
 
 
 
 
 

 
Mission Statement 

 
To Improve the Quality of Life 

For Those Who Live and Work in The District 
 

 
13 March 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 21 March 
2007 commencing at 4:00 pm. 
 
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 28 February 2007 (previously circulated). 
 

4.  Chair’s Address to the Planning Committee 

5.  Consultation on a Planning Application 
 
Consultation on a planning application at Newton Lane, Back Newton 
Lane and Claypit Lane at Ledston and Ledsham by Leeds City Council 
(pages 6 – 14). 
 
 
 



6.  Site Visits 
 

• 2006/1444/OUT – New Inn, Main Street, Great Heck 
• 2007/0046/FUL – Ness Bank, Baffam Lane, Brayton 
• 2006/1553/FUL – Land to the rear of 44 Armoury Road, 

Selby 
 

(pages 15 – 54) 
 

7.  Planning Applications Received 
 
Report of the Head of Service - Planning and Economic Development  
(pages 55 - 118). 
 
 

 Reports for Information 
 

1. List of Planning Applications Determined Under Delegated 
Powers 
 
Applications, which have been determined by officers under the 
scheme of Delegation. 
 
A copy of this report is available in the Members’ Room 
 

 
 
 
 
 
 
Jonathan Lund 
Strategic Director 
 



Public Speaking 
 
Please note the deadline for registering to speak at Committee is 3:00 pm 
Monday 19 March 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 
 
 

 
18 April 2007 

 

 
25 July 2007 

 
23 May 2007 

 
22 August 2007 

 
20 June 2007 

 
19 September 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  
21 March 2007 

 
 

File Number: Site Address: 
Case 
Officer Page 

 Consultation   

 
Newton Lane, Back Newton Lane and Claypit 
Lane at Ledston and Ledsham LOCR 6 

 Site Visits   
2006/1444/OUT New Inn, Main Street, Great Heck RABA 15 
2007/0046/FUL Ness Bank, Baffam Lane, Brayton SAHI 27 
2006/1553/FUL Land to the rear of 44 Armoury Road, Selby RABA 46 
 Applications Received   
2006/1425/FUL 29 Church Hill, Sherburn in Elmet STCO 55 
2007/0177/FUL Sherburn Enterprise Park, Aviation Way, 

Sherburn in Elmet 
STNA 

68 
2007/0105/FUL The Covers, 70 Main Street, Escrick STNA 79 

2007/0153/FUL 
Proposed Business Park on land off East 
Common Lane, Selby RABA 88 

2007/0106/REM Staynor Hall Estate, Bawtry Road, Selby SAHI 98 
2006/1523/COU 82 Gowthorpe, Selby CLRI 107 
2007/0028/OUT Woodlands, Long Drax RABA 113 
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Agenda Item No: 5 
___________________________________________________________________ 
 
Title: Consultation on a Planning Application at Newton 

Lane, Back Newton Lane and Claypit Lane at 
Ledston and Ledsham by Leeds City Council 

  
To: Planning Committee 
  
Date: 28 February 2007 
  
Service Area: Planning and Economic Development 
  
Author: Louise Crosby 
__________________________________________________________________ 
 
1 Purpose of Report 
  
1.1 
 
 
 
 
 
1.2 

To seek the views of councillors on a consultation that has been received 
from Leeds City Council in respect of an application for the extraction of coal 
and other minerals and alterations to landform with restoration to agriculture, 
woodland and nature conservation at  Newton Lane, Back Newton Lane and 
Claypit Lane at Ledston and Ledsham. 
 
This report gives an overview of the application but focuses mainly on 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 Leeds Unitary Development Plan 
will be dealt with by Leeds City Council when determining the application. 
 

2 Recommendation(s) 
  
2.1 That Selby District Council Object to the planning application for the 

following reasons: 
i) the potential impact upon Fairburn Ings the full extent of which 

cannot be fully assessed without additional information in respect 
of ecology/hydrology (linked report to look at specific impact on 
Fairburn Ings) and also a study of the likely disturbance on 
breeding birds; 

ii) a more detailed study of local badger populations, taking note how 
they use the surrounding land; 

iii) a survey of Great Crested Newts to English Nature standards; 
iv) request that a more robust restoration scheme be put forward 

which includes some targets for species recovery; 
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v) should consent be granted then conditions should be attached 
relating to noise and dust control including the provision of an 
Environmental Management Plan; 

vi) Concern is express regarding the effects of blasting on Fairburn 
Ings;  

vii)       there is no information regarding proposed vehicle movements to 
Eggborough and Drax Power Stations.  Further clarification be 
sought in this regard. 

 
 
 
 

  
3 Executive Summary 
  
3.1 Consent is sought for the extraction of 1,000,000 tonnes of coal and 200,000 

tonnes of dimension stone from a 137ha site. The current use of the site is 
agricultural. 
 

3.2 
 

The depth of the excavations would be between 44m and 63 metres. 

3.3 The duration of the project would be five years including the reclamation 
phase. 
 

3.4 There would be approximately 41 jobs created. 
 

3.5 There would be approximately 241 vehicle loads into and out of the site each 
week.  The working hours would be 7am to 7pm Monday to Friday and 7am 
to 1pm on Saturdays with no working on Sundays or Bank Holidays. 
 

3.6 The main elements of the proposals can be summarised as follows: 
 

• The construction of a 17m high overburden mound on the east side of 
Back Newton Lane 

• The widening of Back Newton Lane to between 6m and 7m and the 
installation of a signal controlled crossing point also on Back Newton 
Lane. 

• Surface mining of around 1 million tonnes of coal and 200,000 tonnes 
of associated minerals. 

• Restoration proposals which include the creation of a 27 hectare area 
agricultural parkland to the east of the site, a 6.4 hectare area of 
wetland and wet grazed grassland to the south of the site, 5.1 
hectares of limestone grassland, around 17 hectares of new 
woodland, new hedgerows, new public footpaths and bridleways. 

 
The environmental effects of developing each of these elements are 
assessed in detail in the Environmental Statement, some of which are 
appraised below. 
 

8



 

 
 
  

3.7 The closest settlement to the proposed site that is within Selby District is 
Fairburn. This is approx. 1800m south east of the site. 
 

3.8 The application site falls within a designated Special Landscape Area within 
the Leeds Unitary Development Plan.  The site is also within the Green Belt. 
 

4 The Report 
  
4.1 The key issue for Selby District Council is considered to be the potential 

impact upon Fairburn Ings Nature Reserve, which covers 700 acres (286ha) 
and includes open water, marshland, wet meadows and small areas of reed 
bed as well as a visitor’s centre.  The visitor centre is located approx 410m 
to the south of the site boundary with the closest wetland feature of Parkers 
Pond lying 5m to the south west of the boundary of The Fairburn Ings site 
which is a site of national conservation interest and a SSSI and attracts 
around 100,000 visitors a year for recreational and educational purposes. 
 

4.2 Twenty six alternative sites were considered by the applicants in the Leeds 
and Pontefract area but all discounted for various reasons. 
 

4.3 
 

The application also includes information on the potential environmental 
impacts and also a detailed restoration plan. 
 

4.4 The Planning and Environmental statement accompanying the application 
discusses the alternative working arrangements considered for the site 
including transport modes.  It concludes that all of the material will be 
transported by road; however there would be no significant traffic impact on 
any roads within Selby District.  This is assuming that the coal produced is 
not transported to either Drax or Eggborough Power Stations. There is only 
mention of transportation of coal to Ferrybridge Power Station. 
 

4.5 Consultation has been carried out internally with Environmental Health and 
advice has also been taken from within the department in respect of the 
likely ecological impacts, mainly in respect of the likely impacts within Selby 
District, but also impacts around the site which it is believed need 
addressing. 
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4.6 In terms of ecology, the site, on the basis of the evidence submitted, 
comprises open agricultural fields which are predominantly arable but with 
some semi-improved and improved pasture.  There are few features of 
wildlife interest.  For example there are no ponds on the site, few hedgerows 
and few mature (veteran trees).  Semi-natural habitats are scarce and are 
likely to be, fragmented and poor in quality due to eutrophication (nutrient 
enhancement) and pesticide sprays.  As a result, the site does not contain 
any statutory or non-statutory protected sites of nature conservation interest 
(SINCs, SSIs, SSSIs etc). In addition the site contains little in the way of 
semi-natural habitats and where they do occur their ecological value has 
been degraded.  This does not mean that there is no wildlife on site, but it 
will be comprised of common species typical of open arable countryside.  As 
such it is concluded that the proposal would not directly result in significant 
ecological loss. 
 

4.7 If there are impacts of the proposal on ecology they are likely to be indirect in 
nature, or on those species that may use the site in a transitory way.  For 
example although there are no known badger sets on the site, there appears 
to be sets in the adjoining woodland. The badgers may use the site for 
foraging or may cross it to gain access to other foraging grounds. The full 
impact of the proposal on badgers would need to be addressed to enable 
the Council to make an informed judgement on the proposal. This would 
involve studying local badger populations and taking note how they use the 
surrounding land to determine what value the site has to the local badger 
population. 
 

4.8 The scoping report has scoped out the presence of the Great Crested Newt 
(GCN), on the grounds that there are no ponds on the site.  However there 
are several bodies of water to the south west of the site.  These have the 
potential to hold Great Crested Newts.  Some of the ponds look seasonal, or 
semi-seasonal in nature and although they may support fish, one could not 
rule out the presence of Great Crested Newt from these water bodies.  The 
significance of this is two-fold.  Firstly the GCN in its terrestrial phase (when 
it is walking about on land between July and March) can regularly go up to 
0.5km from a water body.  As such any newts present could wander into the 
area of open casting and therefore be killed.  Newts like piles of boulders 
and rocks and this is the type of feature that is created in a working quarry.  
Secondly the presence of a quarry may have a significant impact on the 
water table of the water bodies along Newton Lane.  If newts are occupying 
a sub-optimal water body (that is one that dries up too regularly) then further 
drying up may cause a significant decline (it could conversely help a 
population in a water body that supports fish ….i.e. it dries up and kills the 
predators.  Therefore in the following year when the winter rains have 
replenished the pond the newts thrive in a predator free environment. It is 
therefore recommended that the applicant be requested to undertake a 
survey of GCNs to English Nature standards so that the presence/ absence 
of Great Crested Newts can be taken into account. 
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4.9 The applicant may state that the ponds contain fish and that the site being 
arable is relatively hostile to amphibians and therefore a GCN survey is not 
needed.  However, GCN can be found in water bodies along with fish and 
will travel across arable fields. 
 

4.10 The other main issue that appears not to be touched upon in the ecological 
assessment is the impact of the proposal on the water table.  The site is 
adjacent to Fairburn Ings SSSI, an important wetland site.  Changes in the 
water table could have a significant impact on the SSSI, in that areas of 
shallow water could become dry, islands connected to mainland etc.  This 
could have an impact on the success of breeding birds and amphibians and 
could alter the composition of vegetation communities on the reserve.  
However to assess these impacts would need a more in depth investigation 
into the hydrology of the site linking the findings with the potential impact on 
the ecology at Fairburn Ings.  It may be that the hydrology of the area may 
not be affected, but one would assume that should the hydrology change 
then there would be some impact.  This issue would need to be addressed. 
 

4.11 There is also the issue of disturbance to breeding birds on adjacent land by 
virtue of noise from mining activities.  Again this does not appear to be have 
been addressed.  It may be a non-issue, but given the significant value of 
the SSSI, precautionary principles should prevail in these circumstances. 
 

4.12 Apart from the above all other issues appear to be adequately assessed.  
Features, where possible appear to be salvaged and a reasonable 
restoration scheme is put forward.  There could be some tweaking and a bit 
more imaginative thinking.  Ideally there should be some targets for species 
recovery put forward tied to some specific priority BAP species. For example 
there is a species called Thistle Broomrape.  It only occurs in Britain in this 
part of Yorkshire.  It is subject to a species recovery package.  Could 
suitable habitat be created?  Could some small ponds be created throughout 
the site, or artificial badger setts, nest boxes for tree sparrows.  All these 
could be provided at very little cost. 
 

4.13 The report does make reference to seeds from local sources.  This should 
be welcomed.  Where possible all biological material to be planted on site 
should come from local sources. 
 

4.14 The Environmental Health Sections comments are as follows: 
 
The proposals may have an environmental impact on Selby District and I 
would therefore wish to make the following comments; 
 
There are a number of residential properties within Selby District that may be 
affected by noise and dust from the site. I would therefore request that 
should the proposal be approved then conditions relating to noise and dust 
control are incorporated into such approval including the provision of an 
Environmental Management Plan for the site which is subject to consultation 
with this authority prior to agreement by the local planning authority.  
 

11



 

 
 
  

4.14 I am concerned regarding the likely effect of vibration levels at Fairburn Ings 
following blasting and would assume that full consultation with Natural 
England on this matter will form part of the decision process. 
 

4.15 The current proposals indicate that vehicle movements to Ferrybridge Power 
Station will not impact on residents of this district. However I note the 
applicant identifies that 'the Newton Lane site would provide local coal 
suitable for use in the Aire Valley power stations'. There is no information 
regarding proposed vehicle movements to Eggborough and Drax Power 
Stations and I would therefore request further clarification on this matter. 
 

4.16 I have been made aware that the coal to be extracted may have a 
significantly higher sulphur content than those coals currently being burned 
in the Aire Valley. However any issues relating to fuel burn at the power 
stations will be controlled by the Environment Agency under the Pollution 
Prevention and Control regulations and is not therefore a relevant matter in 
this case.   
 

4.17 In terms of the restoration of the site this would include according to the 
applicants submission the reinstatement of the historic field pattern.  It will 
also include the extension of an area of woodland known as Capon Hill 
Wood.  The project would include the provision of new footpaths and 
bridleways to link with the existing network.  In addition the proposals include 
the introduction of an area of wetland to the south of the site.  The reason for 
this being to complement Fairburn Ings and provide further areas of 
ecological/ornithological interest. 
 

4.18 The applicant also proposes to set up a Community Benefits Fund, which 
would be the equivalent of 45p per tonne of coal for the lifetime of the site. 
This would be available to local groups and organizations wishing to make 
applications for schemes relating to their areas of interest.  It is not clear 
from the information provided whether this would be open to 
residents/interest groups in Fairburn however. 
   

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 Leeds City Council making the 
following comments: 
 

i)          the potential impact upon Fairburn Ings the full extent of which 
cannot be fully assessed without additional information in respect 
of ecology/hydrology (linked report to look at specific impact on 
Fairburn Ings) and also a study of the likely disturbance on 
breeding birds; 

ii) a more detailed study of local badger populations, taking note how 
they use the surrounding land; 

iii) a survey of Great Crested Newts to English Nature standards; 
iv) request that a more robust restoration scheme be put forward 

which includes some targets for species recovery; 
v) should consent be granted then conditions should be attached 

relating to noise and dust control including the provision of an 
Environmental Management Plan; 

vi) Concern is express regarding the effects of blasting on Fairburn 
Ings;  

vii) there is no information regarding proposed vehicle movements to 
Eggborough and Drax Power Stations.  Further clarification be 
sought in this regard. 

 
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 open cast mining site on the doorstep of the district and in 
particular Fairburn Ings would hinder this priority. 

  
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  
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9.6 Sustainability 

 
No Impact  

  
9.7 Value for Money 

 
No Impact  

  
 
 
10 Background Papers 

  
10.1 Papers are held within the Planning Section. 
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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

New Inn, Main Street, Great Heck
2006/1444/OUT
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APPLICATION 
NUMBER: 
 

8/43/5M/PA 
2006/1444/OUT 

PARISH: Heck Parish Council 

APPLICANT: 
 

Mr R Irving VALID DATE: 
 
EXPIRY DATE: 

30 November 2006 
 
25 January 2007 

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. 

LOCATION: New Inn 
Main Street 
Great Heck 
Goole 
North Yorkshire 
DN14 0BQ 

 
DESCRIPTION AND BACKGROUND 
 
This application has been referred to the Planning Committee as the part of the site lies 
outside development limits and the proposal is therefore considered to be a departure from 
the Local Plan. 
 
The application seeks outline planning consent for the erection of six dwellings on the site 
of the former New Inn public house.  The public house ceased trading in May 2006.  
Planning permission for change of use from public house to a dwelling was approved in 
September 2003.  The applicant has requested that siting and means of access are 
determined at this stage, with design, external appearance and landscaping reserved for a 
later date. 
 
The building is attached to the adjacent residential dwelling.  As this is an outline 
application details would be submitted with the Reserved Matters application to show how 
the shared wall would be made good following demolition.  However, it should be noted 
that planning permission is not required for the demolition of a public house which is 
neither listed or within a Conservation Area. 
 
The proposal includes the demolition of the existing building and the erection of two blocks 
of three terraced houses.  The dwellings would be located towards the front of the site in 
order to retain the linear pattern of development that is present within the village.  Each 
dwelling would have a long private garden to the rear.  There would also be a private 
access road along the western side of the site to a car parking area at the rear providing 
14 spaces for residents of the proposed development. 
 
The site currently comprises the former public house and its associated outbuildings and 
car park and is therefore all previously developed land.  The building has been extensively 
extended and altered over the years and is considered to be of no special historical or 
architectural merit that would justify its retention.  The remainder of the sites consists of a 
vast area of hardstanding.   
 
