(s) 
  
2.1 It is recommended that councillors approve the Service Performance 

Agreements attached at Appendix A. 
  
3 Executive Summary 
  
3.1 SPAs will enable councillors to exercise control over services at strategic 

level by outlining the nature of the service, staff involved, budgets, 
improvements and performance indicators.  They represent the agreed level 
of service provision within allocated resources. 

  
4 The Report 
  
4.1 Attached at Appendix A are the SPAs for the following services: 

 
 a)     Planning 

• Development Control 
• Administration and Processing 
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 As part of the arrangements to monitor the implementation of service plans 
and compliance with SPAs, councillors will receive regular performance 
monitoring reports during the year. 
 

5 Financial Implications 
  
5.1 The financial implications are provided in each SPA and are also covered 

within the Council’s General Fund Budget, Housing Improvement 
Programme and Housing Revenue Account where relevant. 

  
6 Link to Corporate Plan 
  
6.1 The SPAs contribute to delivery of the themes and priorities detailed in the 

Corporate Plan. 
  
7 How Does This Report Link to the Council’s Priorities? 
  
7.1 The ongoing management of service performance and improvement assists 

the Council in achieving all of its priorities. 
  
8 Impact on Corporate Policies 
  
8.1 Service Improvement 

 
Impact 

 Each SPA outlines the improvements for 2007/08. 
 

8.2 Equalities 
 

Impact 

 Each service of the Council has undertaken an impact assessment in relation 
to how equalities affect their service.  This will contribute to the Council 
achieving Equality Standard Level 3. 
 

8.3 Community Safety and Crime 
 

Impact 

 Each service of the Council has considered their section 17 responsibilities in 
relation to community safety. 
 

8.4 Procurement 
 

Impact 

 Expenditure on the services is undertaken, where possible, within the context 
of the Council’s Procurement Strategy. 
 

8.5 Risk Management 
 

Impact 

 Each service area has produced a risk register for the issues within their 
remit, some of which appear on the Council’s Corporate Risk Register. 
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8.6 Sustainability 
 

Impact 

 Services provided seek to build stronger communities in the future. 
 

8.7 Value for Money 
 

Impact 

 The delivery of services covered by the SPAs will be undertaken within the 
principles of Best Value. 
 

 In service planning all services determine how they contribute to the 
achievement of the Council’s requirement to identify efficiency gains. 
 

9 Background Papers 
  
9.1 Service Plans for 2007/08 held within each service. 
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SERVICE PERFORMANCE AGREEMENT 2007/08  
Selby D C Development Control Louise Crosby
Nature of service: To undertake on behalf of the District Council the statutory Development Control 
and Enforcement function across the district.  To implement the high hedge and tree preservation 
order legislation. To advise Members, other departments and stakeholders on Planning Development 
Control matters.  To promote and encourage a transparent and democratic planning decision making 
process.  To provide a good quality reception and administrative service to customers. 

Budget Summary 2007/2008 (£s): 
Expenditure:  Total 1,082,000 
Employee costs 506,000 Income 

Total 
637,000 

Premises 
related 

5000 Net 
Cost 

455,000 

Supplies and 
Services 

72,000 Capital 0 

CEC Recharges 452,000  

Staff (SDC and Partners): 
 Principal Planning Officer PO3 
 3 Team Leaders PO2 
 2 Senior Planning Officers SO2 
 2 Planning Asst Sc4 
 3.5 Assistant Planning Officer 

Sc4/5/6/SO1 
 1.6 Technicians Sc4-6 
 1.5 Enforcement Officer SO1 
 1 Compliance Clerk Sc2 
 1 Tree and Landscape Officer Sc6 
 1 Temp Agency Staff 

 
Other 35,000  

Development Control: Gershon Efficiencies Identified:
 Cashable Non-Cashable
 2007/2007 2007/2008 2006/2007 2007/2008
Total £3,125 £3,129 Nil Nil 
Improvements for 2007/08 – where we need to be: 
• Performance is likely to be at the level required by Communities and Local Government by the end of 2006.  The 

next challenge is to build and improve on this, whilst ensuring that quality outcomes are also achieved. 
•           As in the previous year the performance will remain dependent on the retention of good quality, motivated staff. 
•           Work needs to be done on improving Planning Committee procedures and reducing complaints. 

Performance Indicators  Report Targets Date 
BV109a  Percentage of major planning 
applications determined in 13 weeks. 

Quarterly 60% 
62% 
63% 

March 2008 
March 2009 
March 2010

BV109b Percentage of minor other 
application determined in 8 weeks. 

Quarterly 68% 
69% 
70% 

March 2008 
March 2009 
March 2010

BV109c Percentage of minor applications 
determined in 8 weeks. 

Quarterly 88% 
88% 
89% 

March 2008 
March 2009 
March 2010

BV204 % of appeals allowed against the 
Authority’s decision to refuse. 

Quarterly 20% 
19% 
17% 

March 2008 
March 2009 
March 2010

BV205 Quality of Service Checklist Annually 88.9% 
90% 
92% 

March 2008 
March 2009 
March 2010

BV111 – Customer Satisfaction Survey Every three 
years 

TBC 
TBC 
TBC 

March 2008 
March 2009 
March 2010

Service Plan Approved: March 2007 
 

Progress Reports Due: Quarterly 

Responsible Board/Committee Policy and Resources / Planning 
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SERVICE PERFORMANCE AGREEMENT 2007/08  
Selby D C Planning Admin and Plans Processing Louise Crosby
Nature of service: To provide an admin support service to Planning Policy, Development Control 
and Economic Development.  
To register and process planning applications.  Provide some technical assistance to the customers.  
At the present time until the formation of the customer service centre, manage the planning reception 
desk. 

Budget Summary 2007/2008 (£s): 
Expenditure:  Total 243,000 
Employee costs 176,000 Income 

Total 
243,000 

Premises 
related 

0 Net 
Cost 

0 

Supplies and 
Services 

3000 Capital 0 

CEC Recharges 64,000  

Staff (SDC and Partners): 
 Admin Officer Sc6 
 Planning Clerk x 2 Sc2 
 Admin Asst Sc1B (fixed term Oct 07) 
 Receptionist Sc2 (0.5 fixed term Oct 07) 
 Plans Processing Supervisor Sc4 
 Plans Processors x 3 Sc3 

 

Other 0  

Gershon Efficiencies Identified: 
 Cashable Non-Cashable
 2007/2007 2007/2008 2006/2007 2007/2008
Total Nil Nil Nil Nil 
Improvements for 2007/08 – where we need to be: 
•   A great deal of the improvement work will be around e-government and the greater use of IT for work such as 
electronic consultations in respect of planning applications. 
•   The introduction of the Customer Service Centre will lead to a number of changes within the department with an 
opportunity for some improvements and training for the team. 

Performance Indicators  Report Targets Date 
PA1 – Backup to BV179 – Time taken to 
process land charges searches 

Monthly 100% 
100% 
100% 

March 2008 
March 2009 
March 2010 

BV111 – Customer Satisfaction Survey Every three 
year 

TBC 
TBC 
TBC 

March 2008 
March 2009 
March 2010

Service Plan Approved: March 2007 
 

Progress Reports Due: Quarterly 

Responsible Board/Committee Planning 
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Agenda Item No: 6 
___________________________________________________________________ 
 
Title: Consultation on a Planning Application Stillingfleet 

Mine by North Yorkshire County Council 
  
To: Planning Committee 
  
Date: 18 April 2007 
  
Service Area: Planning and Economic Development 
  
Author: Stuart Natkus 
__________________________________________________________________ 
 
1 Purpose of Report 
  
1.1 
 
 
 
1.2 
 
 

To seek the views of councillors on a consultation that has been received 
from North Yorkshire County Council in respect of an application to vary 
condition 11 of a previous permission at Stillingfleet Mine. 
 
This report gives an overview of the application but focuses mainly on the 
reasons for the application and the likely impacts of the development on 
Selby District and does not comprehensively deal with every matter.  The 
matters of planning policy such as national policy and policies within the 
North Yorkshire County Council Structure Plan will be dealt with by North 
Yorkshire County Council when determining the application. 
 

2 Recommendation(s) 
  
2.1 That Selby District Council inform NYCC that it has no objections to the 

application, but can find no justification for the research period of 2 ½ 
requested by the applicant. The District Council recommends that the 
condition is varied to extend the time period to 2009, not 2010 as 
applied for. 

  
3 Executive Summary 
  
4 The Report 
  
4.1 The former Stillingfleet mine site forms part of the former Selby Mine 

complex, which comprises five former shaft mines – North Selby, Riccall, 
Stillingfleet, Whitemoor and Wistow – and a former drift mine and disposal 
point – Gascoigne Wood. 
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4.2 The original planning permission for the former Selby mine complex was 

approved in 1976 under ref: C8/999/1. The approval of reserved matters for 
the surface buildings, car parking, landscaping and access was granted in 
1979 under reference number C/8/999/16D/PA. 
 
Condition 11 of this permission read as follows: 
 
‘If the use of the two shafts for the purpose of conveying miners and 
equipment to work coal from the Barnsley seam is abandoned or shall cease 
for a period of not less than twelve months, the whole site shall be restored 
to a condition capable of agricultural production, in accordance with such 
scheme as may be approved by the County Planning Authority, and any 
plant, buildings and machinery shall be removed from the site within twelve 
months of the relevant date being the date of abandonment or termination of 
the twelve months period above mentioned.’ 
 

4.3 This condition required the Stillingfleet site to be restored to its former 
condition, on or before 12 months from the last date that the Barnsley seam 
was worked for coal extraction. The Barnsley seam ceased work in October 
2004. 
 

4.4 This application seeks planning permission for the variation of condition 11 of 
planning permission ref: C8/999/16D/PA, to delay the restoration of the 
Stillingfleet site by 5 years, to 2010. The applicant, in a supporting statement, 
states that this is necessary to allow sufficient time to fully investigate the 
potential for the alternative re-use of the Stillingfleet site. 
 

4.5 Planning application 2005/0415/COU was refused permission by Selby 
Council in October 2005. This application sought permission for the retention 
and reuse of suitable buildings, car parking, landscaping and infrastructure, 
for B1, B2 and B8 uses.  UK Coal appealed to the Secretary of State against 
this refusal. However, the appeal with withdrawn in February 2007 in order 
for UK Coal to reconsider the potential for the alternative re-use of the 
Stillingfleet site. 
 

4.6 There are no specific policies in the Selby District Local Plan that relate 
directly to the proposed scheme as the Selby Planning Authority does not 
deal with Minerals and Waste Planning. However, there are a number of 
policies that have been taken into account when making considerations on 
this proposal. 
 

4.7 The applicant has listed the following policy (and other related) documents 
as being relevant to the proposal: 
- Planning Policy Statement 1 
- Planning Policy Statement 2 
- Planning Policy Statement 22 
- Government White Paper 
- Regional Spatial Strategy for Yorkshire and The Humber 
- Selby District Local Development Framework 
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- Regional Energy Infrastructure Strategy 
- Selby District Renaissance Charter 
- Selby District Renaissance Strategic Development Framework 
 

4.8 It is considered that the above documents are not necessarily relevant to this 
proposal, as no new development is proposed. However, they may be 
relevant to any future proposals for the site. 
 

4.9 The proposal is to seek permission for a variation of condition to extend the 
time limit given before the Stillingfleet mine site has to be restored back to its 
former state. 
 

 THE APPLICANT’S JUSTIFICATION FOR THE PROPOSAL 
 

4.10 The applicant has justified the variation of the condition for the reason that 
additional time is required to fully investigate the potential for alternative re-
use of the site, for the following reasons: 
 
i) The site is an important economic asset to the District. 
The Stillingfleet site has an array of site facilities and infrastructure, and 
represents an important economic asset for the District that would be lost if it 
were to be restored to its former condition. 
 
ii) The site has the potential to provide high value, high tech knowledge 
based employment. 
The rural location, physical layout, size and nature of the buildings, and 
existing landscaping mean that the site already embodies a number of 
characteristics of, and would be suitable to provide a high tech knowledge 
based business location. 
 
iii) To address the current out-migration of Selby residents to jobs outside the 
District. 
Without a new approach the tendency for people to live in the Selby District 
but work elsewhere, is likely to continue. The local economy could continue 
to wither as the towns and villages of the District perform a lesser role for the 
major economies of Leeds, York and Wakefield. The current scenario is not 
sustainable. The potential to create employment through the reuse of the 
Stillingfleet site offers the potential to create jobs for local residents, and 
address the current unsustainable work patterns. 
 
iv) The potential for sustainable energy technologies. 
The site currently generates 10MW of electricity in a highly sustainable 
manner, by using Mine Gas Methane from the former mine shafts.  Further to 
this the site has the potential for combined heat and power, solar energy and 
the use of bio-fuels.  Interest has been raised for the re-use of the site for 
research and development in relation to sustainable energy.  A distinctively 
different use to the previous refusal. 
 
v) To avoid the damaging demolition and destruction of existing habitats. 
The requirement to restore the site to its former condition would require the 
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removal of the existing landscaping, which has become an established part 
of the local landscape and supports habitats in their own right. The ecological 
survey submitted with the previous planning application demonstrated that 
these landscaped areas have more ecological value than the surrounding 
intensively worked farmland. 
 
vi) To allow for community consultation. 
There was local opposition to the previous planning application for B1, B2 
and B8 uses, therefore it is considered important to engage with the local 
community, the District Council and other local organisations regarding the 
future of the mine. 
 

 IMPACT ON THE OPEN COUNTRYSIDE 
 

4.11 The main issue to be considered in this instance is considered to be the 
impact that the site would have on the surrounding open countryside if the 
existing buildings and infrastructure were to remain on the site until 2010. 
 

4.12 The main policies of the Local Plan relate to new development in the 
countryside, therefore comparison against these policies would appear 
unrealistic as no new development is proposed as part of this application. 
 

4.13 However, it is widely acknowledged that sites in the countryside should 
ensure that the impact upon the general character and openness of the 
countryside is not compromised. 
 

4.14 The infrastructure on the site has been in place for a substantial number of 
years, therefore it is considered that the retention of this equipment/built 
development for an additional two and a half years would not result in a 
significant impact upon the surrounding countryside. 
 

4.15 The extension in time is proposed to enable further research into a proposed 
use involving the research of renewable energy sources.  However, it is 
unclear as to why the proposed research would take an additional two and a 
half years. However, it is considered that, due to the length of time that the 
existing buildings and infrastructure have been in place on the site, the 
variation of the condition to allow the site to remain in its current form for an 
extended time period would not have a significant impact upon the character 
and openness of the open countryside, and would allow any existing 
established wildlife habitats on the site to remain.  It is felt that an extension 
to 2009 would allow enough time for the work to be carried out. 
 

5 Financial Implications 
 

5.1 There are no financial implications. 
 

6 Conclusions 
  

25



 

 
 
 

6.1 It is recommended that a letter be sent to North Yorkshire County Council 
making the following comments: 
 
- that the District Council has no objections to the proposal, but considers 
that the time limit proposed should be for five years from the last date that 
the Barnsley Seam was worked, giving an expiry date of 2009, not 2010 as 
requested. 

 
7 Link to Corporate Plan 
  
7.1 Protecting the Environment. 

 
  
8 How Does This Report Link to the Council’s Priorities? 
  
8.1 One of the priorities of the District Council is ‘Raise the image of Selby 

District’.  The proposal would allow UK Coal to investigate future uses of the 
Stillingfleet mine site that may in the future raise the image of the District. 

  
9 Impact on Corporate Policies 
  
 
9.1 Service Improvement 

 
No Impact 

  
9.2 Equalities 

 
No Impact  

  
9.3 Community Safety and Crime 

 
No Impact 

  
9.4 Procurement 

 
No Impact  

  
9.5 Risk Management 

 
No Impact  

  
9.6 Sustainability 

 
No Impact  

  
9.7 Value for Money 

 
No Impact  

  
 
 
10 Background Papers 
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10.1 Papers are held within the Planning Section. 
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Agenda Item No: 7 
___________________________________________________________________ 
 
Title: Consultation on a Planning Application at Wistow 

Mine, Long Lane, Wistow by North Yorkshire 
County Council 

  
To: Planning Committee 
  
Date: 18 April 2007 
  
Service Area: Planning and Economic Development 
  
Author: Sarah Hill 
__________________________________________________________________ 
 
1 Purpose of Report 
  
1.1 
 
 
 
1.2 
 
 

To seek the views of councillors on a consultation that has been received 
from North Yorkshire County Council in respect of an application to vary 
condition 24 of a previous permission at Wistow Mine, Long Lane, Wistow. 
 
This report gives an overview of the application but focuses mainly on the 
reasons for the application and the likely impacts of the development on 
Selby District and does not comprehensively deal with every matter.  The 
matters of planning policy such as national policy and policies within the 
North Yorkshire County Council Structure Plan will be dealt with by North 
Yorkshire County Council when determining the application. 
 

2 Recommendation(s) 
  
2.1 That Selby District Council inform NYCC that it has no objections in 

principle to the application, but can find no justification for the 
research period of 2 ½ years requested by the applicant. The District 
Council therefore recommends that the condition is varied to extend 
the time period to 2009, not 2010 as applied for. 

  
3 Executive Summary 
  
4 The Report 
  
4.1 The former Wistow mine site forms part of the former Selby Mine complex, 

which comprises five former shaft mines – North Selby, Riccall, Stillingfleet, 
Whitemoor and Wistow – and a former drift mine and disposal point – 
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Gascoigne Wood. 
 

4.2 The original planning permission for the former Selby mine complex was 
approved in 1976 under ref: C8/999/1. Condition 24 of this permission read 
as follows: 
 
‘On or before the expiration of a period of 12 months from the last date on 
which the Barnsley Seam is worked (pursuant to this permission) for the 
purposes of getting coal, all buildings, plant and machinery shall be removed 
from the Gascoigne Wood and Wistow sites unless otherwise agreed in 
writing by the County Planning Authority or, in default of agreement, 
determined by the Secretary of State; and those sites shall be restored to 
their former condition or otherwise treated in accordance with such scheme 
or schemes as may be agreed with the County Planning Authority, or in 
default of agreement, as shall be determined by the Secretary of State’. 
 

4.3 This condition required the Wistow site to be restored to its former condition, 
on or before 12 months from the last date that the Barnsley seam was 
worked for coal extraction. The Barnsley seam ceased work in October 2004.
 

4.4 This application seeks planning permission for the variation of condition 24 of 
planning permission ref: C8/999/1, to delay the restoration of the Wistow site 
by 5 years, to 2010. The applicant, in a supporting statement, states that this 
is necessary to allow sufficient time to fully investigate the potential for the 
alternative reuse of the Wistow site. 
 

4.5 Planning application 2005/0157/FUL was refused permission by Selby 
Council in June 2005. This application sought permission for the retention 
and reuse of suitable buildings, car parking, landscaping and infrastructure, 
for B1, B2 and B8 uses, and was refused on the grounds that the 
development would constitute a large scale inappropriate car-dependent 
employment use in an unsustainable location, and that there was insufficient 
evidence and justification to demonstrate that different types of alternative 
uses or agricultural restoration have been fully investigated. UK Coal 
appealed to the Secretary of State against this refusal. However, the appeal 
with withdrawn in February 2007 in order for UK Coal to reconsider the 
potential for the alternative reuse of the Wistow site. 
 

4.6 There are no specific policies in the Selby District Local Plan that relate 
directly to the proposed scheme as the Selby Planning Authority does not 
deal with Minerals and Waste Planning. However, there are a number of 
policies that have been taken into account when making considerations on 
this proposal. 
 

4.7 The applicant has listed the following policies (and other related) documents 
as being relevant to the proposal: 
- Planning Policy Statement 1 
- Planning Policy Statement 2 
- Planning Policy Statement 22 
- Government White Paper 
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- Regional Spatial Strategy for Yorkshire and The Humber 
- Selby District Local Development Framework 
- Regional Energy Infrastructure Strategy 
- Selby District Renaissance Charter 
- Selby District Renaissance Strategic Development Framework 
 

4.8 It is considered that the above documents are not necessarily relevant to this 
proposal, as no new development is proposed. However, they may be 
relevant to any future proposals for the site. 
 

4.9 The proposal is to seek permission for a variation of condition to extend the 
time limit given before the Wistow mine site has to be restored back to its 
former state. 
 

 THE APPLICANT’S JUSTIFICATION FOR THE PROPOSAL 
 

4.10 The applicant seeks to justify the variation of the condition that additional 
time is required to fully investigate the potential for alternative reuse of the 
site, for the following reasons: 
 
i) The site is an important economic asset to the District. 
The Wistow site has an array of site facilities and infrastructure, and 
represents an important economic asset for the District that would be lost if it 
were to be restored to its former condition. 
 
ii) The site has the potential to provide high value, high tech knowledge 
based employment. 
The rural location, physical layout, size and nature of the buildings, and 
existing landscaping mean that the site already embodies a number of 
characteristics of, and would be suitable to provide a high tech knowledge 
based business location. 
 
iii) To address the current out-migration of Selby residents to jobs outside the 
District. 
Without a new approach the tendency for people to live in the Selby District 
but work elsewhere, is likely to continue. The local economy could continue 
to wither as the towns and villages of the District perform a lesser role for the 
major economies of Leeds, York and Wakefield. The current scenario is not 
sustainable. The potential to create employment through the reuse of the 
Wistow site offers the potential to create jobs for local residents, and address 
the current unsustainable work patterns. 
 
iv) The potential for sustainable energy technologies. 
The site benefits from a high capacity electrical link to the former mine shaft 
at Stillingfleet, which is a sustainable source of power in the form of 
electricity generated from mine gas methane. There is also the possibility of 
exploiting mine gas methane at the Wistow site to provide combined heat 
and power facilities. The pitched roofs on the buildings on the site would lend 
themselves to solar power generation. The countryside location would allow 
the site to lend itself to research and development for biofuels, using local 
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crops. 
 
v) To avoid the damaging demolition and destruction of existing habitats. 
The requirement to restore the site to its former condition would require the 
removal of the existing landscaping, which has become an established part 
of the local landscape and supports habitats in their own right. The ecological 
survey submitted with the previous planning application demonstrated that 
these landscaped areas have more ecological value than the surrounding 
intensively worked farmland. 
 
vi) To allow for community consultation. 
There was local opposition to the previous planning application for B1, B2 
and B8 uses, therefore it is considered important to engage with the local 
community, the District Council and other local organisations regarding the 
future of the mine. 
 

 IMPACT ON THE OPEN COUNTRYSIDE 
 

4.11 The main issue to be considered in this instance is considered to be the 
impact that the site would have on the surrounding open countryside if the 
existing buildings and infrastructure were to remain on the site until 2010. 
 

4.12 The main policies of the Local Plan relate to new development in the 
countryside, therefore comparison against these policies would appear 
unrealistic as no new development is proposed as part of this application. 
 

4.13 However, it is widely acknowledged that sites in the countryside should 
ensure that the impact upon the general character and openness of the 
countryside is not compromised. 
 

4.14 The infrastructure on the site has been in place for a substantial number of 
years, therefore it is considered that the retention of this equipment/built 
development for an additional two and a half years would not result in a 
significant impact upon the surrounding countryside. 
 

4.15 It is unclear as to why the proposed research would take an additional two 
and a half years. However, it is considered that, due to the length of time that 
the existing buildings and infrastructure have been in place on the site, the 
variation of the condition to allow the site to remain in its current form for an 
extended time period would not have a significant impact upon the character 
and openness of the open countryside, and would allow any existing 
established wildlife habitats on the site to remain. It is felt therefore that a 
reduced time period should be given, say until 2009. 
 

5 Financial Implications 
 

5.1 There are no financial implications. 
 

6 Conclusions 
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6.1 It is recommended that a letter be sent to North Yorkshire County Council 

making the following comments: 
 
- that the District Council has no objections to the proposal, but considers 
that the time limit proposed should be for five years from the last date that 
the Barnsley Seam was worked, giving an expiry date of 2009, not 2010 as 
requested. 

 
7 Link to Corporate Plan 
  
7.1 Protecting the Environment. 

 
  
8 How Does This Report Link to the Council’s Priorities? 
  
8.1 One of the priorities of the District Council is ‘Raise the image of Selby 

District’.  The proposal would allow UK Coal to investigate future uses of the 
Wistow mine site that may in the future raise the image of the District. 

  
9 Impact on Corporate Policies 
  
 
9.1 Service Improvement 

 
No Impact 

  
9.2 Equalities 

 
No Impact  

  
9.3 Community Safety and Crime 

 
No Impact 

  
9.4 Procurement 

 
No Impact  

  
9.5 Risk Management 

 
No Impact  

  
9.6 Sustainability 

 
No Impact  

  
9.7 Value for Money 

 
No Impact  

  
 
 
10 Background Papers 
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10.1 Papers are held within the Planning Section. 
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Agenda Item No: 8 
___________________________________________________________________ 
 
Title: Request for funding for Planning Public Inquiries 
  
To: Planning Committee 
  
Date: 18 April 2007  
  
Service Area: Planning and Economic Development 
  
Author: Louise Crosby – Principal Planning Officer 
  
__________________________________________________________________ 
 
1 Purpose of Report 
  
1.1 To inform councillors of likely spending in connection with the recent 

Gascoigne Wood Public Inquiry and likely spending in respect of the 
forthcoming Riccall Mine Public Inquiry as well as spending has been 
incurred as a result of the Tesco Inquiry that was eventually cancelled. 
 

1.2 To request that councillors approve the draw down of funding from Planning 
Inquiry Reserve to cover the costs. 

  
2 Recommendation(s) 
  
2.1 That councillors approve draw down of budget from the Planning 

Inquiry Reserve to fund the public inquiries. 
  
  
3 Executive Summary 
  
3.1 Costs have been and will be incurred in respect of two public inquiries; firstly 

the Gascoigne Wood Inquiry, and secondly, the Riccall Mine Inquiry.  In 
addition costs have already been incurred for work that was done in the run 
up to the Tesco Inquiry that was eventually cancelled. There is no budget for 
these relatively large-scale Inquiries and therefore it is requested that funds 
be drawn down from the Planning Inquiry Reserve to cover the associated 
costs. 
 

4 The Report 
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4.1 As councillors will already be aware there has recently been a public inquiry 
in respect of the ‘called-in’ application at Gascoigne Wood.   
 

4.2 The District Council had to host this Inquiry and make representations to it.  
The costs associated with this relate to the hiring of the Riley Smith Hall at 
Tadcaster, the engagement of a planning consultant and Counsel to 
represent the Council’s position. 
 

4.3 Councillors will no doubt be aware that there is a further Inquiry in respect of 
the refusal of the Riccall Mine application due to take place at the beginning 
of May. 
 

4.4 Again, the District Council will have to host this inquiry and make 
representations to it.  The costs associated with this relate again to the hiring 
of accommodation and the engagement of a planning consultant and 
Counsel to represent the Council’s position. 
 

4.5 Councillors will also be aware of the abortive work that was carried out by 
Counsel and Consultants in the run-up to the Tesco Inquiry which was 
eventually cancelled following the withdrawal of the application by Tesco. 
 

4.6 There is no budget for these relatively large Public Inquiries and therefore it 
is requested that funds be drawn down from reserves to cover the costs. 
 

5 Financial Implications 
  
5.1 The estimated revenue costs are: 

 
                                            2006/07                             2007/08 
 
Mines 
Consultants                          £4,000               £4,000 
Legal                                    £15,000                              £12,000   
Accommodation                   £1,350                                £1,500 
 
Tescos 
Consultants                          £6,480   
Legal                                    £3,949                             
                    

  
5.2 There is no budget provision and a request will need to be made to the 

Policy and Resources Committee for a supplementary estimate to be funded 
from the Planning Inquiry Reserve. There is currently £100,000 in this 
reserve to cover the above costs. 

  
6 Conclusions 
  
6.1 It is requested that the above funding is made available.  The Public Inquiries 

fall within the statutory duties of the Planning Department and are not 
discretionary. 
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7 Link to Corporate Plan 
  
7.1 To protect the environment 
  
8 How Does This Report Link to the Council’s Priorities? 
  
8.1 Safer and Stronger Communities 
  
9 Impact on Corporate Policies 
  
 
9.1 Service Improvement 

 
No Impact 

  
9.2 Equalities 

 
No Impact  

  
9.3 Community Safety and Crime 

 
No Impact 

  
9.4 Procurement 

 
No Impact  

  
9.5 Risk Management 

 
No Impact  

  
9.6 Sustainability 

 
No Impact  

  
9.7 Value for Money 

 
No Impact  

  
 
 
10 Background Papers 
  
10.1 All background papers are held within the Planning and Accountancy 

Sections. 
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Long Mann Hills Farm, Long Man Hills Road, Selby
2006/1134/FUL

37



  
APPLICATION 
NUMBER: 
 

8/20/628A/PA 
2006/1134/FUL 

PARISH: Brayton  

APPLICANT: 
 

Mrs T Mason VALID DATE: 
 
EXPIRY DATE: 

29 August 2006 
 
24 October 2006 

PROPOSAL: 
 

Resubmission of previously withdrawn application 8/20/628/PA Proposed 
conversion of and single storey side extension to former farmhouse to 
provide office accommodation, siting of four storage containers and 
associated works 

LOCATION: Long Mann Hills Farm 
Long Mann Hills Road 
Selby 
North Yorkshire 
YO8 9BL 

 
 
DESCRIPTION AND BACKGROUND 
 
This application has been referred to the Planning Committee at the request of a 
Councillor on the grounds of highway safety, landscaping, hedge removal and speed 
bumps.  A site visit has been requested. 
 
The application is a resubmission of a previously withdrawn application for the extension 
and conversion of a former farmhouse to form four office units, siting of four steel storage 
containers and construction of a new access road and car parking area.   
 
Office unit 1 and the storage containers would be used in connection with a proposed 
landscape gardening business (Groundwork) and the remaining offices would be let out as 
start-up offices.   
 
The previous application was withdrawn following the receipt of a high number of 
objections which the applicants wished to try to address. 
 
A letter, addressing some of the initial concerns that were raised, has been submitted with 
the application, along with details of the proposed traffic and pedestrian management.  An 
amended plan has also been received, dated 23/10/06, to show the position of the 
proposed traffic calming measures. 
 
The farmhouse has been empty for approximately seven years and the former outbuildings 
have been demolished due to vandalism and lack of maintenance that made them unsafe.   
 
The site is accessed by a private road through the cemetery to the rear of Langdale Grove.  
The land directly to the west of the site is defined as Local Amenity Space (ENV29) in the 
Selby District Local Plan although it appears to form part of the cemetery located to the 
north west.  There are allotment gardens to the north of the site and the remainder of the 
immediate surroundings is grassland.  The wider surrounding area comprises residential 
development.   
 
The application site, as outlined in red on the submitted plans, relates to the former 
farmhouse, the area previously occupied by associated buildings, and a small area at the 
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front that appears to be former garden land.  The application site does not extend to the 
boundaries of surrounding residential properties, although part of that land is within the 
same ownership. 
 
Planning History  
 
2006/0252/FUL – Conversion and extension of former farm house to office 
accommodation, siting of storage containers and ancillary works – Withdrawn 24/04/06  
 
CONSULTATIONS 
 
Parish Council –Object on the following grounds: 
 

• There are many concerns with the neighbouring properties on Langdale Grove. 
• Access through a very narrow road which already causes problems. 
• The installation of speed bumps will cause problems for the hearses using the 

cemetery. 
• Concerns with the removal of the hedge to improve sight lines of highway. 
• Request landscaping of containers. 

 
The Parish Council request a site visit prior to determination.  
 