A small area of land at the front of the site is owned by Great Heck Parish Council and is 
used for parking at Parish meetings which take place in one of the buildings adjacent to 
the site. 
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The only boundary treatment is a low height breeze block wall (3 blocks high) on part of 
the southern and western boundaries. 
 
Relevant Planning History 
 
2005/1234/OUT – Outline planning for residential development following demolition of 
existing public house – Refused December 2005.  No details were submitted with this 
application in relation to the number of dwellings proposed or their siting.  Permission was 
therefore refused on the grounds of sustainability and impact on the character and form of 
the settlement. 
 
8/43/5K/PA – Change of use of public house to dwelling – Approved September 2003. 
 
CONSULTATIONS 
 
Parish Council – Object – adjacent property not owned by applicant, concerned about the 
impact demolition will have on the adjoining property, 1:500 plan is inaccurate, dwellings 
would be outside development limits, will set a precedent for other development outside of 
development limit.  A further letter received from the Parish Council dated 14th February 
advises that the Parish will be applying for planning permission to erect a new village Hall 
on the land they own adjacent to the New Inn.  No further details have been provided and 
as this is a speculative proposal it cannot be taken into account in the determination of this 
application. 
 
Highways – Advise conditions relating to access improvements, closure of existing access, 
visibility splays and parking. 
 
Yorkshire Water – Advise conditions relating to waste water. 
 
IDB – No observations. 
 
Trees and Landscape Officer – Advise a landscaping condition is imposed. 
 
Planning Policy – Advise that the proposal should be considered against policies S3B, 
H2A and H7 and PPG3.  Also raise issue that part of the site is outside of development 
limit and village consists of linear frontage development. 
 
Environmental Health – Advise conditions relating to contamination and to minimise 
nuisance during demolition and construction. 
 
Publicity – Neighbours have been consulted by letter and site and press notices have been 
posted advertising the development as a departure from the Local Plan.  Four 
representations have been received, one in support and three objections.  
 
The letters of objection raise the following points: 
 

• Potential damage to adjacent property 
• Does not accord with Local Plan 
• Great Heck comprises ribbon development and proposal would go against this 
• Village has insufficient amenities/services for six additional houses 
• Main street is already too busy for children to play 
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The letter of support states that “I write in support of the application to build houses on the 
site of the New Inn at Great Heck.  I can see no sensible reason for any objections to this 
application.”  A request was made for security fencing around site during development and 
protection of nearby land, verges, footpaths etc from parking and damage to allow the 
public to use the area in safety. 
 
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). 
 
National / Regional Policies 
 
PPS3 Housing 
 
North Yorkshire County Structure Plan 
 
Policy H4 – Housing in smaller settlements 
Policy H6 – sequential release of housing land  
 
Selby District Local Plan 
 
Policy H2A – Sustainable development 
Policy H2B – Density 
Policy H7 – Housing Development in Smaller Villages 
Policy S3B – Local Shops and Facilities 
Policy T2 - Access 
 
Key Issues 
 
i) Principle of Development  
ii) Impact on the form and character of the settlement 
iii) Residential Amenity 

 
i) Principle of Development  

 
Great Heck is listed under Policy H7 in the Selby District Local Plan as a settlement that is 
capable of accommodating only limited growth.  The site, which currently comprises a 
former public house and its car park, is previously developed land, the frontage of which is 
located within the village development limits.  The existing building is considered to be of 
no architectural or historical importance which would justify its retention. The public house 
has already closed and planning permission for change of use of the pub to a dwelling has 
been approved, but has not yet been implemented.  The loss of a public house is therefore 
not a considered to be relevant in this case.  However, there is another public house in the 
village within reasonable walking distance that serves food and is open daily.  Given the 
size of the village it is considered that one public house is sufficient to serve the needs of 
local residents.  It is therefore considered that the proposal would comply with policy S3B 
of the Selby District Local Plan. 
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Planning permission is not required for the demolition of a commercial building which is not 
Listed or within a Conservation Area. 
 
A large area of the site is located outside of development limits and therefore the 
application has been advertised as a departure.  However, the proposed dwellings would 
be located along the site frontage, within the development limit.  The land outside of the 
development limit, which is currently car park, would be gardens and parking.  Permitted 
development rights would be removed to prevent any further development taking place to 
the rear of the proposed dwellings without planning consent.  The existing buildings on the 
site extend well beyond the development limit. 
 
The proposal is for 6 dwellings. However, as the former public house already has consent 
to be used as a dwelling, there would only be an increase of 5 dwellings in the village.  
Additionally, the proposed dwellings would be small terraced houses that would appeal to 
first time buyers and people wishing to downsize.  The proposal would also improve the 
housing mix in the area which comprises primarily large detached family houses. 
 
It is therefore considered that the development would be acceptable in principle. 
 

ii) Impact on the form and character of the settlement 
 
Great Heck is a linear frontage settlement and the development limit has been drawn 
tightly along the frontage in order to safeguard this pattern of development.  Details of 
siting have been submitted for approval which show that the proposed dwellings would be 
located along the frontage of the site only.  The gardens of several other dwellings in Great 
Heck extend beyond the development limit and the area proposed for car parking currently 
forms part of a car park. 
 
The information submitted with the application states that the Parish Council has been 
informed of the application and that a land swap has been suggested to include the Parish 
car park at the rear of the site.  This would enable all of the proposed dwellings to have 
private front gardens, to be more appropriately sited and a more attractive scheme to be 
achieved.  Should the Parish agree to this suggestion a revised outline application or a full 
application would be required to address the changes. 
 
The area of land owned by the Parish Council is approximately 17m x 8m and is located 
along the site frontage immediately to the west of the New Inn.  The land was rented as 
car park to previous owners of the New Inn.  
 
In terms of the proposed development the Parish Council-owned land would be located in 
front of the western block of terraced houses.   
 
A pedestrian footway would be provided between the proposed houses and the Parish 
land and soft landscaping would also be provided around this area.  It is not considered 
likely that the level of parking that could be achieved in this area would be detrimental to 
the amenity of future residents.   
 
Additionally residents would be buying or renting the properties with the knowledge that 
this area of land is used for car parking.   
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The Parish Council have advised that they will be applying to erect a new village hall on 
their piece of land in the future.  However this cannot be taken into consideration unless a 
formal application is submitted and it is considered unlikely that this could be achieved on 
such a small piece of land without detriment to the existing building which has planning 
permission to be converted to a dwelling. 
 
The Trees & Landscape Officer has commented that the site is currently devoid of any 
landscaping and is very bland.  The adjacent land to the north and to the west has been 
extensively planted with trees (approximately 200) and although young these trees are 
well established with an average height of 7 metres.  These trees are therefore capable of 
providing a high degree of screening of the site from the north and west.  However it is 
considered that further landscaping, on site, and some soft landscaping on the site 
frontage should also be required by condition. 
 
To the east of the site there is a two-storey cottage and attached to that is a single-storey 
brick building which is the Parish Room.  To the north of the Parish Room there is also a 
garage. 
 
The proposed dwellings would be frontage only and would be sited no further north than 
the current buildings on the site or the adjacent Parish Room.  The site has a good degree 
of screening and further landscaping would be required by condition.  Permitted 
development rights would be removed to prevent any development taking place at the rear 
of the proposed dwellings without planning consent.  It is therefore considered that the 
proposed development would not be detrimental to the form and character of the 
settlement. 
 

iii) Residential Amenity 
 
There are no other dwellings or properties to the north, south or west of the site.  To the 
east of the site there is a two storey cottage and the Parish Room.  Both of these buildings 
abut the eastern site boundary and have no openings facing into the site.  The cottage, 
known as Church View, is physically attached to the existing building which is to be 
demolished.  It is considered that the proposed residential development of the site would 
improve the standard residential amenity for this property compared to its former use as a 
public house.  However the owners are obviously concerned that damage may be caused 
to their home during the demolition of the attached building and that costly improvements 
may be required to make good the external appearance of the adjoining wall. 
 
Planning permission is not required for the demolition of the existing building and therefore 
these matters would be difficult to control.  Obviously if any damage was caused to this 
property the owner would be able to take private legal action against the developer to 
recover costs.  As the adjoining dwelling is not in the applicant’s ownership it would be 
difficult to enforce a condition requiring the eastern elevation of this property to be made 
good as this would require the owner’s consent.  A legal agreement may be a possible 
solution and this matter will be looked into further and Councillors updated at the planning 
committee. 
 
The proposed dwellings would all have large private gardens offering a good standard of 
residential amenity for future residents.  The agent has also agreed to a Grampian 
condition in order to secure financial contributions towards recreation open space and 
waste facilities. 
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iv) Highway Safety and Parking 
 
There are no highway objections to the proposal subject to conditions.  These conditions 
relate to access improvements, access from specified road only, closure of existing 
access, visibility splays and parking. 
 
It is therefore considered that the proposal would be in accordance with Policy T2 of the 
Selby District Local Plan. 
 

v) Developer Contributions 
 
The site area is 0.2 hectares and proposes 6 dwellings.  The applicant has agreed to a 
Grampian condition that would enable the council to require financial contributions towards 
the provision of recreational open space within the village and to cover the cost of waste 
and recycling facilities for each dwelling. 
 
CONCLUSION: 
 
The site is previously developed land, the frontage of which is within development limits.  
The existing buildings on site are of poor quality in terms of design and materials.  Also the 
large area of car park is considered to be an obtrusive element in the open countryside.  
The proposed dwellings would be frontage only, in keeping with the form of the settlement.  
It is therefore considered that subject to design and landscaping etc, which would be 
considered at Reserved Matters stage, the proposal would visually enhance the character 
and appearance of the village.  Although by definition, these dwellings would not be 
affordable housing, the proposal is for small terraced houses which are likely to be at the 
lower end of the market.  It is considered that this would improve the housing mix in the 
village and help to create a mixed and balanced community. 
 
RECOMMENDATION: 
 
This application is recommended to be Granted subject to the following conditions: 
 
 
 1 Applications for the approval of the reserved matters referred to in No.2 herein shall 

be made within a period of three years from the grant of this outline permission and 
the development to which this permission relates shall be begun not later than the 
expiration of two years from the final approval of the reserved matters or, in the 
case of approval on different dates, the final approval of the last such matter to be 
approved. 

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

Purchase Act 2004. 
 
 2 No development shall take place without the prior written approval of the Local 

Planning Authority of all details of the following matters: 
  

(i) The design and external appearance of each building, including a schedule 
of external materials to be used; 

 (ii) The landscaping of the site;  
(iii) The means of sewage and surface water disposal; and 
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(iv) A detailed scheme for the remediation of the western elevation of Church 
View. 

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

reserved matters. 
 
 3 The following matters, as may be required, are reserved for approval by the Local 

Planning Authority as part of any detailed planning application for this site, including 
those for reserved matters, and no development on the site shall be carried out until 
the necessary matters have been approved: 

  
 i) Arrangements for the securing of recreational open space or developer 

contributions for recreational open space, in accordance with Draft Supplementary 
Planning Document for Developer Contributions (April 2006), and policy RT2 of the 
Selby District Local Plan. 

  
 ii) Arrangements for the securing of developer contributions for waste and recycling 

facilities, in accordance with the Draft Supplementary Planning Document for 
Developer Contributions (April 2006). 

  
 Reason: 
 In order to ensure compliance with the Selby District Local Plan and the Draft 

Supplementary Planning Document for Developer Contributions (April 2006). 
 
 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. 

 
 5 Prior to the commencement of development details of the materials to be used in 

the construction of the exterior walls and roof(s) of the development shall be 
submitted to and approved in writing by the Local Planning Authority, and only the 
approved materials shall be utilised. 

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

Selby District Local Plan. 
 
 6 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. 
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 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. 
 
 7 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. 
 
 8 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. 
 
 9 The development shall not commence until full technical, constructional details of 

the layout and geometry (including visibility splays) of the access improvements 
required to serve the development have been submitted to and approved in writing 
by the Local Planning Authority.  The details so approved shall be implemented 
before the development is first brought into use unless otherwise approved in 
writing by the Local Planning Authority. 

  
 Reason: 
 To secure implementation of the approved access arrangements, in the interests of 

highway safety and the convenience of vehicles and pedestrians visiting the site. 
 
10 There shall be no means of vehicular access to or from the application site other 

than from Main Street, Heck unless otherwise approved in writing by the Local 
Planning Authority. 

  
 Reason: 
 In the interests of highway safety. 
 
11 Before any part of the development is first brought into use, the existing access 

shall be permanently closed-off and the highway made good in accordance with 
details that shall first have been approved in writing by the Local Planning Authority 
in consultation with the Local Highway Authority.  After such closure, no new access 
shall be created without the prior approval of the Local Planning Authority. 

  
 Reason: 
 In the interests of highway safety. 
 

23



12 Prior to the commencement of the development hereby permitted visibility splays 
providing clear visibility of 2.4m x 90m measured down the centre line of the access 
road and the nearside channel line of the major road shall be provided at the 
junction of the access road with the county highway at Main Street, Heck.  Once 
created, these visibility areas shall be maintained clear of any obstruction and 
retained for their intended purpose at all times. 

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

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

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

metres by 2.4 metres, including one garage or a car parking space capable of 
accommodating a garage have been provided in accordance with the standards set 
out in the North Yorkshire County Council Parking Design Guide within the curtilage 
of that dwelling or in an alternative convenient location approved in writing by the 
Local Planning Authority   Any garage 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 site and visitors to it, in the interest of safety 
and the general amenity of the development. 

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

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

Policy ENV1 of the Selby District Local Plan. 
 
15 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. 
 
16 Unless otherwise approved in writing by the Local Planning Authority, there shall be 

no piped discharge of surface water from the development prior to the completion of 
the approved surface water drainage works and no buildings shall be occupied or 
brought into use prior to completion of the approved foul drainage works. 

  
 Reason: 
 To ensure that no foul or surface water discharges take place until proper provision 

has been made for their disposal, having had regard to Policy ENV1 of the Selby 
District Local Plan. 
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17 No development or construction work shall commence until the following related 

documents/work is undertaken:- 
  
 i) That adequate samples of the soil are taken in the proposed garden areas to 

identify the nature and extent of any potential contamination in addition to the 
monitoring of landfill gas from the nearby landfill.  The number and specification of 
samples should be taken in conjunction with BS10175:1999 and current best 
practice by a suitable specialist.  An assessment should be carried out on the 
results to determine the risk to human health and the environment.  A report should 
be submitted to and agreed in writing with the Local Planning Authority. 

  
 ii) Should any contamination be identified in the above investigation a Remedial 

Strategy should be submitted to and agreed in writing with the Local Planning 
Authority. 

  
 iii) A validation report as proof of completion of (i) and (ii) should be submitted in 

writing to the Local Planning Authority as evidence to certify that the land is suitable 
for end use.  Any imported fill material shall be tested to ensure that no 
contamination is present within the fill. 

  
 Reason: 
 To ensure that the risks of contamination are fully assessed, the nature and extent 

of any contamination is investigated and that adequate remedial measures are 
undertaken to mitigate against any unacceptable risks to the health and safety of 
future residents of the development. 

  
 Note: 
 Please contact the Contaminated Land Officer or visit the Link: 
 http://www.selby.gov.uk/upload/development of contaminated land.pdf for details on 

guidance of the above. 
 
18 During demolition and construction of the development no open burning shall be 

carried out on the site and any fire shall be treated as inadvertent and extinguished 
immediately. 

  
 Reason: 
 In the interests of the amenity of nearby residents. 
 
19 Construction work shall not commence until written schemes for the control of dust, 

noise and vibration has been submitted to and approved in writing by the Local 
Planning Authority.  The approved schemes shall be used throughout the 
construction period. 

  
 Reason: 
 In order to protect the amenity of residents and employees of the adjoining 

properties during the construction phase. 
 
20 Operation of noisy equipment and vehicles shall be restricted to between 08.30 

hours and 17.00 hours Monday to Fridays and between 08.30 hours and 13.00 
hours on a Saturday and not at all on Sundays, Bank Holidays and Public Holidays. 
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 Reason: 
 In the interests of residential amenity. 
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APPLICATION 
NUMBER: 
 

8/20/589D/PA 
2007/0046/FUL 

PARISH: Brayton Parish Council 

APPLICANT: 
 

Arncliffe Homes Ltd VALID DATE: 
 

15 January 2007 

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 

LOCATION: Ness Bank 
Baffam Lane 
Brayton 
Selby 
North Yorkshire 
YO8 9DT 

 
DESCRIPTION AND BACKGROUND: 
This application is a resubmission of a previously withdrawn application ref: 
2006/1271/FUL. The previous application sought planning permission for the erection of 
16 dwellings.  
 
This current application seeks permission for the erection of 9 dwellings, following the 
demolition of the existing dwelling at Ness Bank, Baffam Lane, Brayton. The original set of 
plans submitted sought permission for two access points off Bartons Garth and one off 
Baffam Lane. Following various discussions with the Planning Officer and the Highway 
Officer, and the submission of various draft alternative schemes, amended plans were 
submitted showing the entire development to be served from a central access off Baffam 
Lane. 
 
The site is 0.29ha in size, therefore the density would be the equivalent of 31 dwellings 
per hectare. The site is currently occupied by a large detached dwelling, brick 
outbuildings, greenhouse, wooden shed, summer house, and the overall domestic 
curtilage of that dwelling. The site is therefore considered to be previously developed land 
(i.e. a brownfield site). The access to the existing dwelling is served off Baffam Lane, from 
the north-eastern corner of the site. 
 