Highways – Given that the proposed access is not a Highway or a Public Right of Way, the 
Highway Officer considers that there are no highway implications to the proposal. 
 
Environmental Health – No objections. 
 
English Nature – Recommend that a bat survey should be conducted prior to granting 
planning permission.  This has been requested and Councillors will be updated on this 
matter at the committee meeting. 
 
Archaeology – No known constraints. 
 
Yorkshire Water – Observations are not required. 
 
Selby Internal Drainage Board – No observations. 
 
Publicity – Neighbours have been consulted by letter and a site notice posted.  Six 
responses have been received from local residents raising the following issues: 
 

• Highway safety – single width road with a blind bend and no passing places, 
entrance to cemetery is on a bend, danger to pedestrians using cemetery, blocking 
access for funeral cars, road unsuitable for commercial vehicles, refuse vans and 
fire engines etc. 

• Disturbance and intrusion of privacy for cemetery users particularly during burial 
services. 

• The proposal would result in noise, cars and rubbish. 
• Possible damage to neighbours fencing. 
• Difficult children may be present on the site. 
• Proposal should be located on business sites out of town. 
• Devaluation of house prices. 
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• Site will become a small industrial area with unsightly containers and industrial 
traffic. 

• Potential future market garden. 
• Concerns over storage of hazardous chemicals. 
• Overlooking of houses from offices. 
• The old house attracts problems such as vandalism and an occupied building will 

be more temptation.  The building should be demolished altogether. 
 
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 Humberside (published on 1 
December 2004), the North Yorkshire Structure Plan (Alteration No3) (adopted in 1995) 
and the Selby District Local Plan (adopted on 8 February 2005). 
 
Policy EMP6 of the Selby District Local Plan states that: 
 
……(B) Elsewhere, within defined development limits, such development will be permitted 
provided the above criteria are satisfied and:  
 
1) The nature and scale of the proposal is appropriate to the locality;  
2) The proposals would not prejudice the future comprehensive development of land; and  
3) The proposal would not harm acknowledged nature conservation interests or result in 
the loss of open space of recreation or amenity value or which is intrinsically important to 
the character of the area. 
 
The criteria also requires the development to be assessed in terms of the impact on 
residential amenity and highway safety. 
 
In relation to the development, highway safety, parking and access, policy is provided by 
policies T1, T2 and VP1 of the Selby District Local Plan. 
 
In relation to the development and protected species, policy and guidance is provided by 
policy ENV7 and Planning Policy Statement 9. 
 
ASSESSMENT 
 
The site is located within the development limits of Brayton.  Proposals for new business 
developments within defined development limits are subject to the tests set out in Policy 
EMP6 of the Local Plan which provides the framework against which to assess such 
proposals. The first part of the policy relates to allocated sites so is not directly relevant. 
However, the second part of the policy (Part B) requires the criteria in part A to be 
considered, particularly in relation to residential amenity and highway safety. 
 
Under policy EMP6 (A) (2) proposals for business uses should be permitted provided the 
proposal would not create conditions prejudicial to highway safety or which would have a 
significant adverse effect on local amenity.  In this respect, the objections raised by 
residents are noted. 
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Access to the site is via a private, unadopted, gated road.  The road is of single car width 
and there is a tight bend where visibility is restricted. The road is not classed as a public 
right of way and serves the application property and the cemetery.  Therefore there are no 
highway objections from North Yorkshire County Council. 
 
In response to the highway safety concerns that were raised on the previous application, 
amended plans have been submitted.  Signage is proposed to direct pedestrians to 
footpaths and speed ramps and 5mph signs are proposed to reduce traffic speeds.  It is 
also proposed to replace a section of hedge on the bend with a low wall and railings to 
improve visibility. 
 
The site has been used for residential and agricultural purposes in the past and the 
proposed office use is unlikely to generate heavy traffic movement. 
 
It is therefore considered that the proposal would not be prejudicial to highway safety, and 
in this respect would not be contrary to policy EMP6(A)(2) and policies T1, T2 and VP1. 
 
The application site is over 60 metres from the nearest dwellings, which are on Myrtle 
Avenue, and therefore it is not considered that there would be any loss of residential 
amenity as a result of the conversion and extension of the existing building or the siting of 
storage containers. 
 
The access road runs adjacent to the rear gardens of numbers 21 to 27 Langdale Grove 
and it is considered that the use of the access would be intensified as a result of the 
proposed development although it is unlikely that the proposal would generate a significant 
amount of traffic movement.  In order to minimise the level of disturbance caused to 
residents of properties adjacent to the access road it is considered that conditions should 
be imposed limiting hours of use. 
 
The access road also runs through the cemetery and loss of amenity for users of the 
cemetery, particularly during funeral services, has been identified as one of the main 
concerns by members of the public.  This concern is understandable. However, the 
proposal is for a low key office use which is unlikely to generate a significant amount of 
traffic movement.  The site is owned and controlled by Selby Town Council and is located 
in a residential area which is served by public transport and therefore travel to work by 
private car would not be essential.  It is therefore considered that amenity would not be 
sufficient grounds for refusal in this case.  The site was previously used as a farm, and 
although it is not known how long ago this use ceased, at that time it is likely to have 
caused some nuisance in terms of noise, traffic, smell and pest control. In order to 
minimise disturbance, a condition is proposed to limit the hours of use of the site. 
 
It is therefore considered that the proposal would not have a significant adverse effect on 
local amenity, and in this respect it is considered that the proposal would not be contrary to 
policy EMP6(A)(2). 
 
Section EMP6(A) (3) relates to design, materials and landscaping and character and 
appearance of the area.  The proposed office use would take place within the existing 
building and the proposed extension.  The proposal would include a single storey pitched 
roof extension on the southern side of the existing building measuring approximately 4.1m 
x 7.3m.  The building would comprise an entrance hall, male and female disabled WC, a 
staff room, two offices and a store at ground floor level, two office units at first floor level 
and a further store in the attic. 
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Externally it is proposed to improve the existing access and to provide parking and turning 
facilities for up to 15 cars.   
 
It is also proposed to site four steel storage containers each measuring 6m long x 2.6m 
wide x 2.6m high.  The containers would be used to store equipment and materials in 
connection with the proposed landscaping business.  The applicant has stated that the 
containers would be painted green to mitigate the impact. 
 
As the proposal relates to the change of use of an existing building, with only a small 
extension that would be in keeping with the scale and design of the original farmhouse, it 
is considered that the development would not be detrimental to the character and form of 
the area.  The proposed storage containers would be sited adjacent to the existing 
hedgerow and further screening could be required by conditions.  It is also recommended 
that a condition be imposed to permit the siting of the storage containers for a temporary 
period only.  Permission could be applied for at a later date to retain the containers for a 
longer period or to replace them with a more suitable building.  As the site was previously 
occupied by farm buildings / outbuildings it is not considered that the storage containers or 
a modest storage building would be detrimental to the form and character of the area. 
 
Section EMP6(B) (1) states that the nature and scale of the proposal should be 
appropriate to the locality.  The proposal is for a small scale office use within an existing 
building.  It is therefore considered that the nature and scale would be appropriate to the 
locality. 
 
In relation to EMP6(B) (2), it is considered that the proposal would not prejudice the future 
comprehensive development of land. 
 
Section EMP6(B) (3) relates to nature conservation interests and the loss of open space of 
recreation or amenity value.  Vacant and derelict buildings are often used as refuges and 
for hibernation by bats. All species of British bats are protected under both the 1981 
Wildlife and Countryside Act and the 1994 Habitats Regulations. The presence of a 
protected species is a material planning consideration. Policy and guidance is provided by 
Planning Policy Statement 9 and policy ENV7. As the building is currently vacant, a bat 
survey has been requested and English Nature will be consulted following the receipt of 
this information.  Should the committee be minded to approve the application, no decision 
notice would be issued prior to this issue being resolved.  There are no other known nature 
conservation constraints and the proposal would not result in the loss of open space. 
 
Residents have raised concerns that the development would devalue nearby properties, 
possibly damage neighbours fencing, and that difficult children may be present on the site. 
None of these issues is a material planning consideration and cannot therefore be taken 
into account. 
 
CONCLUSION: 
 
The site is located within development limits and the proposal would make use of an 
existing vacant building.  The development would provide small scale start-up offices, 
which are generally considered to be acceptable in residential areas.  It is not considered 
that the proposal would be detrimental to highway safety or have a significant impact on 
local amenity.  The proposal is therefore considered to be acceptable and in accordance 
with the Policy EMP6 of the Selby District Local Plan. 
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RECOMMENDATION: 
 
This application is recommended to be Granted subject to the following conditions: 
 
 
01. The development for which permission is hereby granted shall be begun within a 

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

Purchase Act 2004. 
 
02. The development hereby permitted shall not be carried out otherwise than in strict 

and complete accordance with the amended plans and specifications received by the 
Local Planning Authority on 23/10/2006. 

  
 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. The materials to be used in the construction of the external surfaces of the extension 

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

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

District Local Plan. 
 
04. Prior to the siting of the storage containers, details of the external colour of the 

containers shall be submitted to and approved in writing by the Local Planning 
Authority. The containers shall be painted the agreed colour within one month of 
siting.  This colour shall thereafter be retained unless otherwise agreed in writing by 
the Local Planning Authority. 

  
 Reason: 
 In the interests of visual amenity. 
 
05. The storage containers hereby approved shall be removed from the site within two 

years of the date of this permission and the land restored to its former state within 
three months of their removal, to the satisfaction of the Local Planning Authority. 

  
 Reason: 
 The containers are considered to be of a temporary nature. 
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06. 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. 
 
07. Prior to the first use of the development hereby approved, the access, parking and 

turning facilities shall be provided in accordance with approved plans. 
  
 Reason: 
 In the interests of safety and amenity. 
 
08. Prior to the first use of the development hereby approved, the traffic calming 

measures indicated on the drawing dated 24th Aug 2006, shall be completed in 
accordance with approved details. 

  
 Reason: 
 In the interests of safety and amenity 
 
09. The development hereby approved shall only be used between the hours of 08.00 

hours and 18.00 hours Monday to Friday and 08.00 hours to 13.00 hours on Saturday 
and not at all on Sundays, Bank Holidays or Public Holidays. 

  
 Reason: 
 In the interests of residential amenity. 
 
 
10. Any construction work on the site shall only be carried out between the hours of 08.00 

hours and 18.00 hours Monday to Friday, 08.00 hours to 13.00 hours on Saturday, 
and not at all on Sundays, Bank Holidays or Public Holidays. 

 
 Reason: 
 In the interests of residential amenity. 
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APPLICATION 
NUMBER: 
 

8/79/198/PA 
2006/1486/FUL 

PARISH: Appleton Roebuck  

APPLICANT: 
 

Mr G Wright VALID DATE:
 

23 November 2006 

PROPOSAL: 
 

Erection of 3 No dwellings following demolition of existing 

LOCATION: 11 Orchard Close 
Appleton Roebuck 
York 
North Yorkshire 
YO23 7DB 
 

 
DESCRIPTION AND BACKGROUND: 
 
The site is located at the edge of Appleton Roebuck.  The site currently comprises a two 
storey detached house with detached garage with an extensive L-shaped garden to the 
rear. The existing property is of a red-facing brick construction with ribbed concrete tiled 
roof located on a large plot of land. The existing dwelling is located on the northwest 
corner of Orchard Close, a cul-de-sac in Appleton Roebuck. 
 
The proposed development has been advertised by site notice, newspaper advertisement 
and by letter. 
 
The application seeks consent to erect three detached houses, each with attached 
garages, following the demolition of the existing dwelling. The dwellings would be located 
within the development limits, whilst the garden curtilages for plots 2 and 3 would be 
outside the development limits, but in the area currently forming the garden of the existing 
dwelling. 
 
The proposed dwellings would be two storey in height and each dwelling would potentially 
have four bedrooms with main bedroom ensuite and a bathroom on the first floor level. On 
ground floor level there would be lounge, dining room, kitchen, a study room, utility room 
and attached garages and a rear garden.  A new access road is proposed to serve all 
three dwellings resulting in only one vehicular access on to Orchard Close. 
 
The dwellings would be 8.6 metres long by 8.6 metres wide and would be 5.0 metres to 
the eaves and 7.7 metres to the highest point. The attached garages would be 5.4 metres 
long by 3.1 metres wide and would be 4.2 metres to the highest point. The dwellings are 
all dual aspect, there would be three windows on the first floor of the front elevation for 
each dwelling and two windows on the ground floor with an uncovered front porch. There 
would be three windows on the first floor of the rear elevation of each proposed dwelling 
and one on the ground floor with a rear door leading to the rear gardens and French door 
at the rear from the dining area leading to the rear garden.  There would be no windows in 
the side elevations. 
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PLANNING HISTORY 
 
There is no previous planning history on the site. 
 
CONSULTATIONS: 
 
CONSULTATIONS: 
 
PARISH COUNCIL: 
 
Concerns were raised over the following: 
 
There is concern over the access for construction vehicles, as there appears to be only 
one way in and one way out for vehicles.   
There is also concern over the availability of proposed car parking spaces.  This is already 
a busy site and additional vehicles accessing this site is a concern. 
It is felt that Plot 1 is oversized for the site and will be restrictive over the access and 
egress of vehicles from the development. 
Orchard Close is a narrow street and vehicles have to park partly on the pavement to 
allow for passing vehicles.  The additional vehicle journeys created by the development 
will add to this congestion. 
 
NORTH YORKSHIRE COUNTY COUNCIL: 
 
No objections subject to highway conditions. 
 
PRINCIPAL ENVIRONMENTAL HEALTH OFFICER 
 
No objections subject to environmental health conditions 
 
YORKSHIRE WATER SERVICES 
 
No objections 
 
APPLETON ROEBUCK & COPMANTHORPE INTERNAL DRAINAGE BOARD 
 
No response 
 
NEIGHBOURS 
 
The immediate residents were consulted by letter and a site notice was displayed to notify 
the wider members of the public. Five letters of objection were received which raised the 
following concerns: 
 
- There is insufficient provision for visitor parking 
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- The 15 foot high flank wall massing over the west boundary will cut out all sunshine 
and light to both lounge and patio for No.15 
- Garden developments congest the built up area in the village 
- The proposal would result in loss of amenity for neighbours and the proposal will 
dominate and overshadow the existing ones 
- This is excessive development and will result in an unacceptable loss of amenity to 
neighbouring houses 
- Proposed plots 2 and 3 lie outside the defined development limits of Appleton 
Roebuck and therefore fall within open countryside 
- No evidence has been submitted to clarify the lawful use of the whole site and it 
would be damaging to assume that it constitutes previously developed land. 
- The underlying theme of PPS7 is to safeguard the open appearance of the 
countryside and to prevent the uncontrolled expansion of towns and villages 
- The development will lead to an intensification of residential use outside the defined 
development limits and is therefore detrimental to the open countryside 
- The occupants of the property on plot 1 will be detrimentally affected by noise from 
cars accessing plots 2 and 3 by virtue of the close relationship between the cars and the 
front elevation of plot 1. 
- The relationship between plot 2 and 3 clearly show that the first floor windows of 
plot 2 directly overlook the private amenity space of plot 1 and therefore will have a 
detrimental impact upon the future occupants amenity 
- Plot 1 is extremely crammed and does not benefit from the same level of garden 
provision as all other houses within the close 
 
A further letter from Cunnane Town Planning raises concerns over the supporting 
information showing evidence of residential curtilage and raises questions over the 
necessity of an application for a Certificate Of Lawful Use. 
 
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 Humberside (published on 1 
December 2004), the North Yorkshire Structure Plan (Alteration No3) (adopted in 1995) 
and the Selby District Local Plan (adopted on 8 February 2005). 
 
General policy for development is provided by Policy ENV1 of the Selby District Local Plan 
which states  
 
 "Proposals for development will be permitted provided a good quality of 
development would be achieved" 
 
and goes onto to provide eight issues that the Council will take into account when 
considering development proposals. 
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Planning policy and guidance in respect to 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 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.  Furthermore, PPS3 promotes the use of brownfield sites for residential development. 
At local policy level the policy framework is provided by H2A and H6, which are in 
accordance with national policy 
 
Policy H2A of the Selby District Local Plan relates to the location of new development, 
stating that applications for residential development will only be acceptable on, 
 
‘Previously developed sites and premises within defined Development Limits, subject to 
the criteria in Policies H6 and H7.’ 
 
Policy H6 provides more detailed guidance for assessing housing schemes, stating that 
within these areas residential development will be permitted, provided that the proposal: 
 
1) Is of a scale and design appropriate to the form and character of the settlement or 
immediate locality; 
2) Would provide a satisfactory standard of residential accommodation and amenity; 
3) Would not create conditions prejudicial to highway safety or which would have a 
significant adverse effect on local amenity; 
4) Would not compromise the future comprehensive development of land; 
5) Would not constitute an unacceptable form of backland or tandem development; 
6) Would not harm acknowledged nature conservation interests or result in the loss of 
open space of recreation or amenity value or which is intrinsically important to the 
character of the area; and 
7) Would not be subject to overriding considerations that would render the site 
unsuitable or the development inappropriate. 
 
In relation to development and highway safety, policies T1, T2 and VP1 are relevant. 
 
Policy T1 states, 
 
‘Development proposals should be well related to the existing highways network and will 
only be permitted where existing roads have adequate capacity and can safely serve the 
development.’ 
 
Further to this Policy T2 states, 
 
‘Development proposals which would result in the creation of a new access or the 
intensification of use of an existing access will be permitted provided: 
 
1) There would be no detriment to highway safety; and 
2) The access can be created in a location and to a standard acceptable to the 
highway authority.’ 
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Policy VP1 states, 
 
‘The District Council will support the provision of parking spaces/facilities in new 
developments up to the maximum car parking standards as set out in Appendix 4.’ 
 
In relation to development, noise and other forms of residential amenity, Policy ENV2 
states,  
 
‘Proposals for development which would give rise to, or would be affected by, 
unacceptable levels of noise, nuisance, contamination or other environmental pollution will 
not be permitted unless satisfactory remedial or preventive measures are incorporated as 
an integral element in the scheme.’ 
 
ASSESSMENT 
 
Planning Policy Statement 3 "Housing" provides national policy and guidance for 
residential development.  This is transposed, in part, into Policies H2A and H6 of the 
Selby District Local Plan, which provides the overall frameworks for assessing proposals 
of this type.  
 
Principle of Development 
 
In respect to the principle of residential development, policy H2A requires that proposals 
for residential development should be on previously developed sites within defined 
Development Limits.  Annex C of PS3 states that “previously developed land” is land, 
which is, or was, occupied by b y permanent structures (excluding agricultural or forestry 
buildings) and associated fixed infrastructure. This includes the curtilage of such buildings.  
As such residential curtilage is considered to constitute previously developed land. 
 
In this regard it is noted hat the application site consists of the dwelling and original 
curtilage of No11 Orchard Close and an area of land to the rear, which is used as an 
extended garden to No 11 Orchard Close, but which did not form part of the original 
curtilage.  It is clear that at some stage the land has been incorporated into the same land 
parcel as No 11 Orchard Close.  The question is whether the whole application site 
comprises residential curtilage and therefore previously developed land. 
 
Having had regard to the above it is noted hat an objection has been received from 
Cunnane Town Planning stating “I can see no evidence clarifying the lawful use of the 
site” adding “ this is particularly important given the fact that a large proportion of the site 
falls outside the development limit.  Therefore, the District Council must treat the proposed 
development of plots 2 and 3, as constituting residential development on Greenfield land 
within the open countryside”. 
 
In this respect it is noted that Circular 17/92 advises that development is lawful if it has 
become immune from enforcement.  Planning law gives this immunity to unauthorised 
uses that have prevailed for ten years without detection or where local authorities have not 
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taken enforcement action against hem. The applicant has provided evidence, in the form 
of an aerial photograph, records from the Land Registry and sellers property information, 
to demonstrate that the whole application site was being used as garden land in relation to 
No11 Orchard Close.  In addition to the above it is noted that there is no delineation on 
site between the character and form of the original curtilage of No 11 Orchard Close and 
that of the remaining part of the site. Therefore on the basis of the available information it 
is concluded that, on the balance of probability, there is little, or no, evidence to suggest 
that the lawful use of the site is other than as residential curtilage to No11 Orchard Close 
and as such it is concluded that the whole site constitutes previously developed land.  As 
such it is considered that there is no need and no requirement for the applicant to formally 
establish the lawful use of the site through an application for a Certificate of Lawful 
Existing Use. 
 
The application site straddles he the defined Development Limits of Appleton Roebuck.  In 
this respect it is noted that the proposed dwellings would be confined to that part of then 
application site within the defined Development Limits, although the cartilages of proposed 
plots 2 and 3 would extend beyond the Development Limits, although still contained within 
the present curtilage of No 11Orchard Close.  Given that the whole development is not 
within the defined Development Limit it is therefore considered that it is contrary to policy 
H2A.   However give that the part of the development outside the Development Limits, 
would only be residential curtilage, which it is at present, it is considered that the deemed 
harm resulting from non-compliance to policy and the limited actual harm to the character 
and form of this open countryside location would be insufficient to warrant refusal of the 
application. 
 
It is therefore concluded that the principle of the proposal is acceptable at this location, 
subject to the requirements of policy H6 of the Selby District Local Plan and other normal 
planning considerations. 
 
Character and Form 
 
Under section 1) of Policy H6 proposals should be of a scale and design appropriate to 
the form and character of the settlement or immediate locality.  The proposed 
development is to take place at the top of an existing cul-de-sac, Orchard Close.  Orchard 
Close is a cul-de-sac running south to north with a turning head to the north and all 
properties facing onto the road on the east, north and western sides.  The proposal 
involves the demolition of an existing house located in the north west corner followed by 
the erection of three houses, two to the north facing south and one to the west facing east 
onto the road.  The proposed layout follows the existing pattern of development along the 
road and is therefore considered to be acceptable in accordance with Policy H6 (1) of the 
Selby District Local Plan. 
 
The site is located partly inside and partly outside the development limits of Appleton 
Roebuck. The area outside the Development Limits is currently used as a garden and 
would remain as residential garden and it is recommended that a condition be imposed to 
take away the permitted development rights on any approval granted.  The area to be 
developed with residential units is located within development limits and measures 
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approximately 0.10 hectares in size. The development of 3 dwellings within development 
limits therefore equates to 30 dwellings per hectare and accords with Policy H2B of Selby 
District Local Plan. It is considered that this would be acceptable on the grounds that a 
large part of the site is outside of development limits, a large part of the site would be 
taken up by the separate access road which is required to prevent multiple accesses 
being created onto Orchard Close.  The immediate surrounding area is generally of a 
similar density.  It is therefore concluded that the proposal would be of a scale and design 
appropriate to the form and character of the immediate locality in accordance with Policy 
H6. 
 
Residential Amenity 
 
With regard to impact on residential amenity and accommodation the proposed new 
dwellings must be assessed in terms of their impact on the existing properties in the area 
and their potential to have a detrimental effect on residential amenity by virtue of 
overlooking, overshadowing or being overdominant. 
 
Due to the positioning of two of the properties to the north of other properties (plots 2 and 
3) on Orchard Close it is not considered that they would have any significant effect in 
terms of overshadowing.  Due to the distance between properties and the scale of the 
property on plot1 it is not considered that this would have a detrimental effect on the 
occupants of plots 2 and 3.  Concerns have been raised over boundary treatment on the 
western boundary, therefore it is considered necessary to attach a condition requesting 
details of this treatment to be added should planning permission be granted.  The site 
slopes upwards, south to north, however as the proposed dwellings to the north of the site 
are aligned in accordance with neighbouring properties, and are situated on the 
northernmost part of the site it is considered that they would not have a detrimental effect 
of being either over dominant or overshadowing the neighbouring properties. 
 
The proposed dwellings at plots 2 and 3 have no immediate neighbours to either the north 
or west.  To the south and east of the site are existing dwellings located twelve metres 
from a primary to a secondary elevation and three metres between two secondary 
elevations respectively.  Further to this, there are no windows in the elevations facing 
these properties so overlooking is not an issue.  The property on plot has a secondary 
elevation proposed three metres form the secondary elevation of the neighbouring 
property.  The distances between the properties to be developed and to neighbours all 
meet the standard distances required to prevent overlooking.                                                                   
 
The proposed development for three dwellings would increase the number of people on 
site.  However, the use would be solely residential, which is in keeping with the 
surrounding area and it is considered that it would create minimal disturbance to 
neighbouring properties.  The Environmental Health Officer has raised no objections to the 
development.  Due to the residential use it is considered that noise levels would not 
increase to levels that would be significantly detrimental to neighbouring residential 
properties and the application is therefore considered acceptable in accordance with 
Policy ENV2 of the Selby District Local Plan. 
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It is therefore concluded that the proposal would provide a satisfactory standard of 
residential accommodation and amenity and therefore would not be contrary to part 2) of 
Policy H6. 
 
Highways safety and parking 
 
In relation to highways safety the comments by local residents are noted, in particular that 
they consider there is insufficient parking.  The site provides internal parking and turning 
facilities and consultation with the Highways Officer has raised no objections subject to 
conditions.  The proposed development is therefore considered acceptable in terms of 
highways safety in accordance with Policies T1 and T2 and therefore section 3 of Policy 
H6 of the Selby District Local Plan. 
 
Future comprehensive development of land 
 
The site does not form part of a larger area for development and the subsequent building 
of one dwelling is not considered to compromise the future comprehensive development 
of land. As such it is concluded that the proposal would not be contrary to section 4 of 
Policy H6. 
 
Backland development 
 
The dwellings are to be situated on a plot of land fronting Orchard Close and therefore do 
not constitute either tandem or backland development.  As such it is considered that the 
proposal would not be contrary to section 5 of Policy H6. 
 
Nature conservation 
 
The site is not a designated nature conservation area and is not known to support any 
species protected under British or European law, or any other species or habitat of 
conservation concern and due to its private status is not considered to be an important 
space with amenity value to the local area.  As such it is considered that the proposal 
would not be contrary to section 6 of Policy H6. 
  
ANY OTHER CONSIDERATIONS  
 
Yorkshire Water and the Drainage Board have raised no concerns over drainage or 
flooding. 
 
The site has sufficient space to accommodate refuse storage within the site.  Due to the 
scale of the development no affordable housing or public open space provision is required 
to be provided by the developer. 
 
CONCLUSION: 
 
Having had regard to the development plan, all other relevant local and national policy, 
letters of representation, consultation responses and all other material planning 
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considerations, it is considered that the proposal by virtue of its size, scale and design is 
not detrimental to the form and character of the streetscene or neighbouring properties 
and is therefore considered to be in accordance with the provisions of Policy H6 of the 
Selby District Local Plan and PPS3.  Although the proposal is considered to be contrary to 
Policy H2A it is considered that the deemed harm would not be sufficient to warrant 
refusal. 
 
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  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 Prior to the commencement of development details of the means of site enclosure 

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

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

of amenity and in order to comply with Policy ENV1 of the Selby District Local Plan. 
 
 4 The development hereby permitted shall not be carried out otherwise in complete 

accordance with the approved plans and specifications. 
  
 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. 
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 5 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. 
 
 6 Notwithstanding the provisions of Class A and Class E to Schedule 2, Part 1 of the 

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

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

had regard to Policy ENV1. 
 
 7 Construction works and deliveries shall be restricted to between 0800 hours and 

1700 hours Monday to Friday and between 0830 hours and 1300 hours on a 
Saturday and shall not take place at any time on Sundays, Bank Holidays and 
Public Holidays. 

      
 Reason:  To safeguard the amenity of the occupiers of the surrounding properties 

in the interests of amenity having had regard to Policy ENV1 of the Selby District 
Local Plan. 

 
 8 Prior to demolition, site preparation and construction work commencing, a scheme 

to minimise the impact of noise, vibration, dust and dirt, on residential properties 
adjacent to the site shall be agreed in writing with the Local Planning Authority.  
The approved scheme shall be implemented prior to development commencing and 
shall be retained and maintained throughout the lifetime of the development. 

    
 Reason:  To safeguard the amenity of the occupier of the surrounding properties in 

the interests of amenity having had regard to Policy ENV1 of the Selby District 
Local Plan. 

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

the access(es) to the site shall be laid out and constructed in accordance with the 
following requirements:- 
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 (ia) The access shall be formed to give a minimum carriageway width of 5 
metres, and that part of the access road extending 5 metres into the site shall be 
constructed in accordance with Standard Detail number E6C and the Specification 
of the Local Highway Authority. 

 (ic) The crossing of the highway verge and/or footpath shall be constructed in 
accordance with the approved details and/or Standard Detail number E6C and the 
Specification of the Local Highway Authority. 

 (ii) Any gates, barriers or other means of enclosure shall be erected a minimum 
distance of 6 metres back from the carriageway of the existing highway and shall 
open into the site; 

 (v) Provision  shall be made to prevent surface water from the site/plot 
discharging onto the existing or proposed highway in accordance with the approved 
details and/or Standard Detail number E6C and the Specification of the Local 
Highway Authority. 

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

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

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

interests of vehicle and pedestrian safety and convenience. 
 
10 The development shall not be commenced until full details of the following have 

been submitted to and been approved in writing by the Local Planning Authority in 
consultation with the Local Highway Authority: 

 (i)  proposed vehicular, pedestrian access, 
 (ii) proposed vehicular parking  
 (iii) proposed turning areas 
  
 The proposals shall:- 
 (i) be generally in accordance with the submitted drawing (Reference AL(0)010) 
 (ii) take full regard of all vehicles to use the site 
 (iii) provide satisfactory accommodation for all vehicles and visitors 
 (iv) be provided, laid out, hard surfaced, drained and made available for use in 

accordance with the approved details and the specification  
 (v) be available for use before the development is first brought into use unless 

otherwise approved by the Local Planning Authority.  
 (vi) once created be maintained clear of any obstruction and retained for their 

intended purpose at all times. 
  
 Reason: 
 To ensure appropriate on-site facilities with associated access and manoeuvring 

areas, in the interests of highway safety and the general amenity of the 
development. 
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 NOTE:The parking standards are set out in the North Yorkshire County Council 
publication "Parking Design Guide" 

 
11 No dwelling shall be occupied until parking spaces of a size not less than 4.8 

metres x 2.4 metres, including one garage or a car parking space capable of 
accommodating a garage, have been provided within the curtilage of that dwelling, 
in accordance with standards set out in the North Yorkshire County Council Parking 
Design Guide.  Any garages shall then be positioned a minimum of 6 metres back 
from the highway boundary.  Once created these parking and garaging areas shall 
be maintained clear of any obstruction and retained for their intended purpose at all 
times. 

  
 Reason: 
 To provide for adequate and satisfactory provision of off-street accommodation for 

vehicles generated by occupiers of the dwellings and visitors to them, in the interest 
of safety and the general amenity of the development. 

 
12 Details of the precautions to be taken to prevent the deposit of mud on public 

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

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

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

approved by the Planning Authority after consultation with the Highway Authority 
the proposals for the provision of an on-site parking area and on-site material 
storage area capable of accommodating all staff and sub-contractor's vehicles clear 
of the public highway and all materials required for the operation of the site. The 
approved compounds shall be available for use at all times building works are in 
operation.No vehicles associated with on-site building works shall be parked 
outside the application site. 