The site is bounded to the east (front) by a 3m high beech hedge, and to the remaining 
boundaries by a 2.8m high beech hedge. A large horse chestnut tree exists to the north-
eastern corner of the site, and another smaller tree exists to the south-eastern corner of 
the site. 
 
The site, on a wider scale, is bounded to the north by fields, to the east by Baffam Lane 
and fields beyond, and to the west and south by two storey dwellings. 
 
The proposed development originally comprised of the following: 

- 1 x 3 bed semi-detached dwelling. 
- 1 x 2 bed semi-detached dwelling. 
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- 7 x 4 bed detached dwellings. 
 
Following discussions with the developer, it was considered appropriate to request a 
better mixture of house types within the site. Following the receipt of amended plans, the 
scheme now comprises: 

- 1 x 3 bed semi-detached dwelling. 
- 1 x 2 bed semi-detached dwelling. 
- 1 x 3 bed detached dwelling. 
- 5 x 4 bed detached dwellings. 
- 1 x 5 bed detached dwelling. 
 

The dwelling on plot nine of the development would have a detached garage. Plots four 
and eight would have attached garages, and plots one, two, three and five would have 
integral garages. Plots six and seven would not be served by garages, but would have 
three parking spaces between them. 
 
History: 
 
2006/1271/FUL – Application for the erection of 16 dwellings following the demolition of 
the existing dwelling – withdrawn. 
 
2005/1422/FUL – Permission granted for the extension of an existing garage. 
 
2005/0154/FUL – Application for the erection of a five bedroom detached dwelling with 
double integral garage to the west elevation – withdrawn. 
 
8/20/589/PA – Permission granted for the erection of a garage block with a room over 
(following demolition of existing garage block). 
 
8/20/253A/PA – Permission granted for the erection of five dwellings with garages and the 
construction of an estate road on land between Garrick House and Ness Bank (Resulted 
in the creation of Bartons Garth). 
 
CONSULTATIONS: 
 
The consultation responses are addressed below, in two sections – those relating to the 
original plans, and those relating to the amended plans. 
 
i) Consultation responses relating to the original plans: 
 
A request was received from the Local Councillor for the application to be determined by 
the Planning Committee, on the grounds of highways matters, overcrowding, and 
character and form. A note was made on the request stating that a site meeting was 
requested to be held in respect of this application. 
 
BRAYTON PARISH COUNCIL: Wishes to object to the application due to the following 
reasons: 
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- Density of properties. 
- Access, as well as the access onto Baffam Lane. The access directly onto Bartons Garth 
is not considered to be appropriate. 
- We are against small play areas as we believe that they would encourage numbers of 
youths to gather in these areas. 
- The properties are not in keeping with the neighbouring properties. 
  
YORKSHIRE WATER: No objections subject to conditions relating to the following: 
- No building or obstruction within 3m of the sewers that cross the site. 
- Site to be developed with separate systems of foul and surface water. 
- Details of means of disposal of foul and surface water. 
- No piped discharge of surface water prior to the completion of the surface water 
drainage works. 
 
DRAINAGE BOARD: No observations. 
 
ENVIRONMENTAL HEALTH: No objections subject to conditions regarding the following: 
- Scheme to control noise and vibration during the demolition and construction phases. 
- Scheme to control dust during the demolition and construction phases. 
- No open burning of waste material. 
- Documents to be submitted regarding potential contamination. 
 
HIGHWAYS AUTHORITY: No comments were received within the allotted time. 
 
POLICE: No comments were received within the allotted time. 
 
TREE AND LANDSCAPE OFFICER: The area of open space in terms of its size and 
position is considered to be acceptable, provided that the garage wall adjacent is a gable 
wall, with no windows and a double skin. The fence/boundary treatment issue needs to be 
resolved. 
 
LOCAL RESIDENTS: A site notice was placed near to the site, and letters sent to 
neighbouring properties. Fifteen letters of objection were received from residents of 
Bartons Garth, Garrick Close and Baffam Lane. The letters submitted were as follows: 
- 2 x letters from 1, Bartons Garth. 
- 3 x letters from 2, Bartons Garth. 
- 2 x identical letters from 6, Garrick Close. 
- 1 x letter from Dormy House, Baffam Lane. 
- 1 x letter from 3, Bartons Garth. 
- 2 x identical letters from 4, Bartons Garth. 
- 2 x letters from 5, Bartons Garth. 
- 1 x letters from 7, Bartons Garth. 
- 1 x letter from Westfield House. 
 
The letters of objection raised the following concerns: 
- The original builder of Bartons Garth made provision to deny access to other 
developments. 
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- The exit from Bartons Garth onto Baffam Lane is already difficult. The additional traffic 
will cause considerable inconvenience, pollution and will be dangerous. 
- Cars exiting the development will shine their headlights into my living room, and the 
increase in traffic will cause noise. 
- The plans should be amended so that all cars exit directly onto Baffam Lane. 
- The semi-detached properties are not in keeping with the surrounding properties. 
- Plots 1 and 9 are too close to the road and should be set back to maintain the character 
of the area. 
- Plots 1 and 9 do not take account of the building line for the houses on Bartons Garth. 
This would not allow me to extend my property. 
- The position of plots 1 and 9 would reduce the light into and change the view from my 
property. 
- The development shows a different density of housing to Bartons Garth. The spacing of 
the properties should match that of Bartons Garth. 
- A number of planning applications have already been refused. 
- There is no public transport serving the area, and requests have been refused. 
- The extra traffic will exacerbate the high volume of traffic on Baffam Lane. 
- The removal of the trees on the site has had a dramatic effect on the area. 
- The Planning Officer has suggested that the removal of the trees on the site will result in 
a danger of ‘heave’. 
- No mention of landscaping has been made. 
- The driveway should be block paved to be in keeping with Bartons Garth. 
- The proposal does not mention materials to be used. 
- The loss of the existing dwelling, and the space it commands, will be a tragedy for the 
appearance of the rural village community. 
- Teenagers will abuse the play area. Who will be responsible in the longer term for 
maintaining the safety, security and appearance of it? 
- The existing hedge should be retained. Who will be responsible for its upkeep? 
- There is no provision for visitors parking. 
- There are insufficient practical parking spaces for the houses on the plan, leading to cars 
being parked on Bartons Garth. 
- There should be provision on site for refuse bins. 
- The development will result in a loss of light and privacy to properties on Bartons Garth. 
-  The development will result in a loss of light and privacy to Westfield House, Baffam 
Lane. 
- A bat survey should be submitted, as there is a colony of bats in the area that uses the 
eaves for roosting. 
- The access will cross an area of private land – has the developer sought permission 
from the land owner? 
- The site could not be accessed by service/refuse vehicles. 
 
Consultation responses relating to the amended plans: 
 
BRAYTON PARISH COUNCIL: No comments had been received by the time this report 
was written. Councillors will be updated verbally at the Committee meeting if comments 
are received. 
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YORKSHIRE WATER: Initial comments were that the plan submitted is not acceptable as 
it shows dwellings to be sited over an abandoned sewer and sewage treatment works that 
are located within the site.  Yorkshire Water therefore raised an objection to the 
application as currently shown. However, verbal confirmation was later received from 
Yorkshire Water that the conditions requested within the comments for the original plans 
would be sufficient to deal with any concerns, provided that the developer was made 
aware of this matter and was in agreement to the use of conditions. The developer has 
confirmed their agreement to the proposed conditions that require the following: 
- No building or obstruction within 3m of the sewers that cross the site. 
- Site to be developed with separate systems of foul and surface water. 
- Details of means of disposal of foul and surface water. 
- No piped discharge of surface water prior to the completion of the surface water 
drainage works. 
 
DRAINAGE BOARD: No objections. 
 
ENVIRONMENTAL HEALTH: No objections subject to conditions regarding the following: 
- Scheme to control noise and vibration during the demolition and construction phases. 
- Scheme to control dust during the demolition and construction phases. 
- No open burning of waste material. 
- Documents to be submitted regarding potential contamination. 
 
HIGHWAYS AUTHORITY: No objections to the proposal, subject to conditions relating to 
the following: 
- Detailed Plans of Road and Footway Layout. 
- Construction of Roads and Footways Prior to Occupation of Dwellings. 
- Initial Site Access. 
- Detailed Plans of Access Arrangements. 
- Private Access / Verge Crossings  :  Construction Requirements. 
- Access from Specified Road Only. 
- Closing of Existing Access. 
- Visibility Splays. 
- Parking for Dwellings. 
- Glare from Site Lighting. 
- Precautions to Prevent Mud on the Highway. 
- Approval of Details for Works in the Highway. 
- On-site parking and on-site storage during development. 
 
POLICE: No comments had been received by the time this report was written. Councillors 
will be updated verbally at the Committee meeting if comments are received. 
 
TREE AND LANDSCAPE OFFICER: No comments had been received by the time this 
report was written. Councillors will be updated verbally at the Committee meeting if 
comments are received. 
 
LOCAL RESIDENTS: A site notice was placed near to the site, and letters sent to 
neighbouring properties. Ten letters of objection were received; two from 2, Bartons Garth, 
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two identical letters from 6, Garrick Close, two identical letters from 4, Bartons Garth, one 
from Foxwood, two from 5, Bartons Garth, and one from 9, Garrick Close. 
 
The letters raised the following concerns: 
- The amended plan does not contain sufficient information to allow full assessment. 
- The proposal would result in a loss of amenity to no’s 1, 2, 3 and 7 Bartons Garth, and 
Westfield House in terms of overlooking, overshadowing and noise. 
- The new plans are an improvement but I still disagree with the demolition of Ness Bank. 
- Many mature trees were removed from the garden prior to the original application being 
submitted. 
- The Beech hedge should be retained and maintained to retain the privacy of the 
surrounding properties. 
- The Council should insist on substantial replanting of trees and a landscaping scheme. 
- This will be the fifth application on the site. 
- Requests for public transport to be routed through this area have been refused. 
- The extra traffic on Baffam Lane will exacerbate the problem of high levels of traffic. 
- The proposed types of houses are not in keeping with Bartons Garth or Garrick Close. 
The proposal should be amended to be larger detached properties. 
- The materials should reflect those on Bartons Garth. 
- Plot 4 is too close to the road, does not take into account the building line of Bartons 
Garth, and will reduce the light into 3, Bartons Garth. The bedroom window in the south 
side of plot 4 would overlook 2 and 3 Bartons Garth. 
- Four houses should be the maximum number of houses approved for the site. 
- The houses are too close together, unlike those on Bartons Garth. 
- Plots 4 to 8 will reduce light into 7, Bartons Garth and Westfield House. 
- There is insufficient practical parking space for the number of proposed properties. 
- There is no mention of who will maintain the Beech hedge surrounding the development. 
- Has a bat survey been done? 
- Tarmac drives will not be in keeping with the block-paved driveways of Bartons Garth. 
- Ness Bank should become a 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 within the development limits for Brayton, therefore the following Selby 
District Local Plan policies are considered to be applicable: 
 
ENV1 – Control of development. 
H2A – Location of housing development. 
H2B – Density of housing development. 
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H4A – Housing mix. 
H6 – Development within sustainable settlements 
T2 – Access to developments. 
VP1 – Parking. 
 
The key issues to consider as part of this application are: 
i) Principle of the development  
ii) Character and form 
iii) Impact upon residential amenity 
iv) Highway safety and parking 
v) Presence of bats on the site 
vi) Developer contributions 
 
i) Principle of the development 
The site lies within the development limits of Brayton, and is considered to be previously 
developed land (i.e. a brownfield site), being occupied by an existing dwelling, associated 
outbuildings, and the residential curtilage of the dwelling. This is considered to be 
acceptable, and in accordance with policies of the Selby District Local Plan and the 
guidance contained within Planning Policy Statement (PPS) 3. 
 
The site is 0.29ha in size. The development would be the equivalent of 31 dwellings per 
hectare. This is considered to be appropriate to reflect the general character of the 
surrounding area and to be in accordance with policy H2B of the Selby District Local Plan 
that requires development to be a minimum of 30 dwellings per hectare. The Council is 
not of the opinion that the character of the area is such that it would warrant a lower 
density development on the site. 
 
The proposal originally included seven detached four-bedroom dwellings. However it was 
considered necessary to request that the development be amended to give a better 
mixture of house types on the site. Following the receipt of amended plans, the 
development would now comprise one two-bedroom semi-detached dwelling, one three-
bedroom semi-detached dwelling, one three-bedroom detached dwelling, five four-
bedroom detached dwellings, and one five bedroom detached dwelling. It is considered 
that the development would consist of a mixture of house types, in accordance with the 
requirements of policy H4A of the Selby District Local Plan. 
 
The proposal would involve the demolition of an imposing, large two-storey dwelling which 
is considered by many local residents to be of visual importance to the surrounding area. 
Whilst it is considered that the existing dwelling is visually dominant from approaches 
along Baffam Lane, the dwelling is not considered to be of significant architectural merit to 
warrant its retention, and is not a Listed Building or within a Conservation Area. 
 
Give the above, the proposal is therefore considered to be acceptable in principle. 
 
ii) Character and form 
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The area surrounding the site comprises of estate type development and two storey 
dwellings. The proposed development would take the form of a small cul-de-sac, 
consisting of two storey dwellings. 
 
The dwellings would be of simple design and fenestration, and in terms of design and the 
layout of the dwellings, it is considered that the development would be generally in 
keeping with the character and appearance of the surrounding area. 
 
The height of the dwellings would range from approximately 8m to 8.4m high – the highest 
of the dwellings would be on plots 1, 2, 3, 5 and 9 at 8.4m high. This is considered to be 
an acceptable standard height for a two-storey dwelling. 
 
Each of the dwellings would have an area of private amenity space considered to be 
adequate for the size of the dwellings. The plans show the majority of the 2.8-3m high 
beech hedging to the boundaries of the site to be retained. The existing trees to the north-
eastern and south-eastern corners of the site would also be retained. A more detailed 
landscaping scheme would be required via a condition attached to any approval. 
 
iii) Impact upon residential amenity 
As a result of the layout of the proposed development, only dwellings to the western and 
southern sides of the site would be sited within proximity of adjacent dwellings. 
 
The rear of plots 1, 2 and 3 would face towards the front of properties on Bartons Garth, to 
the south of the site. The rear elevations of these properties, at first floor level, would 
contain windows serving two bedrooms and a bathroom. There is a 2.8m high hedge to 
the southern boundary of the site; a condition would be imposed to retain the majority of 
the existing boundary hedge. The rear of plots 1, 2 and 3 would be approximately 12m 
from the hedge that acts as a boundary between those plots and Bartons Garth, and 
would be approximately 27m from the front elevations of the properties facing the site on 
Bartons Garth. It is considered that this distance, accompanied by the presence and 
height of the existing hedge, would be sufficient to minimise any potential overlooking or 
overshadowing of the properties on Bartons Garth. 
 
The side elevation of plot 4 would be approximately 16m from the front elevations of 2 and 
3, Bartons Garth. This side elevation would have a bathroom window and a secondary 
bedroom window at first floor level. It is therefore considered appropriate to require both of 
these windows to be obscure glazed in order to minimise the impact of the development 
on residents of properties on Bartons Garth. 
 
The rear of plots 4 – 8 inclusive, would face towards the gardens and side elevations of 
the adjacent properties to the west of the site, namely Westfield House and 7, Bartons 
Garth. The rear elevations of those plots would be approximately 11-12m from the existing 
2.8m hedge that acts as the western boundary to the site.  This distance, accompanied by 
the retention of the existing hedge (to be conditioned) is considered to be sufficient to 
minimise any overlooking or overshadowing of the gardens to the adjacent properties. 7, 
Bartons Garth does not have any windows at first floor level that would be overlooked by 
the proposed development. The high hedge, to be retained through a condition, would 
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prevent any overlooking of windows at ground floor level. Westfield House has one 
window at first floor level that appears to serve either a bathroom or act as a secondary 
window to a bedroom, therefore no significant loss of privacy would be experienced by this 
property. The high hedge, to be retained through a condition, would prevent any 
overlooking of windows at ground floor level. 
 
The amended location of the access, at a central point along Baffam Lane, would be 
unlikely to result in a loss of amenity to nearby residents in terms of noise or the shining of 
headlights into habitable rooms, which were objections raised towards the original set of 
submitted plans. The proposed area of open space would be located away from existing 
properties, therefore any noise from children using that area would not impact upon 
existing residents, and any new residents of the proposed development would be aware of 
the location of the open space when purchasing their home. 
 
The location of plots 8 and 9 close to the existing private access road that serves 
properties Dormy House, Westfield House, and Foxwood would be unlikely to cause any 
loss of amenity through noise to the residents of plots 8 and 9 when built, due to the 
presence and retention of the existing 2.8m high hedge. 
 
Given the above, it is therefore considered that the proposal would not result in a loss of 
amenity to nearby residents. 
 
iv) Highway safety 
The original proposals indicated that the proposed semi-detached dwellings (plots 5 and 
6), and the garage to plot 9 would be served from Baffam Lane. The garage to plot 1 
would be served from a new access from Bartons Garth, and the remaining dwellings 
would be served from an adopted new access point from Bartons Garth. 
 
The amended plans show all of the proposed dwellings to be accessed from Baffam Lane, 
addressing one of the main concerns raised by residents towards the original plans. The 
proposal has been assessed by the County Highway officer who has raised no concerns 
subject to a number of conditions. 
 