  
 Reason: 
 To ensure appropriate on-site facilities, in the interests of highway safety. 
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Scarthingwell View, Scarthingwell Park, Barkston Ash
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APPLICATION 
NUMBER: 
 

8/67/42C/PA 
2007/0126/FUL 

PARISH: Saxton Cum Scarthingwell Parish 
Council 

APPLICANT: 
 

Richard McKellar VALID DATE:
 

9 February 2007 

PROPOSAL: 
 

Resubmission for a previously refused application (8/67/42B - 
2006/0712/FUL) for the erection of one dwelling on land 

LOCATION: Scarthingwell View 
Scarthingwell Park 
Barkston Ash 
Tadcaster 
North Yorkshire 
LS24 9PG 
 

 
DESCRIPTION AND BACKGROUND: 
 
The application site is an existing residential dwelling located in substantial grounds in 
Scarthingwell Park, Barkston Ash.  The site is currently occupied by a two-storey 
detached property and is in close proximity to a residential home and a church, which is 
protected as a Listed Building.  The park itself has a number of residential developments 
within it including a large new development directly opposite the application site.  
Scarthingwell Park is situated within the Green Belt with a blanket Tree Preservation 
Order protecting the many trees within it. 
 
The applicant proposes to demolish the existing house and develop a replacement 
property and detached double garage within the existing residential curtilage. 
 
PLANNING HISTORY 
 
A previous application was made in 2006 for a replacement dwelling under reference 
2006/0712/FUL.  The previous scheme included a replacement dwelling and a new 
detached garage in place of an existing dwelling with integral garage.  The proposals 
included an increase in overall floorspace of 300% and an increase in the footprint of 
217%.  Due to the large increase and the provision for a two-storey detached garage it 
was considered that the replacement did not constitute a replacement dwelling that was of 
a similar scale and size as the original and was therefore more obtrusive in the 
surrounding area.  The proposed development was therefore refused on the basis of the 
increased scale and the effect on the Green Belt and its designation as a Historic Park. 
 
CONSULTATIONS: 
 
PARISH: 
 
No comments received 
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LOCAL HIGHWAY AUTHORITY: 
 
No objections. 
 
YORKSHIRE WATER: 
 
No objections. 
 
INTERNAL DRAINAGE BOARD: 
 
No objections. 
 
CONSERVATION OFFICER: 
 
No comments received. 
 
ENVIRONMENTAL HEALTH OFFICER: 
 
No objections subject to conditions. 
 
TREE AND LANDSCAPE OFFICER: 
 
No objections subject to conditions. 
 
NEIGHBOURS: 
 
A petition has been received from neighbouring properties concerned over the effect the 
development will have on the Green Belt and Listed Building. 
 
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 Humberside (published on 1 
December 2004), the North Yorkshire Structure Plan (Alteration No3) (adopted in 1995) 
and the Selby District Local Plan (adopted on 8 February 2005). 
 
The site is located outside defined development limits within the Green Belt.  The main 
issues to address are the implications on the Green Belt, highways safety and the effect 
on neighbouring properties and sustainability. 
 
Planning Policy Statement 1, together with Policy ENV1 provide 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.   
 
The site is located within the Green Belt, therefore the proposed development shall be 
assessed against PPG2 ‘Greenbelt’ and Policies GB2 and GB4 of the Selby District Local 
Plan.  Paragraph 3.6 of PPG2 states, ‘the replacement of existing dwellings need not be 
inappropriate, providing the new dwelling is not materially larger than the dwelling it 
replaces.’ 
 
Policy GB2 lists a set of criteria of appropriate developments within the Green Belt, sub-
section 4 confirms appropriate development as: 
 
‘The replacement, extension or alteration of existing dwellings’ 
 
Further to this Policy GB4 states,  
 
‘Proposals for development in the Green Belt, or which are conspicuous form an area of 
Green Belt, will only be permitted where the scale, location, materials and design of any 
building or structure, or the laying out and use of land, would not detract from the open 
character and visual amenity of the Green Belt, or the form and character of any 
settlement within it.’ 
 
Guidance for replacement dwellings outside of defined development limits can be found in 
Policy H13 of the Selby District Local Plan which states replacement dwellings will be 
permitted on a one-for-one basis, provided that 
 
1) The original dwelling has not been abandoned or allowed to fall into such a state of 
dereliction and disrepair that it no longer has the appearance of a dwelling; 
2) The original dwelling is not of architectural merit (when restoration and renovation 
will be preferred to replacement); 
3) The proposed replacement dwelling is located on the site of the existing dwelling or 
there is a condition or legal obligation to ensure its demolition on completion of the new 
dwelling; 
4) The size and scale of the proposed replacement would be similar to the original 
dwelling and be no more obtrusive in the landscape; and 
5) The design and materials of the proposed dwelling would be appropriate to the 
character of the area. 
 
When making a recommendation in respect of an application which affects a Listed 
Building, regard must be had to S66(1) of the Planning (Listed Buildings and Conservation 
Areas Act) 1990 which requires the Local Planning Authority to ‘have special regard to the 
desirability of preserving the building or its setting or any features of a special architectural 
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or historic importance which is possesses’.  Paragraph 3.3 of Planning Policy Guidance 15 
(Planning and the Historic Environment) says that the  
presumption should be in favour of preservation. 
 
Planning Policy Statement 15 "Planning and the Historic Environment" provides national 
policy and guidance for development affecting listed buildings.  This is transposed, in part, 
into Policy ENV22 of the Selby District Local Plan, which provides the overall framework 
for assessing proposals of this type. 
 
Policy ENV22 states that 
 
‘Development will not be permitted where it would have a detrimental effect on the 
character, fabric or setting of a listed building.’ 
 
The site is located within Scarthingwell Historic Park which is identified within the Selby 
District Local Plan as an historic park of local significance subject to Policy ENV16. 
 
Policy ENV16 states ‘Development proposals affecting historic parks or gardens will only 
be permitted where the appearance, setting, character or amenity of an historic park or 
garden would not be harmed.’ 
 
Policy and guidance in respect of development and highway safety is provided by Policies 
T1 and T2, of the Selby District Local Plan, and Planning Policy Statement 13 “Transport”.  
 
Policies T1 and T2 state; 
 
T1 “Development proposals should be well related to the existing highway network and 
will only be permitted where existing roads have adequate capacity and can safely serve 
the development.” 
 
T2 “Development proposals which would result in the creation of a new access or the 
intensification of the use of an existing access will be permitted provided: 
 
1) There would be no detriment to highway safety; and 
2) The access can be created in a location and to a standard acceptable to the 
highway authority 
 
Proposals which would result in the creation of a new access onto a primary road or 
district distributor road will not be permitted unless there is no feasible access onto a 
secondary road and the highway authority is satisfied that the proposal would not create 
conditions prejudicial to highway safety.” 
 
The site is subject to blanket Tree Preservation Order, therefore Policy ENV21 (A) is 
appropriate, which states 
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‘Where appropriate, proposals for development should incorporate landscaping as an 
integral element in the layout and design, including the retention of existing trees and 
hedgerows, and planting of native, locally occurring species.’ 
 
ASSESSMENT 
 
The decision-making process, when considering proposals for development in the Green 
Belt, is in three stages, and is as follows:- 
 
 a) It must be determined whether the development is appropriate or 
inappropriate development in the Green Belt.  PPG2 and Local Plan set out the categories 
of appropriate development. 
 
 b) If the development is appropriate, the general presumption in favour of 
development set out in PPG1 applies, and the application should be treated favourably 
unless there is demonstrable harm to interests of acknowledged importance, other than 
the preservation of the Green Belt itself, which justifies overriding the general presumption 
in favour. 
 
 c) If the development is inappropriate, the presumption against inappropriate 
development in the Green Belt applies and the development should not be permitted 
unless there are very special circumstances which outweigh the presumption against it. 
 
Policy GB2 provides that replacement dwellings are appropriate development within the 
Green Belt. Therefore, provided that the proposal meets the requirements of Policy H13 it 
is considered appropriate development. 
 
The site is currently occupied by a large detached property, which is currently occupied by 
the applicant.  The property is currently habitable and has no signs of dereliction or being 
in disrepair.  No repair or renovation would be required and the current property is of no 
architectural merit. Therefore, a replacement dwelling is considered acceptable in 
accordance with Policy H13 (1) and (2). 
 
The proposed replacement dwelling is to be located immediately adjacent to the existing, 
as a condition can be attached to any approval for the demolition of the existing dwelling it 
is considered that the proposed replacement is acceptable in accordance with Policy H13 
(3). 
 
The footprint of the existing house is 100 square metres with a ridge height of 7.2 metres 
and eaves of 5.6 metres.  Including the single storey extension the volume is 600 cubic 
metres.  The proposed replacement dwelling would be a two storey property with a 
footprint of 117.5 square metres with a height of 5.4 metres to the eaves and 8.4 metres to 
the ridge.  The new volume would be 760 cubic metres.  The proposed development 
would result in a 17.5% increase in floorspace and a 27% increase in volume.  The 
proposed size is therefore considered acceptable as a replacement dwelling in 
accordance with Policy H13 (4). 
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The proposed dwelling is to be a rectangular plan form with a ridged roof developed from 
stone and pantiles to be approved.  The proposed design and materials are considered 
appropriate in the area in close proximity to a large new housing development and a listed 
church in accordance with policy H13 (5). 
 
As the proposed development is in accordance with Policy H13 it is considered not to be 
an inappropriate development within the Green Belt.  Therefore there is a presumption in 
favour of development unless material considerations justify overriding the general 
presumption of development. 
 
The site is located within an historic park and within proximity of the Grade II Listed 
Church.  Previously, due to the size of the development it was considered to have a 
detrimental effect on both the park and the church.  The existing dwelling is made from 
buff-coloured bricks with cream render and grey roof tiles with a two storey glass element 
on the gable end.  The existing dwelling makes no contribution to the listed building and 
due to its contrasting materials to the new housing development and surroundings it is 
considered to be prominent in an isolated location.  The proposed new dwelling is of a 
similar scale and due to its materials is considered to have a more positive impact on the 
surrounding historic park, listed building and openness of the Green Belt in accordance 
with Policies ENV16, ENV22 and GB2 respectively.  It is therefore considered to be in 
accordance with section 5 of Policy H13 of the Selby District Local Plan. 
 
HIGWAYS SAFETY 
 
The application is for a replacement dwelling, therefore the traffic generated will be similar 
to the existing levels.  Consultation with the Highways Officer raised no objections to the 
development, therefore the proposed development is considered acceptable in terms of 
highways safety and in accordance with Policies T1, T2 and VP1 of the Selby District 
Local Plan. 
 
OTHER CONSIDERATIONS 
 
The site is not a designated nature conservation area and is not known to support any 
species protected under British or European law, or any other species or habitat of 
conservation concern and due to its private status is not considered to be an important 
space with amenity value to the local area. 
 
CONCLUSION: 
 
Having had regard to the Development Plan, all other relevant local and national policy, 
letters of representation, consultation responses and all other material planning 
considerations, it is considered that the proposal would be appropriate development within 
the Green Belt and there are no other considerations to justify overriding the general 
presumption in favour.  The proposed development is therefore considered to be in 
accordance with Policy GB2 and GB4 of the Selby District Local Plan and PPG2. 
 
RECOMMENDATION: 
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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 Notwithstanding the provisions of Class A and Class E to Schedule 2, Part 1 of the 

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

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

had regard to Policy ENV1. 
 
 3 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.  The approved scheme shall 
also include details of protection to the existing trees in accordance with BS5837 
(2005). 

  
 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. 
 
 4 No development shall take place until details of the proposed means of disposal of 

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

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

Policy ENV1 of the Selby District Local Plan. 
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 5 No development shall commence until evidence of the entering into of contracts for 
the demolition of the existing dwelling in accordance with an approved scheme has 
been submitted to and acknowledged in writing by the Local Planning Authority. 

    
 Reason:  In order to prevent an increase in development to the detriment of the 

Green Belt and Historic Park in accordance with Policies GB2 and ENV22 of the 
Selby District Local Plan. 

 
 6 Prior to demolition work commencing a scheme detailing measures to minimise the 

impact of noise, dust and dirt on adjacent residential properties shall be submitted 
to and approved in writing by the Local Planning Authority.  The approved scheme 
shall be implemented prior to demolition commencing and shall be retained 
throughout the demolition period. 

    
 Reason :  In order to protect the residential amenity of neighbouring properties in 

accordance with Policy ENV1 of the Selby District Local Plan. 
 
7 Prior to any development hereby permitted being carried out, full details of the 

external windows, doors and door casing, to be used in the construction of the 
approved dwelling shall be submitted to and approved in writing by the Local 
Planning Authority. Such details shall include 1:1 or 1:2 drawings showing cross-
sections through them illustrating all frames and glazing bars to be used, the timber 
doors and window frames shall be painted timber not stained not varnished timber. 

     
 Reason:  In the interests of visual amenity and to preserve the character of the Listed 

Building in accordance with Policy ENV22 of the Selby District Local Plan. 
 
 
8 Prior to any development hereby permitted being carried out, full details of the eaves, 

verge and ridge detail, to be used in the construction of the approved dwelling shall 
be submitted to and approved in writing by the Local Planning Authority. Such details 
shall include 1:5 drawings showing cross-sections through them. The approved 
scheme shall be implemented throughout the construction period and shall be 
retained and maintained throughout the lifetime of the development. 

     
 Reason:  In the interests of visual amenity and to preserve the character of the Listed 

Building in accordance with Policy ENV22 of the Selby District Local Plan. 
 
9 Prior to the commencement of development details of the materials to be used in the 

construction of the exterior walls and roof(s) of the proposed 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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APPLICATION 
NUMBER: 
 

2007/0076/FUL PARISH: Kelfield 

APPLICANT: 
 

S Ward VALID DATE:
 

29/01/2007 

PROPOSAL: 
 

Detached dwelling 

LOCATION: Serendipity, Main Street, Kelfield 
 
DESCRIPTION AND BACKGROUND: 
 
The application site includes an existing attached garage and piece of adjacent 
hardstanding to the side of ‘Serendipity’, a residential property located on Main Street in 
Kelfield.  The existing property is located on the western side of Main Street opposite an 
T-Junction with a sharp bend located to the south of the site.  The site is located opposite 
a Grade II Listed Building, ‘Corner Farm’, and adjacent to ‘Derwent Cottage’, a residential 
dwelling to the north.  The application has been advertised as affecting the setting of a 
Listed Building. 
 
‘Serendipity’ is a large detached two storey property set in substantial grounds facing Main 
Street.  To the northern part of the dwelling are two adjoining garages and an area of 
hardstanding.  The application proposes to demolish the garages and develop a detached 
two storey dwelling. 
  
PLANNING HISTORY 
 
There has been a previous application made on the site for a residential dwelling, which 
was subsequently withdrawn. 
 
CONSULTATIONS: 
 
PARISH:  Object to the proposal on the basis that it would have a detrimental effect on 
both highways safety and the residential amenity of the neighbouring property. 
 
LOCAL HIGHWAY AUTHORITY:  No objections subject to conditions. 
 
YORKSHIRE WATER:  No objections. 
 
INTERNAL DRAINAGE BOARD:  No comments received. 
 
PRINCIPAL ENVIRONMENTAL HEALTH OFFICER:  No objections subject to conditions. 
 
BUILDING CONTROL:  No comments received. 
 
CONSERVATION OFFICER:  No comments received, however verbal confirmation was 
given that no objections are raised. 
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POLICIES AND ISSUES: 
 
Section 38(6) of the Planning and Compulsory Purchase Act 2004 states "if regard is to be 
had to the development plan for the purpose of any determination to be made under the 
planning Acts the determination must be made in accordance with the plan unless 
material considerations indicate otherwise".  The development plan for the Selby District 
comprises of the Regional Spatial Strategy for Yorkshire and Humberside (published on 1 
December 2004), the North Yorkshire Structure Plan (Alteration No3) (adopted in 1995) 
and the Selby District Local Plan (adopted on 8 February 2005). 
 
The site is located within defined development limits.  The main issues to address are the 
implications on the form and character of the streetscene, highways safety and the effect 
on neighbouring properties and sustainability. 
 
Planning Policy Statement 1, together with Policy ENV1 provide the general policy 
framework and underlying principles within which the Council should consider 
development proposals, stating 
 
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 to residential development is provided by 
Planning Policy Statement 3 "Housing" and policies H2A and H7 of the Selby District 
Local Plan. Planning Policy Statement 3 aims to promote 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.  Furthermore PPS3 promotes the use of brownfield sites for residential development. 
At local policy level the policy framework is provided by H2A and H6 which are in 
accordance with national policy 
 
Proposals for residential development should also comply with Policy H2A which aims to 
ensure house building is achieved in a sustainable manner, stating 
 
H2A “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. 
2) Sites allocated in Phase 1. 
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Sites allocated in Phase 2 will only be released after 2006…………….” 
 
 
Policy H7 states that within these areas residential development will be permitted provided 
that the proposal: 
 

1) Would not detract from the form and character of the settlement; 
2) Would provide a satisfactory standard of residential accommodation and amenity; 
3) Would not create conditions prejudicial to highway safety or which would have a 

significant adverse effect on local amenity; 
4) Would not constitute an unacceptable form of backland or tandem development; 
5) Would not harm acknowledged nature conservation interests, or result in the loss of 

open space of recreation or amenity value, or which is intrinsically important to the 
character of the area; and 

6) Would not be subject to any overriding considerations that would render the site 
unsuitable or the development inappropriate. 

 
Planning Policy Statement 15 "Planning and the Historic Environment" provides national 
policy and guidance for development affecting listed buildings.  This is transposed, in part, 
into Policy ENV22 of the Selby District Local Plan, which provides the overall framework 
for assessing proposals of this type.  
 
Policy ENV22 states that 
 
‘Development will not be permitted where it would have a detrimental effect on the 
character, fabric or setting of a listed building.’ 
 
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”.  
 
Policies T1 and T2 state; 
 
T1 “Development proposals should be well related to the existing highway network and 

will only be permitted where existing roads have adequate capacity and can safely 
serve the development.” 

 
T2 “Development proposals which would result in the creation of a new access or the 

intensification of the use of an existing access will be permitted provided: 
 

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

highway authority 
 

Proposals which would result in the creation of a new access onto a primary road 
or district distributor road will not be permitted unless there is no feasible access 
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onto a secondary road and the highway authority is satisfied that the proposal 
would not create conditions prejudicial to highway safety.” 

 
Policy VP1 states, 
 
‘The District Council will support the provision of parking spaces/facilities in new 
developments up to the maximum car parking standards as set out in Appendix 4.’ 
 
The Highways Officer considers that sufficient car parking is available on the whole site to 
accommodate the change of use. 
 
ASSESSMENT 
 
Planning Policy Statement 3 "Housing" provides national policy and guidance for 
residential development.  This is transposed, in part, into Policies H2A and H6 of the 
Selby District Local Plan, which provides the overall frameworks for assessing proposals 
of this type.  
 
The application site comprises part of the curtilage to a dwelling at ‘Serendipity’, Main 
Street, Kelfield.  Residential curtilage is considered to constitute previously developed 
land in Annex C of PPS3.  Furthermore it is noted that the application site is located within 
the Development Limits of the settlement of Kelfield. As such it is considered that the 
proposal would not be contrary to Policy H2A and therefore is considered acceptable in 
principle, subject to compliance with Policy H7 and other relevant planning policies. 
 
Under section 1) of Policy H7 proposals would not detract form the form and character of 
the settlement or immediate locality.  The applicant proposes to develop a two storey 
property developed from brickwork with slate roofing located between two existing 
properties.  The site is located adjacent to ‘Serendipity’ and requires the demolition of 
attached garaging. 
  
The existing line of development in the immediate vicinity of the property is linear with a 
number of two storey properties facing directly onto Main Street.  The properties in the 
area are a variety of sizes with substantial grounds to the rear.  The proposed 
development is to be a two storey property measuring six metres in width with an attached 
single garage to the side. 
 
Due to the mix and size of existing dwellings in the area and the properties position set 
back from the road it is not considered that the proposed dwelling would alter the 
character of the area and is therefore considered acceptable in principle in accordance 
with Policy H7(1). 
 
RESIDENTIAL AMENITY 
 
In assessing the amenity of neighbouring residential properties, regard must be given to 
overlooking, overshadowing and space about dwellings.  Similarly regard must be taken 
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with respect to the proposed access and the effect on the occupiers of the existing 
property.   
 
In terms of residential amenity, the distances to neighbouring properties and orientation of 
existing properties all ensure that the proposed development will not have a detrimental 
effect on the residential amenity of neighbouring properties in terms of overlooking or 
overshadowing.  Although the property is to be located adjacent to the boundary of the 
neighbouring property, no windows are proposed in the side elevation of the property, 
therefore ensuring there are no issues of overlooking.   
 
One objection was received from a neighbouring property occupier who was concerned 
over the reduction in light due to overshadowing to a neighbouring property through two 
rooflights in a lean-to extension.  The extension is utilised as a kitchen and is immediately 
adjacent to the proposed dwelling.  Due to the orientation of the new dwelling to the south 
of this extension it is considered that light will be reduced into this room.  However as 
alternative light sources are available via front and rear windows and the use of the room 
as a kitchen it is not considered that the reduction of light will be to the detriment of 
residential amenity.  The proposed development is therefore considered acceptable in 
accordance with Policy H7 (2). 
 
HIGHWAYS SAFETY 
 
Objections were raised from neighbouring occupiers of properties and the Parish Council 
over the impact on highways safety due to parking and the proximity to a bend and T-
junction.  Notwithstanding these objections, no objections are raised by the Highways 
Officer and it is considered that the proposed development is in accordance with Policies 
H7 (3) and T1 of the Selby District Local Plan. 
 
BACKLAND DEVELOPMENT 
 
Due to the location of the properties facing Moor End it is not considered that the 
proposals will harm residential amenity and do not constitute an unacceptable backland 
development in accordance with Policy H7 (4). 
 
NATURE CONSERVATION 
 
The site is not a designated nature conservation area and is not known to support any 
species protected under British or European law, or any other species or habitat of 
conservation concern and due to its private status is not considered to be an important space 
with amenity value to the local area in accordance with Policy H7 (5). 
 
OTHER CONSIDERATIONS 
 
The site is in a flood plain, However, the inclusion of a flood risk assessment raises no 
objections to the proposal, issues of drainage have also been assessed and it is considered 
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that there is sufficient internal space for refuse storage.  There are therefore no other 
overriding material considerations in accordance with Policy H7 (6). 
 
EFFECT ON THE LISTED BUILDING 
 
The Councils’ Conservation Officer made no formal response. However, he confirmed 
verbally that due to the position of the property amongst existing dwellings it would not 
have a detrimental effect on the setting of the listed building opposite.  It is considered that 
the proposed development would not fail to preserve the setting or appearance of the 
building, therefore in accordance with Policy ENV22 and criteria 5 of Policy ENV1. 
 
CONCLUSION 
 
Having had regard to the development plan, all other relevant local and national policy, 
letters of representation, consultation responses and all other material planning 
considerations, it is considered that the proposal is acceptable in principle and meets all 
aspects of Policy H7 of the Selby District Local Plan.  The proposed development by virtue 
of its positioning and design is not considered to have a detrimental effect on either the 
residential amenity of neighbouring properties or the listed building located opposite. 
 
RECOMMENDATION: 
 
Approve planning permission subject to conditions for the reasons outlined in the above 
report. 
 
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  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 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 
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means of enclosure shall be constructed in accordance with the approved details 
prior to the development being brought into beneficial use and thereafter shall be 
maintained as such. 

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

of amenity and in order to comply with Policy ENV1 of the Selby District Local Plan. 
 
 4 Notwithstanding the provisions of Class A and Class E to Schedule 2, Part 1 of the 

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

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

had regard to Policy ENV1. 
 
 5 Construction works and deliveries shall be restricted to between 0800 hours and 

1700 hours Monday to Friday and between 0830 hours and 1300 hours on a 
Saturday and shall not take place at any time on Sundays, Bank holidays and 
Public holidays. 

     
 Reason:  To safeguard the amenity of the occupiers of the surrounding properties 

in the interests of amenity having had regard to Policy ENV1 of the Selby District 
Local Plan. 

 
 6 No development shall take place until details of the proposed means of disposal of 

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

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

Policy ENV1 of the Selby District Local Plan. 
 
 7 Prior to the commencement of any other part of the development hereby permitted, 

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

  
 ic) The crossing of the highway verge and/or footpath shall be constructed in 

accordance with the approved details and/or Standard Detail number E6 and the 
Specification of the Local Highway Authority. 

  

74



 ii) Any gates, barriers or other means of enclosure shall be erected a minimum 
distance of  metres back from the carriageway of the existing highway and shall 
open into the site. 

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

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

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

interest of vehicle and pedestrian safety and convenience, in order to accord with 
Policy ENV1 of the Selby District Local Plan. 

 
 8 The development shall not be commenced until full details of the proposed 

vehicular access, parking and turning arrangements have been submitted to and 
been approved in writing by the Local Planning Authority in consultation with the 
Local Highway Authority.  Those arrangements shall be constructed in accordance 
with the specification so approved before the development is first brought into use 
unless otherwise approved by the Local Planning Authority.  Once created these 
areas shall be maintained clear of any obstruction and retained for their intended 
purpose at all times. 

  
 Reason: 
 To ensure appropriate on-site vehicle parking facilities with associated access and 

manoeuvring areas, in the interests of highway safety and the general amenity of 
the development, in accordance with Policy ENV1 of the Selby District Local Plan. 
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APPLICATION 
NUMBER: 
 

2007/0030/FUL PARISH: Colton 

APPLICANT: 
 

Mr & Mrs Gingley VALID DATE:
 

09/01/2007 

PROPOSAL: 
 

Single storey extension and double garage following demolition of 
outbuildings 

LOCATION: Colton Lodge, Colton Lane, Colton 
 
DESCRIPTION AND BACKGROUND: 
 
The application site is ‘Colton Lodge’, a Grade II Listed building used as a residential 
dwelling set in substantial grounds outside the village of Colton.  The site is accessed from 
Colton Lane, a road linking Colton to the A64.  The property is situated away from the 
main road and has limited public viewpoints through tree cover and hedgerows adjacent to 
the road.  Access to the site is gained from a large private drive leading to Colton Lane via 
large gates set back from the road. 
 
The proposed development has been advertised by site notice, newspaper advertisement 
and by letter.  The proposal has been advertised as affecting a Listed Building.  The 
Parish Council commented that the siting of the site notice located on the gates of the 
property is outside of the village and not easily visible as it is not adjacent to a public 
footpath.  However, the position of the site notice was the main entrance to the property 
and due to the location of the property outside of the village it is considered the most 
appropriate site for people to acknowledge to which property the application relates.  The 
applications were also advertised with a press notice in the local newspaper. 
 
The application is for planning permission for a single storey extension and a double 
integral garage following the demolition of an existing garage and outbuilding.  It is 
proposed to erect the extension on the eastern wing of the property located away from 
Colton Lane.  Currently the ‘Lodge’ has attached modern outbuildings on this elevation, 
which are to be demolished and replaced with a large glass extension.  The extension 
would protrude forwards in line with a remaining outbuilding, which screens the bulk of 
development from the front to give the impression of a glazed link. 
 
The next item on the agenda also includes listed building consent for these works and an 
application for a single storey extension on the opposite side of the property. 
 
PLANNING HISTORY 
 
The application is being determined along with a number of other applications for 
extensions.  These include a planning application and listed building consent application 
for an extension to the other side of the property and a listed building consent application 
for this application.  These three applications are also included on this agenda.  Planning 
permission has recently been refused for a new porch and new gates with their respective 
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listed building consents.  Listed Building Consent has also been given for replacement 
roof tiles. 
 
CONSULTATIONS: 
 
PARISH:  Object to the proposals based on the extension being out of character with the 
property and having a detrimental character on the appearance of the Listed Building. 
 
CONSERVATION OFFICER:  No objections subject to conditions. 
 
NEIGHBOURS:  No letters of representation were received. 
 
POLICIES AND ISSUES: 
 
Section 38(6) of the Planning and Compulsory Purchase Act 2004 states "if regard is to be 
had to the development plan for the purpose of any determination to be made under the 
planning Acts the determination must be made in accordance with the plan unless 
material considerations indicate otherwise".  The development plan for the Selby District 
comprises of the Regional Spatial Strategy for Yorkshire and Humberside (published on 1 
December 2004), the North Yorkshire Structure Plan (Alteration No3) (adopted in 1995) 
and the Selby District Local Plan (adopted on 8 February 2005). 
 
The site is located outside defined development limits in open countryside.  The main 
issues to address are the implications on the open countryside, highways safety and the 
effect on neighbouring properties and sustainability. 
 
Planning Policy Statement 1, together with Policy ENV1 provide the general policy 
framework and underlying principles within which the Council should consider 
development proposals, stating 
 
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.   
 
In respect to development within open countryside Policy DL1 of the Selby District Plan 
provides the overall framework, stating 
 
DL1 Development in the countryside, outside the Green Belt and development limits, will 

only be permitted where the proposal complies with all relevant policies and the 
proposal: 

 
1) Would be appropriate to a rural area. 
2) Involve the reuse, adaptation or extension of an existing building; or 
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3) Is required to meet the identified social or economic needs of a rural 
community; or 

4) Would be of direct benefit to the rural economy including additional small-
scale employment development and the expansion of existing firms. 

 
Where development is appropriate, it must be located and designed so as not to 
have a significant adverse effect on residential amenity or character and 
appearance of the area and must not acknowledged nature conservation interests.” 

 
Guidance on dealing with extensions to dwellings outside of defined development limits is 
provided by Policy H14 of the Selby District Local Plan, which states, 
 
H14 “Outside defined Development Limits proposals for the extension of existing 

dwellings will be permitted provided: 
 

1) The proposal would be appropriate to its settings and not visually intrusive in the 
landscape; 

 
2) The proposal would not result in a disproportionate addition over and above the 

size of the original dwelling and would not dominate it visually; and 
 

3) The design and the materials of the proposed extension would be in keeping with 
the character and appearance of the dwelling, and where appropriate, other 
buildings in the area.” 

 
When making a recommendation in respect of an application which affects a Listed 
Building Consent application, regard must be had to S66(1) of the Planning (Listed 
Buildings and Conservation Areas Act) 1990 which requires the Local Planning Authority 
to ‘have special regard to the desirability of preserving the building or its setting or any 
features of a special architectural or historic importance which is possesses’.  Paragraph 
3.3 of Planning Policy Guidance 15 (Planning and the Historic Environment) says that the  
presumption should be in favour of preservation. 
 
Planning Policy Statement 15 "Planning and the Historic Environment" provides national 
policy and guidance for development affecting listed buildings.  This is transposed, in part, 
into Policy ENV22 of the Selby District Local Plan, which provides the overall framework 
for assessing proposals of this type.  
 
Policy ENV22 states that 
 
‘Development will not be permitted where it would have a detrimental effect on the 
character, fabric or setting of a listed building.’ 
 
The site is subject to a large amount of tree cover, therefore Policy ENV21 (A) is 
appropriate, which states 
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‘Where appropriate, proposals for development should incorporate landscaping as an 
integral element in the layout and design, including the retention of existing trees and 
hedgerows, and planting of native, locally occurring species.’ 
 
ASSESSMENT 
 
The proposed development is to add a single storey glazed extension and brick double 
garage to the eastern elevation.  ‘Colton Lodge’ is a hunting lodge originally constructed in 
the early eighteenth century, but with nineteenth and twentieth century alterations.  It 
currently presents largely uncluttered facades in a restrained neo-classical style. 
 
The proposed development is located in the open countryside and is required therefore to 
accord with Policy DL1 of the Selby District Local Plan.  The proposed development is for 
a residential extension following the demolition of outbuildings on the eastern elevation of 
Colton Lodge. 
 
The proposed extension of a residential dwelling is considered appropriate in the 
countryside in accordance with Policy DL1, provided that it meets the criteria set out in 
Policy H14. 
  