The parking provision on the site would be as follows: 
 
- Plots 1, 2, 3 and 5 – 1 garage space, and 1-2 spaces on the driveway. 
- Plot 4 – 2 garage spaces, and a minimum of 2 spaces on the driveway. 
- Plots 6 and 7 – 3 spaces between them. 
- Plot 8  - 2 garage spaces, and 2 spaces on the driveway. 
- Plot 9 – 1 garage space, and 1-2 spaces on the driveway. 
 
The parking provision on the site has also been assessed by the County Highway officer 
who has raised no objections to the proposal. The proposal is therefore considered to be 
in accordance with policies T2 and VP1 of the Selby District Local Plan. 
 
v) Presence of bats on the site 
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The presence of bats on the site was raised in objections towards the original plans. The 
applicant has been asked to have a protected species survey carried out. This survey had 
not been received at the time of writing this report, nor had comments been received from 
Natural England. Any comments received will be reported verbally to Councillors at the 
Committee meeting. 
 
vi) Developer contributions 
The development would trigger developer contributions in terms of the maintenance of the 
on site recreational open space, and waste and recycling facilities for the proposed 
dwellings, in accordance with the Selby District Council Supplementary Planning 
Document: Developer Contributions. 
 
It is considered appropriate, due to the lack of play facilities close to the site, to require the 
developer to provide an area of open space within the site, which would be easily 
accessed by those people living on the site, but also by others living within the 
surrounding area. An area of open space is proposed within the site, the finer details of 
which (i.e. equipment to be provided) would be required via a condition. However, this 
area is considered to be appropriate in terms of its size and location within the site. A 
contribution towards the maintenance of this area of land would also be required via a 
condition, and agreed between the Council and the developer prior to the commencement 
of development on the site. 
 
The contribution towards waste and recycling facilities would be required via a Grampian 
condition, and the sum required would be agreed between the Council and the developer 
prior to the commencement of development on the site. 
 
CONCLUSION: 
It is considered that the proposal would be appropriate for the surrounding area in terms of 
the density of development, layout, and the scale, size and design of the dwellings. The 
proposal would respect the character and form of the surrounding area whilst providing an 
adequate housing mix within the site. 
 
The proposed access onto Baffam Lane is considered to be acceptable in terms of 
highway safety, and the level of parking proposed would be adequate for the number and 
types of dwellings proposed. The access would ensure that no loss of amenity would be 
experienced by neighbouring residents in terms of noise from vehicular movement, or 
from car headlights. 
 
Due to the distance of the development from existing properties, height and orientation of 
the properties, and the location of windows, in addition to the retention of the hedge, it is 
considered that the development would not result in a loss of amenity to existing residents 
by virtue of the overlooking or overshadowing of their properties. 
 
Given the above, the proposal is considered to be acceptable, and to accord with the 
requirements of policies ENV1, H2A, H2B, H4A, H6, T2 and VP1 of the Selby District 
Local Plan. 
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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 The development hereby permitted shall not be carried out otherwise than in strict 

and complete accordance with the amended plans and specifications received on 
15th February 2007, and approved by the Local Planning Authority on 21st March 
2007. 

  
 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. 

 
 3 Prior to the commencement of development details of the materials to be used in 

the construction of the exterior walls and roof(s) of the development shall be 
submitted to and approved in writing by the Local Planning Authority, and only the 
approved materials shall be utilised. 

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

Selby District Local Plan. 
 
 4 Prior to the commencement of the development hereby permitted, the following 

drawings and details shall be submitted to, and shall have been approved in writing 
by the Local Planning Authority in consultation with the Local Highway Authority:- 

  
 (i) Detailed plans to a scale of not less than 1:500 showing the proposed 

highway layout, including dimensions of carriageway, footway, verge widths and 
visibility splays, the proposed buildings and site layout, the proposed floor levels, 
driveways and the drainage and sewerage system. 

  
 (ii) Longitudinal sections to a scale of not less than 1:500 horizontal and not 

less than 1:50 vertical along the centre line and channel lines of each proposed 
road showing the existing ground level and proposed road level, and full details of 
surface water drainage proposals. 

  
 (iii) A typical highway cross-section to scale of not less than 1:50 showing a 

specification for the types of construction proposed for carriageways and 
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footways/footpaths and when requested cross sections along the proposed roads 
showing the existing and proposed ground levels. 

  
 (iv) Details of the method and means of surface water disposal. 
  
 (v) Details of all proposed street lighting. 
  
 (vi) Drawings for the proposed new roads and footways/footpaths giving all 

relevant dimensions for their setting out including reference dimensions to existing 
features. No road works shall commence on site prior to the written approval of 
these details by the Local Planning Authority. The development shall thereafter not 
be carried out otherwise than in full compliance with the approved drawings and 
details. 

  
 NB: In imposing the above condition it is recommended that before a detailed 

planning submission is made a draft layout be produced and be the subject of a 
discussion between the applicant, the Local Planning Authority and the Local 
Highway Authority in order to avoid abortive work.  The agreed drawings must 
finally be approved by the Local Planning Authority for the purpose of this condition. 

  
 Reason: 
 To secure an appropriate highway construction to an adoptable standard, in the 

interests of highway safety and the amenity and convenience of highway users. 
 
 5 No dwelling to which this planning permission relates shall be occupied unless or 

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

  
 The carriageway and footway/footpath wearing courses and street lighting shall be 

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

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

interests of highway safety and the convenience of prospective residents. 
 
 6 Before there is any access or egress by construction vehicles between the highway 

and the application site, the approved access with the public highway shall be 
constructed to base macadam course level for a distance of 10 metres into the site, 
including the repair of any damage to the existing roads, footways and verges 
during construction.  The road and footway shall be brought up to wearing course 
level within two months of the commencement of the development unless approved 
otherwise in writing.  All the works for the construction of the road and footway shall 
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be in accordance with the specification of the Local Highway Authority as set out in 
E6D. 

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

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

 
 7 The development shall not commence until full technical, details of the layout, 

construction and geometry (including visibility splays) of the access have been 
submitted to and have been approved in writing by the Local Planning Authority.  
The approved details shall be implemented before the development is first brought 
into use unless otherwise approved in writing by the Local Planning Authority. 

  
 Reason: 
 To secure details of the access arrangements, in the interests of highway safety 

and the convenience of vehicles and pedestrians visiting the site. 
 
 8 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:- 

  
 (ia) The access shall be formed with 6 metre radius kerbs, to give a minimum 

carriageway width of 4.5 metres, and that part of the access road extending 10 
metres into the site shall be constructed in accordance with Standard Detail number 
E6D 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 E6D 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 E6D 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: 

40



 To ensure a satisfactory means of access to the site from the public highway, in the 
interests of vehicle and pedestrian safety and convenience. 

 
 9 There shall be no means of vehicular access to or from the application site other 

than from Baffam Lane, Brayton unless otherwise approved in writing by the Local 
Planning Authority. 

  
 Reason: 
 In the interests of highway safety. 
 
10 Before any part of the development is first brought into use, the existing access 

shall be permanently closed-off and the highway made good in accordance with 
details that shall first have been approved in writing by the Local Planning Authority 
in consultation with the Local Highway Authority.  After such closure, no new 
access shall be created without the prior approval of the Local Planning Authority. 

  
 Reason: 
 In the interests of highway safety. 
 
11 Prior to the commencement of the development hereby permitted visibility splays 

providing clear visibility of 4.5m x 120m measured down the centre line of the 
access road and the nearside channel line of the major road shall be provided at 
the junction of the access road with the county highway at no more than 1 metre 
above the level of the carriageway. Once created, these visibility areas shall be 
maintained clear of any obstruction and retained for their intended purpose at all 
times. 

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

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

 
12 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. 
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13 Details of any security lighting, general site illumination or illumination of signs shall 
be submitted to and be approved by the Local Planning Authority in consultation 
with the Local Highway Authority before these elements are first brought into use. 

  
 Reason: 
 To ensure, in the interests of highway safety, that the lighting does not give rise to 

glare creating a hazardous distraction to drivers of vehicles on the adjacent 
highway and in the interest of visual amenity that the lighting has a satisfactory 
appearance. 

 
14 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. 
 
15 Prior to the commencement of the development details of the approved highway 

works shall be submitted to and approved by the Local Planning Authority in 
consultation with the Local Highway Authority.  These shall include:- 

  
 - A footway (including tactile paving both sides of the junction with Bartons Garth) 

along the frontage of the site (in highway land and with highway approval) linking 
the new footway on the southern side of the access road.  

  
 Reason: 
 To ensure that such details are satisfactory in the interests of the safety and 

convenience of highway users. 
 
16 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. 

  
 N.B. No vehicles associated with on-site building works shall be parked outside the 

application site. 
  
 Reason: 
 In the interests of highway safety. 
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17 Prior to the commencement of development, a scheme to control noise and 

vibration from the demolition and construction phases of the development shall be 
submitted to and approved in writing by the Local Planning Authority. The agreed 
scheme shall be employed throughout the demolition and construction phases. 

  
 Reason: 
 In the interests of the amenity of nearby residents, having had regard to policy 

ENV1 of the Selby District Local Plan. 
 
18 Prior to the commencement of development, a scheme to control dust from the 

demolition and construction phases of the development shall be submitted to and 
approved in writing by the Local Planning Authority. The agreed scheme shall be 
employed throughout the demolition and construction phases. 

  
 Reason: 
 In the interests of the amenity of nearby residents, having had regard to policy 

ENV1 of the Selby District Local Plan. 
 
19 No open burning of waste material shall take place on the site. Any fire shall be 

treated as inadvertent and extinguished immediately. 
  
 Reason: 
 In the interests of the amenity of nearby residents, having had regard to policy 

ENV1 of the Selby District Local Plan. 
 
20 No demolition or construction work shall commence on the site until the following 

related documents/work are undertaken: 
  
 i) Adequate samples of soil taken in the proposed garden areas to identify the 

nature and extent of any potential contamination. The number and specification of 
samples should be taken in conjunction with BS10175:2001 and current best 
practice by a suitable specialist. An assessment should be carried out on the 
results to determine the risk to human health and the environment. A report shall be 
submitted to and agreed in writing by the Local Planning Authority. 

  
 ii) Should any contamination be identified in the above investigation remedial 

strategy should be submitted to and agreed in writing by the Local Planning 
Authority. 

  
 iii) A validation report as proof of completion of (i) and (ii) should be submitted to 

and approved in writing to the Local Planning Authority as evidence to certify that 
the land is suitable for end use. Any imported fill material shall be tested to ensure 
that no contamination is present within the fill. 

  
 Reason: 
 To assess the presence of contamination on the site. 
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21 Unless otherwise agreed in writing by the Local Planning Authority, no building or 

other obstruction shall be located over or within 3.0 metres either side of the centre 
line of the sewers and abandoned small sewage treatment works, which cross the 
site. 

  
 Reason: 
 In order to allow sufficient access for maintenance and repair work at all times. 
 
22 The site shall be developed with separate systems of drainage for foul and surface 

water on and off site. 
  
 Reason: 
 In the interest of satisfactory and sustainable drainage. 
 
23 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. 
 
24 Unless otherwise approved in writing by the Local Planning Authority, there shall be 

no piped discharge of surface water from the development prior to the completion 
of the approved surface water drainage works and no buildings shall be occupied or 
brought into use prior to completion of the approved foul drainage works. 

  
 Reason: 
 To ensure that no foul or surface water discharges take place until proper provision 

has been made for their disposal, having had regard to Policy ENV1 of the Selby 
District Local Plan. 

 
25 Prior to the first occupation of the dwelling on plot 4, the windows at first floor level 

in the southern elevation of that dwelling shall be fitted with obscure glass, which 
shall thereafter remain in perpetuity unless otherwise agreed in writing by the Local 
Planning Authority. 

  
 Reason: 
 In the interests of the amenity of nearby residents, having had regard to policy 

ENV1 of the Selby District Local Plan. 
 
26 The existing hedge surrounding the site shall be retained at a height of no less than 

2.8m, with the exception of that section of hedge required to be removed to 
facilitate the approved access onto Baffam Lane. 
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 Reason: 
 In the interests of visual amenity and the amenity of adjacent residents, having had 

regard to policy ENV1 of the Selby District Local Plan. 
 
27 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. 
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APPLICATION 
NUMBER: 
 

8/19/1657A/PA 
2006/1553/FUL 

PARISH: Selby Town Council 

APPLICANT: 
 

J M O'Connor VALID DATE: 
 
EXPIRY DATE: 

6 December 2006 
 
31 January 2007 

PROPOSAL: 
 

Erection of 5 No. garages with 2 No. apartments above (following 
demolition of existing buildings) on land to the rear 

LOCATION: 44 Armoury Road 
Selby 
North Yorkshire 
YO8 4AY 
 

 
 
DESCRIPTION AND BACKGROUND 
 
This application seeks full planning permission for the erection of five garages with two 
residential apartments above.  Two of the garages would be for use in connection with the 
two flats, the other three would be rented out to local residents.  There would be a small 
enclosed amenity area, with pedestrian access, to the rear of the proposed building that 
would be used by residents of the proposed flats for the storage of bins etc. 
 
The site currently comprises seven pre-cast concrete garages that are approximately 50 
years old.  These are currently rented out to local residents. 
 
The site is located within Selby conservation area and is surrounded primarily by 
residential properties.  There is a funeral directors to the north and a warehouse, with 
planning permission for conversion to residential use, to the east. 
 
The site is bounded by a brick wall (approx 1.8m high) to the north and by the adjacent 
warehouse building to the east.  The rear boundaries of numbers 36-44 Armoury Road 
comprise a variety of brick walls, hedges and fences ranging between 1 and 2 metres 
high.  These properties currently have no vehicular access at the rear only pedestrian 
access.  The garden to the south of the site has a wooden picket fence which is below 1 
metre in height. 
 
Access to the site is via a private drive off Armoury Road.  Part of this road has been 
tarmaced and block-paved to serve the new dwellings known as Armoury Mews.  
However, the part of the access road to the rear of 36-44 Armoury Road is not drained, 
surfaced or lit. 
 
Following the receipt of comments regarding land ownership issues an amended site plan 
and red line boundary has been submitted to rectify this matter. 
 
Planning History 
 
2006/1552/CON - Conservation area consent to demolish garages - Approved 
 
CONSULTATIONS 
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Town Council – Object: Access is via a private drive, 3 properties are already served from 
this drive, drive also serves the rear access to 9 properties that have no parking to the 
front, permission has been granted for a further 2 properties, residents of the proposed 
new apartments will overlook a neighbouring funeral service business.  The Town Council 
feels that further residential development at this location is inappropriate as there is 
already difficulty with vehicular access, and strongly objects to this application. 
 
Environmental Health – Advise condition relating to contaminated land. 
 
Highways – Advise conditions relating to access, parking, turning and removal of permitted 
development rights for conversion of the garages.  Following the receipt of several 
objections on highway grounds, the Highway Officer was asked to reassess the site.  The 
Highway Officer has commented further that there are 7 garages at present on the site and 
that the erection of 2 flats and 5 garages would reduce the amount of traffic entering and 
exiting the site.  The applicant has indicated on the plans that 2 of the garages would be 
reserved for the owner/occupier of the new flats and the access, turning and parking within 
the site is adequate.  I therefore confirm that there are no highway objections and 
recommend the conditions previously advised. 
 
Selby IDB – No observations. 
 
Heritage Section – Advise condition relating to an archaeological watching brief. 
 
Yorkshire Water – No observations. 
 
Conservation Officer – The proposed replacement building appears to have been 
designed in the style of a traditional small-scale workshop. This is appropriate for this 
conservation area, which is characterised by nineteenth and early twentieth century 
terraced, domestic dwellings occupying the fronts of plots, with a small area of light 
industrial workshops to the rear, particularly in the vicinity of the application site.  
  
The massing, scale and design combine to give an attractive building which, providing 
care is exercised over such matters as the choice of materials and window design, eaves 
verge and ridge details and paint colour, could enhance the appearance of the 
conservation area. 
 
Publicity – Neighbours have been consulted by letter and site and press notices have been 
posted.  Five letters of objection have been received, from residents and owners of 
properties on Armoury Road, on the following grounds: 
 

• The proposal will take away valuable garage, parking and recreation area for 
residents who will be forced on to the road when the new building is erected. 

• 7 more vehicles will need to park on Armoury Road where there is no space 
• Increased congestion and road safety 
• Application / Certificate of ownership incorrect 
• Overlooking of properties on Armoury Road 
• Proposal would block access to rear of 44 Armoury Road 
• Insufficient access for emergency vehicles 
• Impact on the drainage system 

 
POLICIES AND ISSUES: 
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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). 
 
National / Regional Policies 
 
PPS1 Delivering Sustainable Development 
PPG3 Housing 
PPG13 Transport 
PPG15 Historic Environment 
 
North Yorkshire County Structure Plan 
 
Policy H6 – sequential release of housing land  
 
Selby District Local Plan 
 
Policy ENV1 – Control of Development 
Policy ENV25 – Control of Development in Conservation Areas 
Policy H2A – Sustainable development 
Policy H6 – Housing development in towns and larger villages 
 
Key Issues 
 
i) Principle of development 
ii) Impact on Conservation Area 
iii) Access & Parking 
iv) Residential Amenity 
 
i) Principle of development 
 
Selby is considered to be a sustainable settlement and the site, which currently comprises 
a group of domestic garages and parking area, is previously developed land, close to the 
town centre.  The existing buildings are of no architectural or historical importance and 
make no contribution to the character of the conservation area.  Conservation Area 
consent for the demolition of the existing garages has recently been approved. 
 
National, Regional and Local Planning policies all advocate focusing new housing 
development in sustainable locations giving priority to previously developed land and 
buildings in town centres and minimising the need to travel by private car. 
 
It is therefore considered that the development would be in accordance with current 
Government advice and relevant Development Plan policies relating to the location of new 
housing. 
 
ii) Character and Form 
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The area consists primarily of brick terraced town houses with clay pantile or natural slate 
roofs.  There is a funeral directors to the north and a former warehouse to the east.  Due to 
its location and adjacent buildings, the proposed development would be barely visible from 
anywhere other than the rear of Armoury Road. 
 
Three new dwellings have recently been constructed at the rear of numbers 26-34 
Armoury Road (1-3 Armoury Mews) and Planning Permission has been approved for one 
dwelling at the rear of 36 Armoury Road.  It is therefore considered that this form of 
backland development would be in keeping with the form and character of the area.  
 
iii) Impact on the Conservation Area 
 
The proposed replacement building appears to have been designed in the style of a 
traditional small-scale workshop. This is appropriate for this conservation area, which is 
characterised by nineteenth and early twentieth century terraced, domestic dwellings 
occupying the fronts of plots, with a small area of light industrial workshops to the rear, 
particularly in the vicinity of the application site.  
  
The massing, scale and design combine to give an attractive building which, providing 
care is exercised over such matters as the choice of materials and window design, eaves 
verge and ridge details and paint colour, could enhance the appearance of the 
conservation area. 
 
The proposal is therefore considered to be in accordance with Policy ENV25 of the Selby 
District Local Plan. 
 
iv) Access and Parking 
 
The site is accessed by a private and partly unmade driveway which also provides 
pedestrian and vehicular access to the rear of 36-44 Armoury Road and land to the rear of 
these properties.  The unmade section of road is narrow and in a poor state of repair 
without the benefit of footways, drainage or street lighting.   
 
Armoury Road is a one-way street, serving a large number of terraced houses, with 
parking only available on one side of the road.   
 
The neighbour objections relate mainly to highway issues in particular the loss of parking, 
existing parking problems on Armoury Road and access.  However, the land is privately 
owned, and although I believe the garages are currently let out to local residents for 
parking, the owner could potentially stop this land being used for parking at any time 
without planning consent.  Conservation area consent for the demolition of the garages 
has already been approved, as the garages do not make a positive contribution, to the 
character of the conservation area. 
 
The Highway Authority have no objections to the proposal subject to conditions which 
include full details of the access, parking and turning areas that are to be laid out, hard 
surfaced and drained before the development is brought into use and the removal of 
permitted development rights to prevent the garages being converted in to habitable rooms 
without planning permission. 
 
The site currently consists of seven garages, each of which have a further parking space 
available in front of them.  The site therefore currently has the potential to accommodate 
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14 cars.  However the existing access is not considered to be suitable to serve this 
number of vehicles. 
 
The proposed development would include five quite large (5.4m x 2.75m) single garages, 
two of which are shown on the plans to be reserved for residents of the apartments above.  
This would reduce the amount of traffic using the unadopted access road.  As the 
apartments are both small one bedroom properties within easy walking distance of the 
town centre and all necessary amenities, parking for the proposed dwellings would not be 
considered essential.  It is therefore not considered necessary to condition use of the 
garages to be solely for residents of the apartments. 
 
v) Residential Amenity 
 
There is a funeral directors to the north of the site that would not be overlooked as there 
are no windows proposed in the rear elevation except for a single obscure glazed landing 
window.  The land to the south of the site appears to be disused garden, which is already 
overlooked by several dwellings, and there is currently planning permission for the erection 
of a gym to the rear of 38 Armoury Road and for the erection of a dwelling to the rear of 36 
Armoury Road.  Both of these approved developments have blank elevations facing the 
site.  To the east of the site there is a vacant warehouse which has planning consent for 
conversion to two dwellings.  This building has no existing or proposed windows facing the 
site.  To the west of the site there is a row of 5 terraced houses (numbers 36-44 Armoury 
Road).  The minimum distance between the dwellings to the west and the proposed 
building would be approximately 15 metres.  All habitable room windows in the proposed 
development face south.  The reduction in the number of garages and parking spaces is 
likely to reduce the amount of traffic using the access road which would be to the benefit of 
existing residents adjacent to the access road.  It is therefore considered that the proposal 
would not result in a detrimental impact on the amenity of surrounding residents. 
 
CONCLUSION: 
 
The existing parking problems on Armoury Road are not considered to be a justifiable 
reason to refuse the development of this site.  The local planning authority have no power 
to safeguard the use of this site for parking and the proposal would reduce the amount of 
traffic using the existing access road which would be of benefit to highway safety. 
 
The proposed building would, subject to conditions, enhance the character of the 
conservation area and it is considered that the proposal would not have a detrimental 
impact on residential amenity. 
 
The proposal is therefore considered to be acceptable and in accordance with Policies 
ENV1, ENV25, H2A and H6 of the Selby District Local Plan. 
 
RECOMMENDATION: 
 
This application is recommended to be Granted subject to the following conditions: 
 
 
01. The development for which permission is hereby granted shall be begun within a 

period of three years from the date of this permission. 
  
 Reason:  
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 In order to comply with the provisions of Section 51 of the Planning and Compulsory 
Purchase Act 2004. 

 
02. The development, hereby approved, shall be undertaken in accordance with the 

plans submitted on 24th December 2006 and 31st January 2007 and approved by the 
Local Planning Authority on ____  2007, unless otherwise approved in writing by the 
Local Planning Authority. 

  
 Reason: 
 For the avoidance of doubt as to what is hereby approved. 
 
03. Prior to the commencement of development a sample panel for the brickwork to be 

used in the construction of the exterior walls and a sample of a roof tile and  ridge tile 
to be used in the development 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 Policies ENV1 and 

ENV25 of the Selby District Local Plan. 
 
04. Prior to the commencement of development details of all external doors, window 

frames, glazing bars, rainwater goods, full eaves, verge and ridge tiles shall be 
submitted to and approved in writing by the Local Planning Authority, and only the 
approved materials shall be utilised and these shall thereafter be so retained and 
maintained unless otherwise approved in writing by the Local Planning Authority. 
Detailed plans should be to an appropriate scale e.g. 1:1, 1:2 or 1:5. 

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

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

construction. Prior to the commencement of development details of the colour finish 
shall be submitted to and approved in writing by the Local Planning Authority.   Only 
the approved colours shall be utilised and shall thereafter be so retained and 
maintained as such unless otherwise approved in writing by the Local Planning 
Authority. 

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

comply with Policies ENV1 and ENV25 of the Selby District Local Plan. 
 
06. The existing boundary wall on the northern boundary of the site shall be retained 

unless otherwise agreed in writing by the local planning authority. 
  
 Reason: 
 In the interests of amenity. 
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07. 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. 
 
08. 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: 

 - proposed vehicular, pedestrian access, 
 - proposed vehicular parking  
 - proposed turning areas 
  
 The proposals shall:- 
  
 - be generally in accordance with the submitted drawing (Reference AMG/1/1) 
 - take full regard of all vehicles to use the site 
 - provide satisfactory accommodation for all vehicles and visitors 
 - be provided, laid out, hard surfaced and drained and made available for use in 

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

otherwise approved by the Local Planning Authority.   
 - 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. 
  
 NOTE: The parking standards are set out in the North Yorkshire County Council 

publication "Parking Design Guide". 
 
09. No dwelling shall be occupied until parking spaces of a size not less than 4.8 metres 

by 2.4 metres, including one garage or a car parking space capable of 
accommodating a garage have been provided in accordance with the standards set 
out in the North Yorkshire County Council Parking Design Guide within the curtilage 
of that dwelling or in an alternative convenient location approved in writing by the 
Local Planning Authority   Any garage 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 site and visitors to it, in the interest of safety 
and the general amenity of the development. 
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10. Notwithstanding the provisions of the Town and Country Planning General Permitted 
Development Order 1995, or any subsequent Order, the garage(s) shall not be 
converted into a habitable room(s) without the express written approval of the Local 
Planning Authority. 

  
 Reason: 
 To ensure the retention of adequate and satisfactory provision of off-street 

accommodation for vehicles generated by occupiers of the dwelling and visitors to it, 
in the interest of safety and the general amenity the development. 

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

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

  
 Reason: 
 The site is of archaeological interest and to ensure compliance with Policy ENV28 of 

the Selby District Local Plan. 
 
12. Any contamination found during the development of the site shall be notified to the 

Local Planning Authority and work shall cease until the extent of the contamination 
has been investigated and remedial action, which has been agreed in writing by the 
Local Planning Authority, has been completed.  

  
 Reason: 
 In the interests of Environmental Health. 
 
13. During construction of the development no open burning shall be carried out on the 

site and any fire shall be treated as inadvertent and extinguished immediately. 
   
 Reason: 
 In the interests of the amenity of nearby residents. 
 
14. Operation of noisy equipment and vehicles shall be restricted to between 0830 hours 

and 1700 hours Monday to Friday and between 0830 hours and 1300 hours on a 
Saturday and at no time at all on Sundays, Bank Holidays or Public Holidays. 

   
 Reason: 
 In the interests of residential amenity. 
 
15. Prior to its first occupation each dwelling shall be provided with bins and containers 

for storing waste and recyclable materials in accordance with the Council's approved 
Supplementary Planning Document for Developer Contributions (April 2006). 

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

District Local Plan. 
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APPLICATION 
NUMBER: 
 

8/58/825C/PA 
2006/1425/FUL 

PARISH: Sherburn In Elmet Parish Council 

APPLICANT: 
 

Mr A Moore VALID DATE: 
 

30 October 2006 

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 

LOCATION: 29 Church Hill 
Sherburn In Elmet 
North Yorkshire 
LS25 6AX 

 
DESCRIPTION AND BACKGROUND: 
 
THE PROPOSAL 
 
The applicant is seeking full planning permission for the erection of a 3-bedroom dormer 
bungalow on land to the rear of no. 29 Church Hill.  The property would have a footprint 
measuring approximately 6.9 metres wide and 11.9 metres deep.  The building would 
include a variety of eaves and ridge heights, due to the sloping nature of the site and the 
design of the dwelling, with eaves heights ranging from 3.4 to 3.9 metres and ridge 
heights between 6.7 and 7.2 metres.  The proposal would involve the extensive re-
profiling of the existing ground levels of the site.   
 
The proposed dwelling would be sited approximately 4.3 metres from the bungalow 
immediately to the north, approximately 22.2 metres from 25 Church Hill, approximately 
16.0 metres from 4 Garden Close, and approximately 47 metres from 15 Foster Walk.   
 
3 car park spaces are provided to the front of no.29 Church Hill, which are to be shared 
between the proposed dwelling and the existing dwelling at 29 Church Hill, which is 
sufficient to meet the requirements of North Yorkshire County Council Highway Authority.  
The dwelling would have pedestrian access only, parking provision being located near the 
shared entrance. 
 
The proposed site area is approximately 340 square metres.  Therefore the proposal 
would achieve a density level of 29 dwellings per hectare.   
 
THE SITE 
 
The application site is located off a shared, private lane that currently serves 3 dwellings.  
The access joins the B1222 in close proximity to the junction with Garden Lane.  The site 
currently forms garden area to No.29 Church Hill, a modest detached bungalow that 
aspects west/east.  The site is currently grassed, and slopes significantly downwards to 
the east.  The northern site boundary is currently undefined.  A 1.5 metre high wall marks 
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the eastern boundary.  The southern boundary is a mix of relatively low stone walling, 
hedging and fencing.   
 
There are two-storey detached houses to the south of the site, located on Garden Close, 
these are on a higher land level than the application site.  To the north west of the site is a 
large detached bungalow with accommodation in the roof space; which is currently 
nearing completion.  To the north of the site, across the garden of the new bungalow, is a 
further detached bungalow with accommodation in the roof space.  This dwelling has large 
picture windows facing towards the site, which serve the lounge and the master bedroom.  
Whilst to the east of the site is 15 Fosters Close, which is a modest detached dwelling. 
 
PLANNING HISTORY 
 
Permission (2004/1256/FUL) was granted for the erection of a large detached bungalow 
with accommodation in the roof space in March 2004.  This property is nearing completion 
and has resulted in issues surrounding the gradient of the site, and the finished floor 
levels, and the potential adverse impact of a patio, access way etc to the rear of the 
property on the occupiers of the adjacent properties.   
 
An application for the erection of 3 no. bedroom dormer bungalow (planning reference no: 
- 2005/1455/OUT) with integral garage on land to the rear of 29 Church Hill was refused 
under delegated powers in March 2006 for the following reasons:- 
 
‘The site is located in a position directly to the rear of No. 29 Church Hill. The only means 
of vehicular access to the site would be achieved by cutting the corner of the driveway 
serving the new dormer bungalow and by taking land within the private garden of No. 29 
Church Hill. The access drive, parking and turning space serving the proposed dwelling 
would be located immediately adjacent to the side and rear boundaries of the private 
garden that would remain with No.29. Given the contrived nature of the means of 
vehicular access, located between the two existing properties, it would result in nuisance 
and disturbance to the occupants of these properties, particularly in terms of loss of 
amenity of private garden areas. The proposal therefore conflicts with Policy H6 of the 
Selby District Local Plan.’ 
 
The current application differs considerably from the refused application.  The property 
has been brought forward by 2.5 metres, and there is no direct vehicle access to the 
property, with the parking for the dwelling being provided to the front of no.29 Church Hill.  
Therefore the issues of nuisance and disturbance raised in the reasons for refusal are no 
longer to the relevant to this application.  
 
CONSULTATIONS: 
 
PARISH: 
They object to the proposal for the following reasons: - 
 
They are concerned that the driveway entrance from the Main Street to the proposed 
property is considerably less than 4.1 m claimed.  This is a very dangerous bend with 
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limited views to the right and is a route, which many children take to the Sherburn High 
School. 
 
They feel that the parking allocation of 1.5 car parking spaces is insufficient for a property 
of this size and the parking for the new property would obstruct access to existing 
properties. 
 
Due to its elevation windows from the proposed property will overlook 25 Church Hill and 
cause considerable loss of privacy. 
 
HIGHWAY AUTHORITY: 
No objections subject to conditions being attached in relation to the private access, turning 
and parking arrangements. 
 
NYCC HERITAGE SECTION: 
No known constraints 
 
SELBY AREA INTERNAL DRAINAGE BOARD: 
No observations. 
 
YORKSHIRE WATER: 
They have concerns in relation to the location of a mains line sewer (Currently in 
discussions with the applicant to resolve this matter, and further details will be given to 
Councillors at Committee).   
 
NEIGHBOURS: 
The immediate neighbours were consulted by letter and a site notice was erected.   
 
5 letters objecting to the proposal on the following grounds: -  
 

1. The proposal would prejudice highway safety.  The existing access is inadequate to 
accommodate an additional dwelling, and situated on a dangerous bend on Church 
Hill. 

 
2. The site layout plan shows a 4.1 metre access point, this is inaccurate.  The actual 

measurement is 3.75 metres.   
 
3. The parking provision and arrangements are inadequate. 

 
4. The proposal would have a detrimental impact on the amenity of the surrounding 

occupants, by virtue of the finished floor levels of the development.   
 

5. The proposal would appear over-dominant and overbearing. 
 

6. The proposal would cause a significant degree of overlooking and subsequent loss 
of privacy to the neighbouring properties, and they recommend that permitted 
development rights are removed.  
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7. Location of soakaways could cause flooding to No.15 Foster Walk. 

 
8. The submitted plans do not show the trees on the site, and the objectors are 

concerned about their potential loss.  They are also concerned about the impact of 
the loss of one of trees on the foundations of 3 Garden Close.  

 
9. Concerned about the inaccuracy of the site boundary on the submitted plan and its 

implications for the bin store.   
 

10. The 2.5 –3.0 metre high “new hedge” detailed on the boundary should not replace 
the existing wall, and be sited on the applicant’s own land.  

 
11. Loss of daylight to No. 4 Garden Close. 

 
12. Raises concerns regarding the sloping nature of the site, and finished floor levels.  

 
 
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 relevant national government guidance is contained within Planning Policy Guidance 
Note 1 General Policy and Principles (1997), and Planning Policy Guidance Statement 3 
Housing (2006). 
 
The most relevant policies in the adopted Selby Local Plan are ENV1 (Control of 
Development), H2A (Managing the Release of Housing Land), H2B (Housing Density), H6 
(Housing Development in the Market Towns and Villages that are Capable of 
Accommodating Additional Growth), T1 (Development in Relation to the Highway 
Network), T2 (Access to Roads) and VP1 (Vehicle Parking Standards). 
 
POLICY H6. 
 
Of the policies within the adopted Local Plan (2005), the most relevant to the main issues 
is Policy H6.  In so far as is material here, this provides that within the development limits 
of certain market towns and villages of which Sherburn in Elmet is one, residential 
development will be permitted provided that the proposal  
 

• Is of a scale and design appropriate to the form and character of the settlement or 
immediate locality; 
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• Would provide a satisfactory standard of residential accommodation and amenity; 

 
• Would not create conditions prejudicial to highway safety or which would have a 

significant adverse effect on local amenity; 
 

• Would not compromise the future comprehensive development of land; 
 

• Would not constitute an unacceptable form of backland or tandem development; 
 

• 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 

 
• Would not be subject to overriding considerations that would render the site 

unsuitable or the development inappropriate. 
 