The proposed extension is single storey in height and incorporates two distinct elements.  
Immediately adjacent to the dwelling is a glass kitchen linking to a double garage, which is 
to be developed from brickwork.  The site is in a relatively isolated position with limited 
viewpoints through tree cover.  The extensions are proposed on the eastern elevation, 
which is furthest from Colton Lane and access to the site.  The property is set in 
landscaped grounds and the extensions are not considered to have a detrimental effect on 
the landscape of the area in accordance with Policy H14 (1). 
 
The extensions are to replace existing outbuildings on the eastern elevation and are 
proposed to remain single storey in height.  The existing property is three storeys in height 
and has previous existing alterations.  Despite these previous extensions the application 
proposes to demolish some of the existing modern extension and it is considered that the 
scale of the extension does not dominate the property visually and is not a 
disproportionate addition over and above the existing dwelling in accordance with Policy 
H14 (2). 
 
The proposal includes a glazed extension and brick double garage.  The garage is to be 
developed of similar materials to the existing property and the positioning of the glazed 
extension in relation to existing outbuildings is considered to be screened to give the 
appearance of a glazed link.  The proposed design and materials are considered 
acceptable in terms of visual amenity and consultation with the Conservation Officer has 
raised no objections to the proposals and their effect on the Listed Building.  The 
proposed development is therefore considered acceptable in accordance with Policies 
H14 (3) and ENV22. 
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The proposed development is therefore considered acceptable in terms of its design and 
scale in accordance with Policy H14 (2) and (3).  The proposed development is also 
considered to preserve the setting of the listed building, therefore not harming its 
character of one of special architectural and historical interest, in accordance with Policy 
ENV22 and criteria 5 of Policy ENV1 and Policy DL1 of the Selby District Local Plan.  
 
CONCLUSION 
 
Having had regard to the development plan, all other relevant local and national policy, 
letters of representation, consultation responses and all other material planning 
considerations, it is considered that the proposal would not have a detrimental effect on 
the character or setting of the Listed Building and is an acceptable extension in the open 
countryside.  The proposed development is therefore considered to be acceptable in 
accordance with to Policies ENV22 and H14 of the Selby District Local Plan and PPG15. 
 
RECOMMENDATION: 
 
Approve planning permission subject to conditions for the reasons outlined in the above 
report. 
 
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 proposed 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. 
 
 
 
3. Prior to any development hereby permitted being carried out, full details of the 

external windows, doors and door casing, to be used in the construction of the 
approved dwelling shall be submitted to and approved in writing by the Local 
Planning Authority. Such details shall include 1:1 or 1:2 drawings showing cross-
sections through them illustrating all frames and glazing bars to be used, the timber 
doors and window frames shall be painted timber not stained not varnished timber. 
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 Reason:  In the interests of visual amenity and to preserve the character of the Listed 
Building in accordance with Policy ENV22 of the Selby District Local Plan. 

 
 
4. Prior to any development hereby permitted being carried out, full details of the eaves, 

verge and ridge detail, to be used in the construction of the approved dwelling shall 
be submitted to and approved in writing by the Local Planning Authority. Such details 
shall include 1:5 drawings showing cross-sections through them. The approved 
scheme shall be implemented throughout the construction period and shall be 
retained and maintained throughout the lifetime of the development. 

     
 Reason:  In the interests of visual amenity and to preserve the character of the Listed 

Building in accordance with Policy ENV22 of the Selby District Local Plan. 
 
5. The development hereby permitted shall not be carried out otherwise in complete 

accordance with the approved plans and specifications. 
  
 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. 
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APPLICATION 
NUMBER: 
 

2007/0031/LBC PARISH: Colton 

APPLICANT: 
 

Mr & Mrs Gingley VALID DATE:
 

09/01/2007 

PROPOSAL: 
 

Listed Building Consent for single storey extension to east wing and 
internal alterations following demolition of outbuildings 

LOCATION: Colton Lodge, Colton Lane, Colton 
 
DESCRIPTION AND BACKGROUND: 
 
The application site is ‘Colton Lodge’, a Grade II Listed building used as a residential 
dwelling set in substantial grounds outside the village of Colton.  The site is accessed from 
Colton Lane, a road linking Colton to the A64.  The property is situated away from the 
main road and has limited public viewpoints through tree cover and hedgerows adjacent to 
the road.  Access to the site is gained from a large private drive leading to Colton Lane via 
large gates set back from the road. 
 
The proposed development has been advertised by site notice, newspaper advertisement 
and by letter.  The Parish Council commented that the siting of the site notice located on 
the gates of the property is outside of the village and not easily visible as it is not adjacent 
to a public footpath.  However, the position of the site notice was the main entrance to the 
property and due to the location of the property outside of the village it is considered the 
most appropriate site for people to acknowledge to which property the application relates.  
The applications were also advertised with a press notice in the local newspaper. 
 
The application is for listed building consent for a single storey extension and a double 
integral garage following the demolition of an existing garage and outbuilding.  It is 
proposed to erect the extension on the eastern wing of the property located away from 
Colton Lane.  Currently the Lodge has attached modern outbuildings on this elevation, 
which are to be demolished and replaced with a large glass extension.  The extension 
would protrude forwards in line with a remaining outbuilding, which screens the bulk of 
development from the front to give the impression of a glazed link.  The application also 
proposes a double brick built garage adjacent to the remaining outbuilding.  The internal 
alterations include demolition of internal walls and part of an internal stack to integrate the 
extension to the existing dwelling. 
 
The agenda also includes a planning application for these works and a planning and listed 
building application for a single storey extension on the opposite side of the property. 
 
PLANNING HISTORY 
 
The application is being determined along with a number of other applications for 
extensions.  These include a planning application and listed building consent application 
for an extension to the other side of the property and a planning application for this 
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application.  These three applications are also included on this agenda.  Planning 
permission has recently been refused for a new porch and new gates with their respective 
listed building consents.  Listed Building Consent has also been given for replacement 
roof tiles. 
 
CONSULTATIONS: 
 
PARISH:  Object to the proposals based on the extension being out of character with the 
property and having a detrimental character on the appearance of the Listed Building. 
 
CONSERVATION OFFICER:  No objections subject to conditions. 
 
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 Humberside (published on 1 
December 2004), the North Yorkshire Structure Plan (Alteration No3) (adopted in 1995) 
and the Selby District Local Plan (adopted on 8 February 2005). 
 
When making a recommendation in respect of a Listed Building Consent application, 
members attention must be drawn to S16(2) (or S66(1) if it is a planning application 
affecting a Listed Building or its setting) of the Planning (Listed Buildings and 
Conservation Areas Act) 1990 which requires the Local Planning Authority to ‘have special 
regard to the desirability of preserving the building or its setting or any features of a 
special architectural or historic importance which is possesses’.  Paragraph 3.3 of 
Planning Policy Guidance 15 (Planning and the Historic Environment) says that the  
presumption should be in favour of preservation. 
 
Planning Policy Statement 15 "Planning and the Historic Environment" provides national 
policy and guidance for development affecting listed buildings.  This is transposed, in part, 
into Policy ENV22 of the Selby District Local Plan, which provides the overall framework 
for assessing proposals of this type.  
 
Policy ENV22 states that 
 
‘Development will not be permitted where it would have a detrimental effect on the 
character, fabric or setting of a listed building.’ 
 
ASSESSMENT 
 
The proposed development is to add a single storey glazed extension and brick double 
garage to the eastern elevation.  Colton Lodge is a hunting lodge originally constructed in 
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the early eighteenth century, but with nineteenth and twentieth century alterations.  It 
currently presents largely uncluttered facades in a restrained neo-classical style. 
 
Consultation with the Councils Conservation Officer commented that, 
 
‘The service buildings, which are to be demolished, do not contribute to the special 
architectural or historic interest of the building, and are largely of twentieth century origin; 
earlier additions are retained in this proposal. The internal alterations proposed do not 
impact significantly on the special interest of the building, since the principal elements of 
interest are retained. 
  
The replacement glazed extension has the greatest impact on views of the rear of the 
building. Even here, by virtue of its scale and design, it sits comfortably with the remaining 
service buildings and with the lodge itself, and will not be unduly obtrusive. On the garden 
front, the addition will only be seen as a small scale linking structure. Even then, inter-
visibility is impeded by the retention of a substantial brick wall. 
  
The double garage extension to the western end follows a traditional form and again in 
terms of scale and massing, would not adversely affect the setting of the listed building. 
The double width opening in the southeast facing elevation introduces a strong horizontal 
emphasis, which jars with the balance of horizontal and vertical emphases which 
characterise other buildings on the site. This fails to preserve the setting of the listed 
building. This could be addressed by forming two separate openings, the doors being 
vertically-boarded, side-hung timber doors. 
  
Providing the objection to the design of the double garage can be addressed, this is 
otherwise an attractive, contemporary scheme.’ 
 
The internal alterations require the demolition of a number of walls.  However it is 
considered that this does not alter the traditional through movement of the property and is 
not detrimental to the historic internal layout. 
 
The proposed development is considered to preserve the setting of the listed building, 
therefore not harming its character of one of special architectural and historical interest, in 
accordance with Policy ENV22 and criteria 5 of Policy ENV1 of the Selby District Local 
Plan.  
 
CONCLUSION 
 
Having had regard to the development plan, all other relevant local and national policy, 
letters of representation, consultation responses and all other material planning 
considerations, it is considered that the proposal would not have a detrimental effect on 
the character or setting of the Listed Building.  The proposed development is therefore 
considered to be acceptable in accordance with to Policy ENV22 of the Selby District 
Local Plan and PPG15. 
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RECOMMENDATION: 
 
Approve planning permission subject to conditions for the reasons outlined in the above 
report. 
 
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 18 of the Planning (Listed 

Buildings and Conservation Areas) Act 1990 as amended by 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 proposed 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. 
 
3. Prior to any development hereby permitted being carried out, full details of the 

external windows, doors and door casing, to be used in the construction of the 
approved dwelling shall be submitted to and approved in writing by the Local 
Planning Authority. Such details shall include 1:1 or 1:2 drawings showing cross-
sections through them illustrating all frames and glazing bars to be used, the timber 
doors and window frames shall be painted timber not stained not varnished timber. 

     
 Reason:  In the interests of visual amenity and to preserve the character of the Listed 

Building in accordance with Policy ENV22 of the Selby District Local Plan. 
 
4. Prior to any development hereby permitted being carried out, full details of the eaves, 

verge and ridge detail, to be used in the construction of the approved dwelling shall 
be submitted to and approved in writing by the Local Planning Authority. Such details 
shall include 1:5 drawings showing cross-sections through them. The approved 
scheme shall be implemented throughout the construction period and shall be 
retained and maintained throughout the lifetime of the development. 

     
 Reason:  In the interests of visual amenity and to preserve the character of the Listed 

Building in accordance with Policy ENV22 of the Selby District Local Plan. 
 
5. The development hereby permitted shall not be carried out otherwise in complete 

accordance with the approved plans and specifications. 
  
 Reason: 
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 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. 

 
 

88



�

�

This map has been reproduced from the Ordnance Survey mapping with the permission of Her Majesty's stationary office. © Crown copyright. 
Unauthorised reproduction infringes Crown copyright and may lead to prosecution or civil proceedings. Selby District Council: 100018656

APPLICATION SITE
Item No:
Address:

N

S

EW

Colton Lodge, Colton Lane, Colton
2006/1613/FUL

89



   
APPLICATION 
NUMBER: 
 

2006/1613/FUL PARISH: Colton 

APPLICANT: 
 

Mr & Mrs Gingley VALID DATE:
 

18/12/2006 

PROPOSAL: 
 

Single storey side extension to the western elevation 

LOCATION: Colton Lodge, Colton Lane, Colton 
 
DESCRIPTION AND BACKGROUND: 
 
The application site is Colton Lodge, a Grade II Listed building used as a residential 
dwelling set in substantial grounds outside the village of Colton.  The site is accessed from 
Colton Lane, a road linking Colton to the A64.  The property is situated away from the 
main road and has limited public viewpoints through tree cover and hedgerows adjacent to 
the road.  Access to the site is gained from a large private drive leading to Colton Lane via 
large gates set back from the road. 
 
The proposed development has been advertised by site notice, newspaper advertisement 
and by letter.  The proposal has been advertised as affecting a Listed Building.  The 
Parish Council commented that the siting of the site notice located on the gates of the 
property is outside of the village and not easily visible as it is not adjacent to a public 
footpath.  However, the position of the site notice was the main entrance to the property 
and due to the location of the property outside of the village it is considered the most 
appropriate site for people to acknowledge to which property the application relates.  The 
applications were also advertised with a press notice in the local newspaper. 
 
The application is for planning permission for a single storey extension on the western 
elevation of the property.  The proposed extension would to be located on the western 
elevation of the property closest to Colton Lane. 
 
This extension would be single storey in height and designed to fan out at both the front 
and the rear protruding past the existing frontage of the dwelling. 
 
The agenda also includes a listed building consent application for these works and 
applications for planning permission and listed building consent for a single storey 
extension on the opposite side of the property. 
 
PLANNING HISTORY 
 
The application is being determined with a number of applications for redevelopment of 
the site still pending determination.  These include a planning application and listed 
building consent application for an extension to the other side of the property and a listed 
building consent application for this development.  These three applications are also 
included on this agenda.  Planning permission has recently been refused for a new porch 
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and new gates with their respective listed building consents.  Listed Building Consent has 
also been granted for replacement roof tiles. 
 
CONSULTATIONS: 
 
PARISH:  Object to the proposals based on the extension being out of character with the 
property and having a detrimental character on the appearance of the Listed Building. 
 
CONSERVATION OFFICER:  Recommends refusal based on the detrimental effect on 
the character and setting of the Listed Building. 
 
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 Humberside (published on 1 
December 2004), the North Yorkshire Structure Plan (Alteration No3) (adopted in 1995) 
and the Selby District Local Plan (adopted on 8 February 2005). 
 
The site is located outside defined development limits in open countryside.  The main 
issues to address are the implications on the open countryside, highways safety and the 
effect on neighbouring properties and sustainability. 
 
Planning Policy Statement 1, together with Policy ENV1 provide the general policy 
framework and underlying principles within which the Council should consider 
development proposals, stating 
 
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.   
 
In respect to development within open countryside Policy DL1 of the Selby District Plan 
provides the overall framework, stating 
 
DL1 Development in the countryside, outside the Green Belt and development limits, will 

only be permitted where the proposal complies with all relevant policies and the 
proposal: 

 
1) Would be appropriate to a rural area. 
2) Involve the reuse, adaptation or extension of an existing building; or 
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3) Is required to meet the identified social or economic needs of a rural 
community; or 

4) Would be of direct benefit to the rural economy including additional small-
scale employment development and the expansion of existing firms. 

 
Where development is appropriate, it must be located and designed so as not to 
have a significant adverse effect on residential amenity or character and 
appearance of the area and must not acknowledged nature conservation interests.” 

 
Guidance on dealing with extensions to dwellings outside of defined development limits is 
provided by Policy H14 of the Selby District Local Plan, which states, 
 
H14 “Outside defined Development Limits proposals for the extension of existing 

dwellings will be permitted provided: 
 

1) The proposal would be appropriate to its settings and not visually intrusive in the 
landscape; 

 
2) The proposal would not result in a disproportionate addition over and above the 

size of the original dwelling and would not dominate it visually; and 
 

3) The design and the materials of the proposed extension would be in keeping with 
the character and appearance of the dwelling, and where appropriate, other 
buildings in the area.” 

 
When making a recommendation in respect of an application which affects a Listed 
Building Consent application, regard must be had to or S66(1) of the Planning (Listed 
Buildings and Conservation Areas Act) 1990 which requires the Local Planning Authority 
to ‘have special regard to the desirability of preserving the building or its setting or any 
features of a special architectural or historic importance which is possesses’.  Paragraph 
3.3 of Planning Policy Guidance 15 (Planning and the Historic Environment) says that the  
presumption should be in favour of preservation. 
 