 
ASSESSMENT 
 
THE PRINCIPLE OF RESIDENTIAL DEVELOPMENT 
 
With regards to the principle of residential on this site, policy and guidance is provided by 
PPS3 “Housing” and Policy H2A of the Selby District Local Plan.  
 
Policy H2A states that up to the end of 2006 proposals for residential development will 
only be acceptable on 1) previously developed land within defined development limits or 
2) allocated sites within Phase 1 of the Plan. 
 
The site is within development limits; furthermore the site constitutes previously developed 
land.  As such the proposal complies with the provisions of Policy H2A. 
 
Policy H2B states that residential development should, unless there were material 
considerations to the contrary, have a net density of at least 30 dwellings per hectare.  
This scheme achieves a density level of 29 dwellings per hectare, which is slightly below 
the recommended levels; however due to morphology of the site, and the existing form 
and character of the surrounding developments, it is considered that this acceptable.    
 
THE IMPACT ON THE FORM AND CHARACTER OF THE SETTLEMENT: 
 
Government Guidance in Planning Policy Statements (PPS’s) 1 and 3 points out that good 
design and inter-relationship between buildings and the spaces about them are essential 
to create attractive, high-quality environments. 
 
The surrounding properties are arranged around a single access in a cul-de-sac 
arrangement.  The properties within the existing development are all bungalows.  The 
proposed bungalow would be set significantly back from the road and the proposed size 
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and scale of the property is considered in keeping with the existing residential appearance 
of the locality and therefore acceptable in terms of its effect on the character and form of 
the area.  The proposed dwelling would have a significantly lower floor level and ridge 
height than the neighbouring properties, therefore the proposal would not be visually 
prominent, or detract from the appearance of the area in which it relates.  
 
On this basis, it is considered that the proposal would not have a significant impact on the 
street scene and visual amenity in general and therefore would not be contrary to criterion 
1 of policy H6 of the adopted Local Plan.  
 
STANDARD OF RESIDENTIAL ACCOMMODATION AND AMENITY 
 
The proposal would provide a reasonable standard of internal residential accommodation 
and outdoor private amenity space.  Whilst the proposal would be utilizing the majority of 
no.29 Church Hill’s garden space, it is considered that the property would still have a large 
enough garden area to meet the reasonable minimum requirements of any occupants, as 
it would provide 100 square metres of private amenity space. 
 
The proposed dwelling and the dormer bungalow to the north would be sited 
perpendicular to each other.  The neighbouring property’s ridge height would be only 
approximately 2.2 metres higher than the proposed dwelling, and the property would also 
be sited further east within its plot, so only the front section of the house would be directly 
adjacent to the neighbouring property.  On this basis, it is considered that the 
neighbouring property would not have a significantly overbearing effect on the proposed 
property.  
 
It is considered that the proposed dwelling would have sufficient sunlight and daylight to 
have a reasonable standard of amenity.  This is principally due to the orientation and 
juxtaposition of the proposed dwelling in relation to the dwellings to the north, and the axis 
of the sun.  The internal layout of the proposed dwelling has been laid out so that the 
principal habitable rooms (i.e. the master bedroom and living room) are facing east, 
therefore these rooms would benefit from a high level of sunlight penetration and solar 
gain, especially in the morning and afternoon.   
 
It is concluded that the proposal would provide a satisfactory standard of residential 
accommodation and amenity, and would comply with criterion 2 of Policy ENV1   
 
WOULD NOT CREATE CONDITIONS PREJUDICAL TO HIGHWAY SAFETY OR 
WOULD HAVE A SIGNIFICANT ADVERSE EFFECT ON LOCAL AMENITY 
 
Local residents have expressed serious concerns about the potential conflict between 
vehicular traffic entering and leaving the site.  However the County Council Highway 
Officer has no objection to the scheme subject to conditions.  Therefore on balance it is 
considered that the proposal would not prejudice highway safety, and would not be 
contrary to Policy T1 of the Local Plan and Section 3 of Policy H7.   
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The siting of the dwelling is such that generous separation distances would be retained 
between it and the neighbouring properties.  The front elevation of the proposed property 
is 21 metres from the rear elevation of 29 Church Hill.  The side elevation of the proposed 
property is 16.0 metres from the rear elevation of 4 Garden Close, and 4.3 metres from 
the new neighbouring property to the north.  The distances between the dwellings meet all 
of the requirements to ensure that no significant levels of overlooking would occur, or that 
any additional degree of overlooking would be marginal and insufficient to warrant refusal.  
 
The proposed dwelling’s floor levels and subsequent ridge height would be significantly 
lower than the two properties to the north.  The proposed dwelling would have a finished 
floor level of 0.7 metres above ground level; the neighbouring property to the north has a 
finished floor level of 2.375 metres, whilst no.25 Church Hill has a finished floor level of 
1.575 metres.   
 
Therefore in consideration of both the separation distances and finished floor floors levels, 
it is considered that the proposal would not cause any significant loss of privacy or 
overlooking.  
 
It considered that the proposal would not cause any significant overshadowing by virtue of 
the orientation and siting of the property in relation to the axis of the sun, or appear as 
unduly over-dominant or overbearing.  
 
It is concluded that the proposal would not create conditions prejudicial to highway safety 
or have a significant detrimental impact on the residential amenity of the surrounding 
residents. 
 
WOULD NOT COMPROMISE THE FUTURE COMPREHENSIVE DEVELOPMENT OF 
THE LAND. 
 
The application site would form part of a site that has already been comprehensively 
developed. 
 
IMPACT ON NATURE CONSERVATION INTERESTS AND OPEN SPACE 
 
There are no known nature conservation interests on the site, and the development would 
not result in the loss of open space of recreational or amenity value.  
 
OVERRIDING CONSIDERATIONS THAT WOULD RENDER THE SITE UNSUITABLE 
OR THE DEVELOPMENT INAPPROPIATE 
 

1. A number of objectors have concerns in relation to the floor levels of the proposed 
development.  However the plans clearly indicate that finished floor levels would be 
significantly lower than the neighbouring properties.  

 
2. The parking provision meets the requirements of the County Council Highway 

Authority. 
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3. The width of the access would be conditioned to ensure that the proposal meets 
the minimum requirements.  If a 4.1 metre access cannot be achieved then the 
permission cannot be implemented.  The applicant has been made aware of these 
concerns and he has subsequently removed the neighbouring hedging, walling, 
and telegraph pole.  He has also negotiated with the owner of the no.31 Church Hill 
(adjacent to the access) and they have removed the low level brickwork wall 
adjacent to his drive in order to achieve the required width of 4.1 metres.  

 
4. The development would necessitate the removal of some trees mainly coniferous; 

however these trees are not protected, and it is considered that these trees do not 
make a strong contribution to the character and appearance of the area.  A new 
scheme of planting can be secured through the use of an appropriate planning 
condition.  The issue of the removal and impact on ground stability is a civil matter 
and not material to the determination of the application. 

 
5. One of the issues raised by the objectors was the potential for flooding caused by 

the ‘inadequate’ drainage system.  It is noted that the development site is located 
on magnesium limestone, which is a porous rock, and as such it is not envisaged 
that the soakaways would lead to flooding on third party land.  In addition to the 
above, it is also noted that the objector has not submitted any evidence to support 
his view that the use of the soakaways would lead to flooding on his property. 

 
 
CONCLUSION: 
 
Having had regard to all letters of representation, consultation responses and local and 
national policy it is considered that the proposal does comply with policies ENV1, H2A, 
H2B, H6, T1, T2 and VP1 of the Selby District Council Local Plan.  Therefore the proposal 
is recommended for approval subject to favourable comments from Yorkshire Water. 
 
RECOMMENDATION: 
 
This application is recommended to be approved subject to the following conditions:-  
 
 
 1 The development for which permission is hereby granted shall be begun within a 

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

Compulsory Purchase Act 2004. 
 
 2 Prior to the commencement of development details of the materials to be used in 

the construction of the exterior walls and roof(s) of the dwelling shall be submitted 
to and approved in writing by the Local Planning Authority, and only the approved 
materials shall be utilised. 
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 Reason:  
 In the interests of visual amenity and in order to comply with Policy ENV1 of the 

Selby District Local Plan. 
 
 3 No development shall commence until a scheme of hard and soft landscaping has 

been submitted to and approved in writing by the Local Planning Authority. The 
landscaping scheme shall show the following details:- 

  
 1 Position of trees and hedges to be removed, trees and hedges to be retained, 

proposed trees, hedges and defined limits of shrubs and grass areas. 
  
 2 Numbers of trees and shrubs in each position with species and variety. 
  
 3 Proposed topsoil depths for grass and shrub areas. 
  
 4 Types of enclosure (hedges, fences, railings, walls etc ) 
  
 5 Types of hard surfacing (gravel, paving, tarmac, etc). 
  
 Reason: 
 In safeguard and enhance the amenities of the area in accordance with policy H6 of 

the adopted Local Plan (2005). 
 
 4 No development shall commence until details of earthworks have been submitted to 

and approved in writing by the Local Planning Authority. These details shall include 
the proposed grading and mounding of land areas including the levels and contours 
to be formed, including the relationship of proposed mounding to existing 
vegetation and surrounding landform. The waste soil and materials resulting from 
the re-profiling of the site shall be disposed of to the satisfaction of the Local 
Planning Authority.  The development shall be carried out in accordance with the 
approved details. 

  
 Reason: 
 To ensure a satisfactory landform in the interests of visual amenity in accordance 

with policy H6 of the adopted Local Plan (2005). 
 
 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. 
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 6 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:- 

  
 (ib) The existing access shall be improved to give a minimum carriageway width of 

4.1 metres, and that part of the access road extending 6 metres into the site shall 
be constructed in accordance with Standard Detail number E6 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 E6 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 
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. 
 
 7 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: 
  
 1) Proposed vehicular access, 
  
 2) Proposed vehicular parking, 
  
 3) Proposed turning areas 
  
 The proposals shall:- 
  
 1) Be in accordance with the submitted drawing (Reference 07B) 
  
 2) Take full regard of all vehicles to use the site be provided, laid out, hard 

surfaced, drained, marked out and made available for use in accordance with the 
approved details and the specification  
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 3) Be available for use before the development is first brought into use unless 

otherwise approved by the Local Planning Authority. 
  
 4) 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. 

  
 NOTE: 
 The parking standards are set out in the North Yorkshire County Council publication 

"Parking Design Guide" 
 
 8 No dwelling shall be occupied until three parking spaces as indicated on the 

submitted plans and 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. 

 
 9 Notwithstanding the provisions of the Town and Country Planning (General 

Permitted Development) Order 1995 (or in any Statutory Instrument revoking or 
 re-enacting that Order with or without modification) no development falling within 

Classes A, B, C, D, E of Part 1, and Classes A and B of Part 2 of Schedule 2 of the 
said Order shall be carried out without the prior written permission of the Local 
Planning Authority on an application submitted to it. 

  
 Reason: 
 To safeguard the privacy and amenity of occupiers of neighbouring properties in 

accordance with policy H6 of the adopted Local Plan (2005). 
 
10 The development hereby permitted shall not be carried out otherwise than in strict 

and complete accordance with the approved plans and specifications detailed on 
drawings 08B, 07B, 07B-SE, 07C received by the Local Planning Authority on the 
24th October 2006 and 24th February 2007, unless otherwise agreed in writing by 
the Local Planning Authority. 
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 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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Sherburn Enterprise Park, Aviation Way, Sherburn in Elmet
2007/0177/FUL
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APPLICATION 
NUMBER: 
 

8/58/599H/PA 
2007/0177/FUL 

PARISH: Sherburn in Elmet 

APPLICANT: 
 

Gladman Homes VALID DATE: 
 

13/02/2007 

PROPOSAL: 
 

Erection of B1, B2 and B8 industrial unit 

LOCATION: Sherburn Enterprise Park 
Aviation Way,  
Sherburn in Elmet 
Leeds 
LS25 6NB 

 
DESCRIPTION AND BACKGROUND: 
 
The application site is a large area of vacant land located off Aviation Road, Sherburn 
Enterprise Park.  The site measures 1.7 hectares and is located off a new roundabout at 
the southern end of Aviation Way.  The area of land immediately around the roundabout is 
undeveloped with a number of large industrial buildings being situated to the north and 
west of the site.  To the south east of the site is a largely undeveloped area. 
 
The proposal involves the erection of a large industrial unit to be used for B1, B3 and B8 
purposes with ancillary parking areas, service yard and landscaping.  The proposed unit 
would be 95 metres long and 95 metres wide with a height of 15 metres.  The proposed 
unit is to be developed from grey cladding with a glass frontage used for offices on the 
eastern front elevation and seven loading doors on the southern elevation.  To the south 
of the site in front of the loading doors are a number of parking bays for large vehicles, a 
service yard and staff parking. 
 
PLANNING HISTORY 
 
CO/1996/0107 – Outline application for industrial and warehousing development on 18.1 
ha of land – Permission granted 
 
CO/2001/0137 – Application for access road, footpaths and drainage – Permission 
granted 
 
CO/2001/0656 – Distribution depot – Permission granted 
 
CO/2002/0494 – Warehouse and office development – Permission granted 
 
CO/2003/1312 – Storage and warehouse development – Permission granted 
 
2005/0656/FUL – B1, B2 and B8 unit – Permission granted 
 
CONSULTATIONS: 

69



 
Given that the proposal constitutes a major application in the scheme of delegation, it 
requires approval by Planning Committee.  Given the time frame relating to the deadline 
for preparing reports and the need for the application to be determined within thirteen 
weeks the report has been compiled in the absence of a number of consultation 
responses.  Councillors will be updated by way of an updated report to Planning 
Committee on any responses received in the intervening period. 
 
PARISH: 
 
No comments received at the time of writing the report. 
 
NORTH YORKSHIRE COUNTY COUNCIL: 
 
No comments received at the time of writing the report. 
 
YORKSHIRE WATER: 
 
No comments received at the time of writing the report. 
 
ENVIRONMENT AGENCY: 
 
No objections subject to informative notes relating to drainage being included on the 
decision notice. 
 
SELBY AREA INTERNAL DRAINAGE BOARD: 
 
No comments received at the time of writing the report. 
 
ENVIRONMENTAL HEALTH OFFICER: 
 
No objections subject to conditions. 
 
ECONOMIC DEVELOPMENT OFFICER: 
 
No objections. 
 
PLANNING POLICY: 
 
No objections. 
 
PARKS AND LEISURE OFFICER: 
 
No objections subject to conditions regarding landscaping. 
 
YORKSHIRE AND HUMBERSIDE REGIONAL ASSEMBLY: 
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As the proposed development is located within a defined employment area no objections 
are raised. 
 
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. 

Planning policy and guidance in respect to industrial development is provided by Planning 
Policy Guidance Note 4 ‘Industrial, Commercial Development and Small Firms.’ Policy 
EMP6 of the Selby District Local Plan. Planning Policy Guidance Note 4 aims for 
economic growth and a high-quality environment to be pursued together. 
 
The Selby District Local Plan states that ‘Sites which have been allocated for industrial 
and business development are considered to most appropriately meet the future economic 
needs of the Plan area, and to minimise the impact on the environment and the amenity of 
adjoining occupiers.’  Policy EMP6 (A) states, 
 
‘Within allocated sites and established employment areas, as defined on the proposals 
map, proposals for new industrial and business development, including infilling, extension 
or expansion of existing firms, redevelopment of existing sites, or the change of use of 
land or premises, will be permitted provided: 
 

1) There is no significant adverse effect on existing businesses; 
2) The proposal would not create conditions prejudicial to highways safety or which 

would have a significant adverse effect on local amenity; and 
3) The proposal would achieve a standard of design, materials and landscaping 

appropriate to the locality and would not have a significant adverse effect on the 
appearance or character of the surrounding area.’ 
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Where landscaping is included with an application Policy ENV21 (A) states ‘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.’ 
 
 
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. 
 
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, nuisance and other forms of environmental 
contamination, 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.’ 
 
The site is designated within the Local Plan as an area subject to a significant planning 
application.  As such it is considered that the proposal is acceptable in principle, subject to 
compliance with Policy EMP6 and other relevant Local Plan policies. 
 
EFFECT ON EXISTING BUSINESSES 
 
The proposed development of a large industrial\warehouse unit with office 
accommodation provides additional employment opportunities within the enterprise park.  
The proposed development is considered to be in keeping with the surrounding area 
visually as it utilises cladding and glass to match with existing buildings in the area.  The 
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proposed use will operate during the day and will not suffer any adverse effects from noise 
generated from neighbouring uses and traffic on the adjacent highway.   Further to this it 
is considered that the proposed development will not have a detrimental affect on the 
neighbouring businesses by virtue of the nature of the development and the additional 
vehicular movements created.  The neighbouring sites all operate B1, B2 and B8 uses 
with unrestricted hours and there are a number of other applications granted for a mixture 
of B1, B2 and B8 units in the immediate vicinity.  The proposed development is therefore 
considered acceptable in accordance with Policy EMP6 (A) (1). 

 
HIGHWAYS SAFETY AND AMENITY 
 
The proposed development is part of a large industrial estate to which outline approval 
involving the new access roads in the site has been granted.  Therefore the main issues of 
access and highways safety have already been considered and conditioned accordingly.  
The highways layout has been approved under a previous outline application and is 
therefore acceptable in principle subject to comments relating to internal arrangements.  
The proposed development is therefore considered acceptable in accordance with 
Policies T1, T2 and EMP6 (A) (2). 
 
EFFECT ON THE CHARACTER OF THE SURROUNDING AREA 
 
The area is predominantly industrial with a number of existing businesses located in close 
proximity.  The appearance and nature of the proposed new development will have no 
detriment on either surrounding properties or the character of the immediate area. 
 
The proposed offices will be developed from cladding and glazing, coloured Goosewing 
Grey with a saffron band around the top.  The offices are to be developed on the front 
elevation with glazed sides and a mixture of glazing and cladding on the front elevation.  
The general design is considered acceptable, however no samples of the colours are 
currently available, therefore notwithstanding the elevation plans the materials and colour 
are to be conditioned for approval.  The design and materials reflect the industrial nature 
and surrounding properties are considered to be acceptable in this location and will not 
detract form the character of the area, therefore the proposed unit is considered to be in 
accordance with Policy ENV1 and EMP6 (A) (3) of the Selby District Local Plan. 
 
The application shows landscaping around the perimeter of the site, however no details as 
to numbers and species are provided.  Due to the nature of the development and the 
prominent location of the site landscaping will play an important role in securing the site 
and improving the visual amenity of the site.  A detailed landscaping scheme is therefore 
required and to is recommended that any approval granted is subject to a condition 
requiring a landscaping scheme. 
 
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 
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conservation concern and due to its private status is not considered to be an important space 
with amenity value to the local area. 
 
Section 17 of the Crime and Disorder Act 1998 provides a responsibility on Local 
Authorities to take account of crime prevention when determining planning applications.  
Consultation with the Architectural Liaison Officer on similar schemes raised no objections 
to the proposed development subject to comments regarding CCTV, alarm systems and 
landscaping.  Unfortunately not all of the recommendations can be implemented via 
condition, however recommendations can be given in the form of an informative note. 
 
It is considered that due to the nature of the proposed development and the number of 
vehicles on site a perimeter fence is required around the site.  In addition secure, 
sheltered cycle parking and a lighting scheme should be provided within the car parking 
area.  The proposal should also refrain from including letterboxes in external doors and 
anti-ram bollards should be included to the front of the main entrance doors. 
 
CONCLUSION 
 
Having had regard to the development plan, all other relevant local and national policy, 
letters of representation, consultation responses received to date and all other material 
planning considerations, it is considered that the proposal is an acceptable use which will 
not be detrimental to neighbouring uses or by virtue of its size, scale and design be 
detrimental to the form and character of the area.  The proposed development is therefore 
considered to be in accordance with Policy EMP6 (A) of the Selby District Local Plan. 
 
RECOMMENDATION: 
 
Grant 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 Notwithstanding the details provided 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 unit; 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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 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 than in strict 
and complete accordance with the following plans: 2640/201, 2640/500, 2640/202, 
2640/516 

  
 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. 

 
 5 Prior to the first use of the development the approved vehicle parking, 

manoeuvring, turning areas indicated on the submitted drawing (Reference 
2640/201) shall be provided, laid out, hard surfaced, drained, marked out and made 
available for use.  Once created these areas shall be maintained clear of any 
obstruction and retained for their intended purpose at all times. 

  
 Reason: 
 To provide for appropriate on-site vehicle parking facilities with associated access 

and manoeuvring areas, in the interests of highway safety and the general amenity 
of the development to accord with Policy ENV1 of the Selby District Local Plan. 

 
6 Prior to the use commencing a scheme detailing sheltered and secure cycle 

parking for a minimum of 5 cycles shall be submitted to and approved in writing by 
the Local Planning Authority.  The approved cycle park facility shall be provided 
and available for use prior to the building hereby permitted being occupied and 
shall thereafter be retained and maintained throughout the lifetime of the 
development. 

    
 Reason: 

In the interests of promoting cycling in accordance with Policy T7 of the Selby 
District Local Plan. 

 
7 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 
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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. 
 
 8 The use shall not commence until a scheme detailing noise attenuation and/or 

extract systems and measures to acoustically insulate and ventilate the building for 
the containment of internally generated noise has been submitted to and approved 
in writing by the Local Planning Authority.  The approved scheme shall be 
implemented prior to the use commencing and shall be retained and maintained 
thereafter throughout the lifetime of the development. 

  
 Reason: 

In the interests of amenity in accordance with Policy ENV1 of the Selby District 
Local Plan. 

 
 9 The use shall not commence until a scheme detailing all fixed plant and machinery 

has been submitted to and approved in writing by the Local Planning Authority.  
The approved scheme shall be implemented prior to the use commencing and shall 
be retained and maintained thereafter throughout the lifetime of the development. 

  
 Reason: 

In the interests of amenity in accordance with Policy ENV1 of the Selby District 
Local Plan. 

 
 10 Unless otherwise agreed in writing with the Local Planning Authority no external 

storage shall take place within the site. 
  
 Reason: 
 In the interests of amenity in accordance with Policy ENV1 of the Selby District 

Local Plan. 
 
 11 The use shall not commence until a scheme detailing all external artificial lighting 

has been submitted to and approved in writing by the Local Planning Authority.  
The approved scheme shall be implemented prior to the use commencing and shall 
be retained and maintained thereafter throughout the lifetime of the development. 

  
 Reason: 
 In the interests of amenity in accordance with Policy ENV1 of the Selby District 

Local Plan. 
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12 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:- 

  
 ii) Any gates, barriers or other means of enclosure shall be erected a minimum 

distance of 5 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 
the Specification of the Local Highway Authority. 

  
 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. 

 
 13 Prior to the commencement of the development hereby permitted visibility splays 

providing clear visibility of 2.4 x 33 metres measured down the centre line of the 
access road and the nearside channel line of the major road shall be provided at 
the junction of the access road with the county highway.  Once created, these 
visibility areas shall be maintained clear of any obstruction and retained for their 
intended purpose at all times. 

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

road to the site and the public highway with a standard of inter-visibility 
commensurate with the vehicular traffic flows and road conditions, in accordance 
with Policy ENV1 of the Selby District Local Plan. 

 
 14 The use shall not commence until a scheme detailing security measures including 

anti-ram bollards and external letterboxes has been submitted to and approved in 
writing by the Local Planning Authority.  The approved scheme shall be 
implemented prior to the use commencing and shall be retained and maintained 
thereafter throughout the lifetime of the development. 

  
 Reason: 
 In the interests of crime prevention and community safety in accordance with 

section 17 of the Crime and Disorder Act 1998. 
 
15 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. 
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 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. 
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Unauthorised reproduction infringes Crown copyright and may lead to prosecution or civil proceedings. Selby District Council: 100018656

APPLICATION SITE
Item No:
Address:
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S
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Land adjacent to The Covers, 70 Main Street, Escrick
2007/0105/FUL
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APPLICATION 
NUMBER: 
 

8/10/227A/PA 
2007/0105/FUL 

PARISH: Escrick 

APPLICANT: 
 

Escrick Park 
Estates 

VALID DATE: 
 

09/06/2006 

PROPOSAL: 
 

Detached dwelling 

LOCATION: The Covers 
70 Main Street 
Escrick 
York 
North Yorkshire 
YO19 6JS 

 
DESCRIPTION AND BACKGROUND: 
 
The application site is located on the corner of Main Street and Escrick Park Gardens 
adjacent to the Escrick Park Estate.  The site is residential curtilage to The Covers with 
dense vegetation within the site and along the boundary.  The site is located on the 
entrance to Escrick Park Gardens, a residential estate comprising a number of detached 
one and two storey properties.  Immediately to the west is a single storey property on a 
raised area of land compared to that of the application site. 
 
The site lies within the Escrick Park Conservation Area.  The Conservation Area has 
earlier buildings tending to be simple, worker’s dwellings, following vernacular forms in the 
area, whilst later buildings are influenced by architectural fashion of the time.  The open 
spaces between the buildings and extensive tree cover contribute to the quality of the 
townscape. 
 
The proposed development has been advertised by site notice, newspaper advertisement 
and by letter.  The proposal has been advertised as affecting a Conservation Area.  The 
site is in proximity to the Listed gatehouse.  However, given the location of the proposal it 
is not considered that it would affect the setting of a Listed Building and has therefore not 
been advertised as such. 
 
The application proposes to develop a detached dwelling on the western half of the 
garden adjacent to the boundary of 1 Escrick Park Gardens.  The dwelling is to be two 
storeys in height and developed from brick with clay pantiles.  The new dwelling would use 
part of the garden whilst enabling the remainder to be retained by The Covers. 
 
PLANNING HISTORY 
 
The application is a re-submission of a similar scheme, which is currently being appealed 
for non-determination, reference number 2006/0780/FUL.  The current scheme is no 
different to the application which is in the appeal process. 
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CONSULTATIONS: 
 
PARISH: 
 
Objected due to the impact on a neighbouring residential property and on highways safety 
due to the increased traffic generation. 
 
LOCAL HIGHWAY AUTHORITY: 
 
No objections subject to conditions. 
 
YORKSHIRE WATER: 
 
No objections. 
 
INTERNAL DRAINAGE BOARD: 
 
No objections. 
 
CONSERVATION OFFICER: 
 
Objections raised on the design of the property, its siting on a prominent site and the 
resulting loss of landscaping in the area.  Also commented that the conditions imposed by 
the Highways Officer for visibility splays would further erode the character of the 
Conservation Area. 
 
CONSERVATION AREA ADVISORY COMMITTEE 
 
Members reiterated the comments relating to the loss of trees and the need for matching 
bricks made on the last occasion the application was considered. 
 
PRINCIPAL ENVIRONMENTAL HEALTH OFFICER: 
 
No objections subject to conditions. 
 
TREES AND LANDSCAPE OFFICER: 
 
No objections subject to conditions and suggested that strong consideration should be 
given to the retention of the existing hedge along the boundary. 
 
NEIGHBOURS: 
 
Two letters of objection were received concerned about the development, overlooking and 
highways safety issues. 
 
POLICIES AND ISSUES: 
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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. 

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 

82



7) Would not be subject to overriding considerations that would render the site 
unsuitable or the development inappropriate. 
 
In addition to the above, the application site is located within the Escrick Park 
Conservation Area.  When making a recommendation in respect of a planning application 
which affects a Conservation Area, regard must be had to S72 of the Planning (Listed 
Buildings and Conservation Areas) Act 1990 which requires special attention to be paid to 
‘the desirability of preserving or enhancing the character or appearance’ of the 
Conservation Area.  In addition to this planning policy and guidance is provided by Policy 
ENV25 of the Selby District Local Plan and the guidance contained within Planning policy 
Guidance Note 15 "Planning And The Historic Environment". 
 
Policy ENV25 states, 
 
 "Development within or affecting a conservation area will be permitted provided the 
proposal would preserve or enhance the character or appearance of the conservation 
area, and in particular: 
 

 1) The scale, form, position, design and materials of new buildings are 
appropriate to the historic context; 

 2) Features of townscape importance including open spaces, trees, verges, 
hedging and paving are retained; 

 3) The proposal would not adversely affect the setting of the area or significant 
views into or out of the area; and 

 4) The proposed use, external site works and boundary treatment are 
compatible with the character and appearance of the area." 

 
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.’ 
 
Policy VP1 states, 
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‘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. 
 
In relation to development, noise and other forms of disamenity, 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.’ 
 
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 of part of the curtilage to a dwelling at The Covers, Main 
Street, Escrick.  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 Escrick. 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 H6 and other relevant planning policies. 
 
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.  In this instance it is noted 
that the application site and its immediate locality is situated within Escrick Park 
Conservation Area. In terms of the impact of the proposal on the form and character of the 
area in general, and the special character of the Conservation Area in particular, the 
Conservation Area Officer has stated 
 
 "The design of the proposed new dwelling does not appear to have drawn on either 
the simple vernacular style of the earlier buildings or the carefully articulated attractive 
style of the later buildings.  The land rises significantly from Main Street and I am 
concerned that, particularly with the significant loss of tree cover envisaged, the new 
building, by virtue of its scale, massing, design and siting, will be a visually intrusive and 
overbearing element in the streetscene, much to the detriment of the current estate 
entrance ensemble.  As such it fails to preserve or enhance the character or appearance 
of the Conservation Area". 
 
In respect to the impact of the proposal on the Conservation Area it is noted that the 
Highway Officer has no objections to the proposal subject to vehicular-pedestrian 
intervisibility splays and 4.5m by site frontage sight lines.  However this would necessitate 
the removal of the hedge around the site.  The Conservation Officer considers that the 
imposition of such conditions would "further erode the character of the Conservation Area. 
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In addition to the above it is noted that the Tree and Landscape Officer has stated that the 
site "contains a range of trees and shrubs that have no historic connections to the area but 
have been planted to create a garden with a wide range of form and colour" continuing 
"most, if not all the other vegetation on the site could be reasonably be replaced through a 
landscaping scheme" but concluding "the hawthorn hedge to the north and eastern 
boundaries is in good condition and is very appropriate for the area.  This should therefore 
be retained". 
 
Having had regard to the comments of Conservation Officer and Tree and Landscape 
Officer it is considered that the scheme would by virtue of its scale, form, position, design 
and materials be inappropriate to the historic context, fail to retain features such as trees 
and hedging that are of townscape importance and therefore would fail to preserve the 
special character of the Conservation Area. In addition it is noted that the imposition of the 
conditions recommended by the Highway Officer would be to the further detriment of the 
special character of the Conservation Area.  It is therefore concluded that the proposal 
would be contrary to Policy ENV25 (parts 1 and 2) and therefore Part 1) of Policy H6 of 
the Selby District Local Plan. 
  
Residential Amenity 
 
With regard to impacts 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. 
 
The site is currently residential garden measuring approximately 0.04 hectare in size, 
giving a density of approximately 25 dwellings per hectare.  It is therefore considered that 
the development of two properties on the site would not constitute overdevelopment. 
 
Due to the positioning of the proposal in line with other properties in the vicinity of Escrick 
Park Gardens, it is not considered that they would have any significant effect in terms of 
overshadowing. 
 
The site has an existing dwelling located to the west of the site and the area to the east is 
to remain as garden.  The adjacent property is a single storey dwelling.  However as 
Escrick Park Gardens rises it is considered that the addition of another two-storey dwelling 
is considered unlikely to result in the proposal being over dominant or over bearing on 
either the neighbouring properties or the street scene. 
 
The proposed dwelling has no immediate neighbours to either the north or east.  To the 
south of the site is The Covers and the estate office.  However, there are no windows in 
this elevation so overlooking is not an issue.  The closest neighbour is 1 Escrick Park 
Gardens, a single storey property located to the west.  The only windows on this elevation 
are three roof lights providing illumination to a hallway and an ensuite bathroom.  Due to 
the use of these rooms and the height of the roof lights it is not considered that the 
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proposed development would have any detrimental effect in terms of overlooking.  To 
ensure that this remains a condition removing the permitted development rights of the 
property could be attached. 
 
The proposed development for one dwelling would increase the number of people on site.  
However, the use would be solely residential, which is in keeping with the surrounding 
area and is considered 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 
detrimental to neighbouring residential properties and the application is therefore 
considered acceptable in accordance with Policy ENV2 of the Selby District Local Plan. 
 
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. 

Highway Safety 
 
In respect to the impact of the proposal on highway safety, the comments of local 
residents are noted.  The site proposes a new access onto Escrick Park Gardens, a 
residential estate off Main Street.  The site is located on the corner of Main Street and 
Escrick Park Gardens with the new access proposed on the western end of the site.  The 
proposed plans provide internal parking and turning facilities to ensure vehicles can enter 
and leave the site in a forward gear.  As the proposal is for one dwelling it is considered 
that the additional traffic generated would not result in a substantial increase in vehicle 
numbers in the vicinity.  Consultation with the Highways Officer confirmed the site has 
sufficient sight lines for exiting onto Escrick Park Gardens.  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. 
 
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 hat the proposal would not be contrary to section 4 of 
Policy H6. 

The dwelling is to be situated on a plot of land fronting Escrick Park Gardens and 
therefore does 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. 
 
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
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Yorkshire Water, the Drainage Board and the Environment Agency have raised no 
concerns over drainage or flooding. 
 
The site has sufficient space to accommodate refuse storage within the site.  
 
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, by virtue of its size, scale and 
design, be detrimental to the form and character of the streetscene and would therefore 
fail to preserve or enhance the character of the Conservation Area.  The proposed 
development is therefore considered to be contrary to Policy ENV25 and Policy H6 (1) of 
the Selby District Local Plan and PPG15.  Furthermore it is considered that there are no 
material planning considerations that would outweigh the harm to the Conservation Area 
that would justify deviation from Policy. 
 
RECOMMENDATION: 
 
Refuse planning permission for the following reason. 
 
The proposed development by virtue of its size, scale and design would be detrimental to 
the form and character of the streetscene and fails to preserve or enhance the special 
character of the Conservation Area.  The proposed development is therefore considered 
to be contrary to Policy ENV25 and Policy H6 (1) of the Selby District Local Plan and the 
guidance contained in PPG15. 
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2007/0153/FUL
proposed Business Park on land off East Common Lane, Selby
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APPLICATION 
NUMBER: 
 

8/19/1646A/PA 
2007/0153/FUL 

PARISH: Selby Town Council 

APPLICANT: 
 

Access Park Selby 
Ltd 

VALID DATE: 
 

8 February 2007 

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 

LOCATION: Proposed Business Park On Land Off 
East Common Lane 
Selby 
North Yorkshire 
 

 
DESCRIPTION AND BACKGROUND 
 
This application is a resubmission of application ref. 2006/1291/FUL which was withdrawn 
in December 2006 to enable further information, including a traffic impact assessment and 
a flood risk assessment, to be provided and amendments to be made to improve the level 
of landscaping adjacent to the bypass. 
 