Planning Policy Statement 15 "Planning and the Historic Environment" provides national 
policy and guidance for development affecting listed buildings.  This is transposed, in part, 
into Policy ENV22 of the Selby District Local Plan, which provides the overall framework 
for assessing proposals of this type.  
 
Policy ENV22 states that 
 
‘Development will not be permitted where it would have a detrimental effect on the 
character, fabric or setting of a listed building.’ 
 
The site is subject to a large amount of tree cover, therefore Policy ENV21 (A) is 
appropriate, which states 
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‘Where appropriate, proposals for development should incorporate landscaping as an 
integral element in the layout and design, including the retention of existing trees and 
hedgerows, and planting of native, locally occurring species.’ 
 
ASSESSMENT 
 
The proposed development is to add a single storey glazed extension to the western 
elevation.  Colton Lodge is a hunting lodge originally constructed in the early eighteenth 
century, but with nineteenth and twentieth century alterations.  It currently presents largely 
uncluttered facades in a restrained neo-classical style. 
 
The proposed development is located in the open countryside and must therefore accord 
with Policy DL1 of the Selby District Local Plan.  The proposed development is for a 
residential extension following the demolition of outbuildings on the eastern elevation of 
Colton Lodge. 
 
The proposed extension of a residential dwelling is considered appropriate in the 
countryside in accordance with Policy DL1, provided that it meets the criteria set out in 
Policy H14. 
  
The proposed extension is single storey in height and developed from glass.  The site is in 
a relatively isolated position with limited viewpoints through tree cover.  The extensions 
are proposed on the eastern elevation, which is furthest from Colton Lane and access to 
the site.  The property is set in landscaped grounds and the extensions are not considered 
to have a detrimental effect on the landscape of the area in accordance with Policy H14 
(1). 
 
The extensions are to replace existing outbuildings on the eastern elevation and are 
proposed to remain single storey in height.  The existing property is three storeys in height 
and has previous existing alterations.  Despite these previous extensions the application it 
is considered that the scale of the extension is not a disproportionate addition over and 
above the existing dwelling.  However due to the proposed materials and design of the 
extension it is considered that its prominence and positioning protruding forward of the 
existing property would dominate the dwelling contrary to Policy H14 (2). 
 
Consultation with the Council’s Conservation Officer commented that, 
 
Colton Lodge is a hunting lodge, probably originally constructed in the early eighteenth 
century, but with nineteenth and twentieth century alterations. It presents largely 
uncluttered facades in a restrained, neo-classical style. 
  
Attached to the west facing elevation is a flat roofed extension dating from the twentieth 
century. By virtue of its height and flat roof, it sits awkwardly with the design of the lodge.  
  
The new extension follows the roof level of the current extension and fans out significantly 
both to the front of the lodge and to the rear. The balance of vertical and horizontal 
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emphasis of the lodge is not repeated in the extension. Instead, combined with the 
previous extension, it has something of a horizontal emphasis. By extending beyond the 
vertical planes of the front and rear elevations of the existing building, it becomes 
obtrusive in the views of the principle elevations of the lodge.  
  
Consequently, by virtue of its scale and design, it is therefore considered that the 
proposed development would fail to preserve the restrained appearance of the building, 
harming its character of one of special architectural and historical interest, therefore 
contrary to Policies H14 (2) and (3), ENV22 and criteria 5 of Policy ENV1. 
 
CONCLUSION 
 
Having had regard to the development plan, all other relevant local and national policy, 
letters of representation, consultation responses and all other material planning 
considerations, it is considered that the proposal would have a detrimental effect on the 
character of the Listed Building.  The proposed development is therefore considered to be 
contrary to Policies H14 (2) and (3), ENV22 of the Selby District Local Plan and PPG15. 
 
RECOMMENDATION: 
 
Refuse planning permission for the reasons outlined in the above report. 
 
1) The proposed extension by virtue of its scale, design and materials is considered to 
visually dominate the property be out of keeping with its character and appearance 
contrary to Policy H14 of the Selby District Local Plan. 
 
2) The proposed extension by virtue of its scale and design is considered to fail to 
preserve the restrained appearance of the building, harming its character of one of special 
architectural and historical interest, therefore contrary to Policy ENV22 and criteria 5 of 
Policy ENV1 of the Selby District Local Plan. 
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APPLICATION 
NUMBER: 
 

2006/1612/LBC PARISH: Colton 

APPLICANT: 
 

Mr & Mrs Gingley VALID DATE:
 

18/12/2006 

PROPOSAL: 
 

Listed Building Consent for single storey side extension to the western 
elevation. 

LOCATION: Colton Lodge, Colton Lane, Colton 
 
DESCRIPTION AND BACKGROUND: 
 
The application site is ‘Colton Lodge’, a Grade II Listed building used as a residential 
dwelling set in substantial grounds outside the village of Colton.  The site is accessed from 
Colton Lane, a road linking Colton to the A64.  The property is situated away from the 
main road and has limited public viewpoints through tree cover and hedgerows adjacent to 
the road.  Access to the site is gained from a large private drive leading to Colton Lane via 
large gates set back from the road. 
 
The proposed development has been advertised by site notice, newspaper advertisement 
and by letter.  The Parish Council commented that the siting of the site notice located on 
the gates of the property is outside of the village and not easily visible as it is not adjacent 
to a public footpath.  However, the position of the site notice was the main entrance to the 
property and due to the location of the property outside of the village it is considered the 
most appropriate site for people to acknowledge to which property the application relates.  
The applications were also advertised with a press notice in the local newspaper. 
 
The application is for listed building consent for a single storey extension on the western 
elevation of the property.  The proposed extension would to be extend on the western 
elevation of the property located closest to Colton Lane. 
 
This extension is single storey in height and designed to fan out at both the front and the 
rear protruding past the existing frontage of the dwelling. 
 
The agenda also includes a planning application for these works and a planning and listed 
building application for a single storey extension and double garage on the opposite side 
of the property. 
 
PLANNING HISTORY 
 
The application is being determined with a number of applications for redevelopment of 
the site still pending determination.  These include a planning application and listed 
building consent application for an extension to the other side of the property and planning 
application for this development.  These three applications are also included on this 
agenda.  Planning permission has recently been refused for a new porch and new gates 
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with their respective listed building consents.  Listed Building Consent has also been 
granted for replacement roof tiles. 
 
CONSULTATIONS: 
 
PARISH:  Object to the proposals based on the extension being out of character with the 
property and having a detrimental character on the appearance of the Listed Building. 
 
CONSERVATION OFFICER:  Recommends refusal based on the detrimental effect on 
the character and setting of the Listed Building. 
 
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 Humberside (published on 1 
December 2004), the North Yorkshire Structure Plan (Alteration No3) (adopted in 1995) 
and the Selby District Local Plan (adopted on 8 February 2005). 
 
When making a recommendation in respect of a Listed Building Consent application, 
members attention must be drawn to S16(2) (or S66(1) if it is a planning application 
affecting a Listed Building or its setting) of the Planning (Listed Buildings and 
Conservation Areas Act) 1990 which requires the Local Planning Authority to ‘have special 
regard to the desirability of preserving the building or its setting or any features of a 
special architectural or historic importance which is possesses’.  Paragraph 3.3 of 
Planning Policy Guidance 15 (Planning and the Historic Environment) says that the  
presumption should be in favour of preservation. 
 
Planning Policy Statement 15 "Planning and the Historic Environment" provides national 
policy and guidance for development affecting listed buildings.  This is transposed, in part, 
into Policy ENV22 of the Selby District Local Plan, which provides the overall framework 
for assessing proposals of this type.  
 
Policy ENV22 states that 
 
‘Development will not be permitted where it would have a detrimental effect on the 
character, fabric or setting of a listed building.’ 
 
ASSESSMENT 
 
The proposed development is to add a single storey glazed extension and brick double 
garage to the eastern elevation.  Colton Lodge is a hunting lodge originally constructed in 
the early eighteenth century, but with nineteenth and twentieth century alterations.  It 
currently presents largely uncluttered facades in a restrained neo-classical style. 
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Consultation has taken place with the Council’s Conservation Officer who commented as 
follows, 
 
Colton Lodge is a hunting lodge, probably originally constructed in the early eighteenth 
century, but with nineteenth and twentieth century alterations. It presents largely 
uncluttered facades in a restrained, neo-classical style. 
  
Attached to the west facing elevation is a flat roofed extension dating from the twentieth 
century. By virtue of its height and flat roof, it sits awkwardly with the design of the lodge.  
  
The new extension follows the roof level of the current extension and fans out significantly 
both to the front of the lodge and to the rear. The balance of vertical and horizontal 
emphasis of the lodge is not repeated in the extension. Instead, combined with the 
previous extension, it has something of a horizontal emphasis. By extending beyond the 
vertical planes of the front and rear elevations of the existing building, it becomes 
obtrusive in the views of the principle elevations of the lodge. 
 
The internal alterations include new openings to link the extension to the property and the 
demolition/blocking up of existing walls within the property.  No objections were raised to 
these works as the main through routes are maintained within the building. 
  
Consequently, by virtue of its scale and design, it is therefore considered that the 
proposed development would fail to preserve the restrained appearance of the building, 
harming its character of one of special architectural and historical interest, therefore 
contrary to Policy ENV22 and criteria 5 of Policy ENV1. 
 
CONCLUSION 
 
Having had regard to the development plan, all other relevant local and national policy, 
letters of representation, consultation responses and all other material planning 
considerations, it is considered that the proposal would have a detrimental effect on the 
character of the Listed Building.  The proposed development is therefore considered to be 
contrary to Policy ENV22 of the Selby District Local Plan and PPG15. 
 
RECOMMENDATION: 
 
Refuse listed building consent for the reasons outlined in the above report. 
 
1) The proposed extension by virtue of its scale and design is considered to fail to 
preserve the restrained appearance of the building, harming its character of one of special 
architectural and historical interest, therefore contrary to Policy ENV22 and criteria 5 of 
Policy ENV1 of the Selby District Local Plan. 
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Agenda Item No: 11
___________________________________________________________________ 
 
Title: Planning Appeal Decisions for February and March 

2007 
  
To: Planning Committee 
  
Date: 18 April 2007 
  
Service Area: Planning and Economic Development 
  
Author: Louise Crosby – Principal Planning Officer 
__________________________________________________________________ 
 
1 Purpose of Report 
  
1.1 
 

To inform Councillor of the outcome of recent planning appeals.   
 

2 Recommendation(s) 
  
2.1 That councillors note the contents of the report and the attached 

spreadsheet. 
 

  
3 Executive Summary 
  
3.1 Councillors may recall that all appeal decisions were reported to Committee 

on a regular basis.  However, this practice ceased some time ago at the 
request of the previous Chair. 
 

3.2 
 

It is considered important, however, that councillors are aware of the 
outcomes of appeals, both from the perspective of local interest and also 
from the learning perspective.  The details are set out on the attached 
spreadsheet and copies of the decision letters are available in the Members 
Room 
 

4 The Report 
  
4.1 It was felt that the most efficient way to report the appeal decisions was by 

way of a spreadsheet and then place copies of the actual decisions in the 
Members’ room so that councillors can look at those that they have a 
particular interest in, in more detail. 
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4.2 Any feedback on the type and level of information on the spreadsheet would 
be welcomed, as this can be tailored to suit the requirements of councillors 

4.3 It is proposed that the report be brought on a monthly basis with the previous 
month’s decisions. 
 

5 Financial Implications 
 

5.1 There are no financial implications. 
 

6 Conclusions 
  
6.1 It is recommended that councillors note the content of the report and the 

appended spreadsheet 
 

7 Link to Corporate Plan 
  
7.1 Protecting the Environment. 

 
  
8 How Does This Report Link to the Council’s Priorities? 
  
8.1  ‘Raise the image of Selby District’ in respect of the quality of decisions being 

made and the learning outcomes from previous decisions. 
  
9 Impact on Corporate Policies 
  
 
9.1 Service Improvement 

 
Impact 

 Learning outcomes linked to improved decision making. 
 

9.2 Equalities 
 

No Impact  
  
9.3 Community Safety and Crime 

 
No Impact 

  
9.4 Procurement 

 
No Impact  

  
9.5 Risk Management 

 
Impact  

 Learning outcomes – reduces risks of future appeals and Judicial Reviews. 
 

9.6 Sustainability 
 

No Impact  
  
9.7 Value for Money No Impact  
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10 Background Papers 
  
10.1 Papers are held within the Planning Section. 
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Application No. Address Proposal Decision Type Appeal Decision Case Officer

2005/1312/COU - 8/67/10K/PA Lead Mill Farm, Saxton
Change of use of one agricultural 
barn to Business use (B1) Delegated Dismissed StCo

2006/1334/FUL - 8/22/11F/PA

School Farm
19 Mill Lane
Barlow

Proposed erection of a garage and 
new access (following the demolition 
of existing garage) and the proposed 
erection of a dwelling with garage on 
land adjacent Delegated Dismissed SuHa

2006/0281/TPO - 8/67/85C/PA

Land Adjacent Walled Gardens
Scarthingwell Park
Barkston Ash

Application for consent to fell tree 
within A4 of TPO No.4/1985 on land 
at Flat 11, Lakeside Approach, 
Barkston Ash Delegated Overturned MiHa

2006/0504/OUT - 8/19/1628/PA

47 Green Lane
Selby
North Yorkshire

Outline application for the erection of 
two dwellings on land to the rear Delegated Dismissed RaBa

2006/0398/FUL - 8/19/1238C/PA

13 Cedar Crescent
Selby
North Yorkshire

Erection of fourteen dwellings and 
associated works following demolition 
of 13 Cedar Crescent on land to the 
rear

Committee 
(Overturn) Dismissed SaHi

2006/1035/FUL - 8/19/1401A/PA

14 Woodville Terrace
Selby
North Yorkshire

Erection of a detached dwelling with 
integral garage following demolition of 
existing garage/outbuilding Delegated Dismissed SuHa

2006/0814/FUL - 8/79/197/PA

Woolas Hall Farm
Broad Lane
Appleton Roebuck Conversion of barn to dwelling

Non - 
Determination Dismissed StCo

2006/0727/FUL - 8/48/100C/PA

27 Watergarth Quarry
Lunnfields Lane
Fairburn

Proposed erection of 8 No. 5 and 4 
bedroomed dwellings with garages 
and 6 No. 2 bedroomed apartments 
on land to the rear

Committee 
(Overturn) Allowed TiPo

Please note that copies of the inspectors decision letters are available in the Members room should Councillors require more detailed information in respect 
of any of the above decisions

Appeal Decisions Received between  01/02/07  and 31/03/2007
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___________________________________________________               Agenda Item 12 ________________
 
Title: Tree Preservation Orders – Confirmation 
  
To: Planning Committee 
  
Date: 18th April, 2007 
  
Service Area: Legal and Democratic Services 
  
Author: Jenny Barker – Legal Typist 
  
Presented by: Mike Rice 
__________________________________________________________________ 
 
1. Purpose of Report  
 
1.1 To inform the Committee of a Tree Preservation Order already served and 

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

unopposed Order:- 
 

Tree Preservation Order No. 1/2007 Station House, Weedling Gate, 
Stutton 

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

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

 
5. Financial Implications  
 
5.1 There are no financial implications. 
 

103



6. Link to Corporate Plan 
 
6.1 Work in this area ensures the Council fulfils its statutory obligations. 
 
7. How Does This Report Link to Council’s Priorities? 
 
7.1  Corporate Objective Number 4 – to protect environmental quality and safety by 

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

 
8.2 Equalities No Impact 

 
8.3 Community Safety and Crime No Impact 

 
8.4 Procurement No Impact 

 
8.5 Risk Management No Impact 

 
8.6 Sustainability No Impact 

 
8.7 Value for Money No Impact 
 
9. Background Papers 
 
9.1 Correspondence on file 6608 in the Legal Services Section. 
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