The application seeks full planning consent for the erection of five industrial buildings, 
comprising seven individual units, and associated works.  A new roundabout would be 
constructed on East Common Lane to serve the proposed new development and the 
existing industrial site to the north.  Each building would have its own service yard, car 
parking and cycle parking facilities. 
 
The site forms part of an allocated employment site, SEL/4, in the Selby District Local 
Plan.  The remainder of this allocation has already been developed and is currently 
occupied by Rigid Containers Ltd. 
 
The site, which extends to approximately five hectares, is triangular in shape and is 
bounded by East Common Lane to the north and the A63 Selby bypass to the south east. 
There is a Site of Importance for Nature Conservation (SINC) to the south west and Rigid 
Containers Ltd is located to the west.  The land to the north, on the opposite side of East 
Common Lane is used for industrial purposes by Tate & Lyle and there is a sewage plant 
to the east on the opposite side of the bypass.  The remaining land on the eastern side of 
the bypass is agricultural. 
 
The majority of the site is grassland and the existing landscaping consists only of the trees 
and hedgerows in the south western corner adjacent to the SINC boundary.  These trees 
and hedgerows would be retained and protected.  There is a one metre high post and rail 
fence on the northern and eastern boundaries adjacent to the highway verges of East 
Common Lane and the bypass.  Adjacent to the western boundary, on the Rigid 
Containers site, there is a landscaping bund. 
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CONSULTATIONS: 
 
Town Council – Reply awaited 
 
Highway Authority – Reply awaited 
 
Highways Agency – Request further time to fully assess the proposal 
 
Environmental Health – Concerned that noise and emissions to the atmosphere from the 
proposed development may cause nuisance.  Recommend conditions relating to level of 
noise emissions, emissions to atmosphere, disposal of waste materials and a construction 
works programme. 
 
Environment Agency – The information submitted in the Flood Risk Assessment is 
sufficient to remove our previous objection subject to conditions.  A sequential test should 
be carried out in accordance with PPS25. 
 
Yorkshire Water – Request further details of demand requirements and recommend 
conditions. 
 
Selby IDB – The balancing pond for area 2 is too close to the watercourse and 
contravenes the 7m Byelaw.  Landscaping is within the 7m Byelaw.  Surface water 
discharge has been agreed subject to the receipt of an agreed contribution towards the 
pumping station at Roscarrs Outfall.  Holding objection placed until the Byelaw 
contraventions are resolved. 
 
County Archaeologist – No know archaeological constraint. 
 
County Ecologist – Reply awaited. 
 
Natural England – The proposal may affect a locally designated site.  Recommend that 
the County Ecologist is consulted and PPS9 is considered. 
 
North Yorkshire Police – Reply awaited 
 
North Yorkshire Fire & Rescue Service - Reply awaited 
 
British Waterways – The proposal would have no impact on the waterway therefore we 
have no comments to make. 
 
Planning Policy – Support the development in principle.  The application should be 
considered against relevant policies including SEL/4 and advice in PPG4.  The site is 
adjacent to a SINC and policy ENV9 applies.  Concerned that there is insufficient distance 
between the buildings and the SINC, a cycle track should be incorporated into roundabout 
design, travel plan should be required. 
 

90



Economic Development – Support the principle of the proposed applications.  Request 
further information regarding phasing of building construction, inward migration and use of 
local companies for construction. 
 
Trees & Landscape Officer - Reply awaited 
 
Yorkshire Wildlife Trust – Reply awaited 
 
Yorkshire Electricity Group - Reply awaited 
 
Publicity – Neighbours have been consulted by letter and site and press notices have 
been posted.  No representations have been received. 
 
POLICIES AND ISSUES: 
Section 38(6) of the Planning and Compulsory Purchase Act 2004 states "if regard is to be 
had to the development plan for the purpose of any determination to be made under the 
planning Acts the determination must be, made in accordance with the plan unless 
material considerations indicate otherwise".  The development plan for the Selby District 
comprises 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). 
 
National Guidance 
 
PPG4 Industrial, commercial development and small firms 
PPS9 Biodiversity and Geological Conservation 
PPG13 Transport 
PPS25 Development and Flood Risk 
 
Regional Spatial Strategy 
 
P1 Strategic Patterns of Development 
E1  Town and City Centres 
E2 Rural Employment Opportunities 
E4 Employment Site Selection and Development Criteria 
 
North Yorkshire Structure Plan 
 
Policy I6 Industrial and Commercial Development 
Policy E6 Nature Reserves and SSSI’s 
 
Selby District Local Plan 
 
ENV1 Control of Development 
ENV5 Development in Flood Risk Areas 
ENV9 Sites of Importance for Nature Conservation 
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ENV21 Landscaping Requirements 
EMP2 Location of Economic Development 
EMP6 Employment Development in Development Limits 
T1 Development in Relation to Highway Network 
T2 Access to Roads 
T6 Public Transport 
T7 Provision for Cyclists 
SEL/4 Employment Development Site 
 
Key Issues 
 

i) Principle of Development 
ii) Design, Scale, Siting, Appearance and Landscaping 
iii) Access & Parking 
iv) Nature Conservation 

 
i) Principle of Development 

 
The site, which is Greenfield, is located within the development limits of Selby and forms 
part of a designated employment site within the Selby District Local Plan. 
 
It is estimated that potentially between 200 – 250 jobs could be created by the 
development, depending on the eventual tenant mix. 
 
Policy SEL/4 of the Selby District Local Plan states that: 
 
Land between Denison Road and the proposed bypass, Selby as defined on the inset 
proposals map, is allocated for employment development in accordance with POLICY 
EMP2. Proposals must make provision for:  
 
1) Access to be taken from East Common Lane via two linked access points;  
2) Off-site highway improvements including the widening of East Common Lane to a 7.3 
metre carriageway along the site frontage, and the provision of a 1.8 metre wide footway;  
3) The incorporation of footpaths and cycleways linked to adjoining residential areas and 
highways; 
4) A 20 metre woodland planting screen adjacent to the Selby bypass;  
5) Adequate sewage treatment capacity to deal with trade effluent at developer’s expense, 
if necessary; and  
6) An appropriate flood risk assessment in accordance with the requirements of PPG25.  
 
In considering the proposal against this policy it should be noted that as approximately 
half of the employment site allocation has already been developed some of these issues 
have already been addressed.  For example the widening of East Common Lane has 
already taken place and an access point to the Rigid Containers site has also been 
provided. 
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Access to the proposed development would be taken off East Common Lane from a new 
roundabout.  A new footpath would be provided along the frontage of East Common Lane 
linking the development to the adjoining residential area.  Footpaths would also be 
constructed within the site. 
 
An adequate level of landscape screening is proposed adjacent to the bypass.  However 
following consultation, an objection has been raised by the Internal Drainage Board, on 
the grounds that the proposed landscaping is within the 7 metre Byelaw adjacent to the 
watercourse.  The Drainage Board, Trees and Landscape Officer and the agent are 
currently liaising over this matter and Councillors will be updated at the committee 
meeting.  
 
Sewage treatment is adequate subject to Yorkshire Water conditions and a flood risk 
assessment has been submitted with the proposal. 
 
Policy EMP6 (A) of the Selby District Local Plan states that: 
 
Within allocated sites and established employment areas, as defined on the proposals 
map, proposals for new industrial and business development, including infilling, extension 
or expansion of existing firms, redevelopment of existing sites, or the change of use of 
land or premises, will be permitted provided:  
 
1) There is no significant adverse effect on existing businesses;  
2) The proposal would not create conditions prejudicial to highway safety or which would 
have a significant adverse effect on local amenity; and  
3) The proposal would achieve a standard of design, materials and landscaping 
appropriate to the locality and would not have a significant adverse effect on the 
appearance or character of the surrounding area.  
 
The adjacent businesses, Rigid Containers and Tate & Lyle are well-established 
companies on large sites.  There is no reason to suggest that the proposed development 
would threaten the economic well-being of these firms or prevent reasonable future 
expansion.  It is considered that the proposal would not be prejudicial to highway safety 
nor would it be likely to have a significant adverse effect on local amenity.  The standard 
of design and materials would be in keeping with that of adjacent sites and the proposed 
landscaping would reduce the impact of the development on the character and 
appearance of the area. 
 
It is therefore considered that the proposal would be in accordance with policies SEL/4 
and EMP6 (A) of the Selby District Local Plan and therefore would be acceptable in 
principle. 
 

ii) Layout, Scale, Appearance and Landscaping 
 
The proposal includes five warehouse buildings, two of which are capable of being sub-
divided to form a total of seven units, with sizes ranging from 15,000 square foot to 42,000 
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square foot.  The total amount of floor area would be 172,000 square foot.  The units 
would vary between 7 and 8 metres in height (internally). 
 
The buildings would be arranged around a central access road facing inwards.  A 1.8m 
high security fence would be erected around each site.  Landscaped buffer zones would 
be provided along both the bypass and East Common Lane frontages. 
 
Due to the large areas of buildings and service yards proposed, two balancing ponds 
would be provided to control and reduce the volume of surface water run off leaving the 
site into the local water system. 
 
Although details of external materials would be controlled by planning conditions it is 
proposed that the units would be predominantly constructed of horizontal profiled metal 
sheet cladding in silver.  Any signage would be the subject of separate applications.  The 
office frontages would have flat metal cladding panels in white with tinted glazing in grey 
aluminium frames.  Escape doors and loading doors would be bronze finished. 
 

iii) Access & Parking 
 
A new access road into the site would be formed from a new roundabout off East 
Common Lane that would also provide access to the Tate and Lyle site opposite.  The 
new road would provide access to the proposed units for service vehicles, staff and 
visitors. 
 
Parking for cars, cycles, motor cycles, disabled and service vehicles would be provided for 
each unit in accordance with the car parking standards set out the Selby District Local 
Plan. 
 
A traffic impact assessment has been submitted with the application to determine the 
effect of the proposed development on the junction of East Common Lane and the 
bypass. 
 
At the time of writing this report responses had not yet been received from the Highways 
Agency or County Highways.  Councillors will be updated at the planning meeting. 
 

iv) Nature Conservation 
 
The site is adjacent to a locally-designated site of importance for nature conservation 
(SINC).  The County Ecologist has been consulted and their response is awaited. 
 
CONCLUSION  
 
The site is an allocated employment site within the development limits of Selby.  The 
proposed development would be in accordance with policies SEL/4 and EMP6(A) of the 
Selby District Local Plan and would increase employment opportunities in the local area.  
The proposal would not be detrimental to highway safety and due to its location adjacent 
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to the bypass and other industrial sites it is not considered that the proposal would be 
detrimental to the character and appearance of the area. 
 
RECOMMENDATION: 
 
GRANT PERMISSION SUBJECT TO THE FOLLOWING CONDITIONS AND REASONS: 
 
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 development 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 That the finished floor levels are set a minimum of 600m above existing ground 

level. 
  
 Reason: 
 To minimise the risk of flooding to the development. 
 
 5 That in accordance with the submitted FRA, a flood plan be created and 

implemented prior to the occupation of the proposed buildings. 
  
 Reason: 
 To ensure that occupants can gain safe access and egress in flooding conditions. 
 
 6 Prior to being discharged into any watercourse, surface water sewer or soakaway 

system, all surface water drainage from parking areas and hardstandings shall be 
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passed through an oil interceptor installed in accordance with a scheme previously 
submitted to and approved in writing by the LPA. Roof water shall not pass through 
the interceptor.  

  
 Reason:  
 To prevent pollution of the water environment.  
 
 7 Any facilities for the storage of oils, fuels or chemicals shall be sited on impervious 

bases and surrounded by impervious bund walls. The volume of the bunded 
compound should be at least equivalent to the capacity of the tank plus 10%. If 
there is multiple tankage, the compound should be at least equivalent to the 
capacity of the largest tank, or the combined capacity of interconnected tanks, plus 
10%. All filling points, vents, gauges and sight glasses must be located within the 
bund. The drainage system of the bund shall be sealed with no discharge to any 
watercourse, land or underground strata. Associated pipework should be located 
above ground and protected from accidental damage. All filling points and tank 
overflow pipe outlets should be detailed to discharge downwards into the bund.  

  
 Reason:    
 To prevent pollution of the water environment. 
 
 8 Unless otherwise agreed in writing by the Local Planning Authority, no building or 

other obstruction shall be located over or within 5.0 metres either side of the centre 
line sewer, which crosses the site. 

  
 Reason: 
 In order to allow sufficient access for maintenance and repair work at all times. 
 
 9 The site shall be developed with separate systems of drainage for foul and surface 

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

Policy ENV1 of the Selby District Local Plan. 
 
10 No piped discharge of surface water from the application site shall take place until 

works to provide a satisfactory outfall for surface water have been completed in 
accordance with details to be submitted to and approved by the Local Planning 
Authority before development commences. 

  
 Reason: 
 To ensure that the site is properly drained and surface water is not discharged to 

the foul sewerage system, which will prevent overloading. 
 
11 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-
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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. 
 
12 Unless otherwise approved in writing by the Local Planning Authority, no buildings 

shall be occupied or brought into use prior to the completion of the approved foul 
drainage works. 

  
 Reason: 
 To ensure that no foul water discharges take place until proper provision has been 

made for its disposal. 
 
13 Surface water from vehicle parking and hardstanding areas shall be passed 

through an interceptor of adequate capacity prior to discharge.  Roof drainage 
should not be passed through any interceptor. 

  
 Reason: 
 In the interest of satisfactory drainage. 
 
14 Any liquid storage tanks should be located within a bund with a capacity of not less 

than 110% of the largest tank or largest combined volume of connected tanks. 
  
 Reason: 
 To ensure that there are no discharges to the public sewerage system which may 

injure the sewer, interfere with free flow or prejudicially affect the treatment and 
disposal of its contents. 
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APPLICATION SITE
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2007/0106/REM
Staynor Hall, Abbots Road, Selby
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APPLICATION 
NUMBER: 
 

8/19/1011S/PA 
2007/0106/REM 

PARISH: Selby 

APPLICANT: 
 

Persimmon Homes 
Ltd 

VALID DATE: 
 

09/06/2006 

PROPOSAL: 
 

Reserved matters application for 60 dwellings 

LOCATION: Staynor Hall 
Abbots Road 
Selby 
North Yorkshire 
YO8 8EE 

 
DESCRIPTION AND BACKGROUND: 
 
The application site is part of the large development site at Staynor Hall Farm, covering 56 
hectares, which is identified in the Selby District Local Plan as the allocated housing site 
SEL/2 and allocated employment site Bray/2. The application site is located on the 
southeast edge of the market town of Selby, about 1.4 kilometres from the town centre 
and just over a kilometre from the town's railway station, to both of which it is directly 
connected via the A1041, Bawtry Road. The site is situated immediately east of Bawtry 
Road about 300 metres south of its junction with Abbots Road and 220 metres north of its 
junction with the Selby by-pass road (A19T/63T). 
 
The area around the site is of a mixed character typical of the edge of urban areas. 
 
To the south, southeast and east is agricultural land, part of the Staynor Hall Farm 
holding, this is bounded to the south by the Selby bypass, beyond which open, flat 
countryside extends for many kilometres; the farm buildings and Staynor Hall farmhouse 
are nearly 500 metres east of the site. The land immediately to the south has permission 
for housing and beyond this, about 70 metres from the site is the employment allocation 
Bray/2, with Outline planning permission for that use. 
 
To the southwest, west and northwest, across Bawtry Road is an area of mixed 
residential, commercial, industrial and leisure/recreational uses, including a new Retail 
Park, the Selby Cattle Market, the Selby Business Park and the 'Three Lakes', which are 
used mainly for fishing. 
 
The Site is irregularly shaped and covers about 2 hectares of virtually flat, low lying land 
(between about 5 and 6 metres AOD). The land is used for growing arable crops and the 
site is otherwise virtually featureless. 
 
As stated above the site is part of SDLP allocated housing site SEL/2 and is part of the 
site granted Outline planning permission for 1200 dwellings, associated development and 
a small area of employment use: planning permission was granted on 6 June 2005, Ref. 
No. 8/19/1011C/PA. Phase 1 of the overall development, comprising 240 dwellings and 
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associated development, is under way, as described above. Details of the local plan 
background and the Outline application are set out in two reports to the Planning 
Committee (3 September 2003 and 15 October 2003). 
 
As part of the Outline planning application process an Environmental Impact Statement 
was submitted and was subject to formal Assessment during the consideration of the 
proposals. 
 
A key document, in determining the strategic planning, environmental and development 
principles for the whole of the Staynor Hall Farm (hereafter referred to as "the SHF") site, 
is the Development Brief and Master Plan. The document was the subject of a formal 
preparation, consultation and approval process and was approved by the Policy and 
Resources Committee of the District Council in July 2003 as Supplementary Planning 
Guidance in accordance with the Selby District Local Plan. 
 
Because of the large-scale nature of the SHF development, the Development Brief and 
Master Plan includes proposals for a range of retail, community and recreational facilities, 
whilst a variety of off-site facilities and infrastructure are to be provided as part of the 
overall scheme. The development of the SDF site is to be carried out in accordance the 
principles of sustainable development as set out in the Development Plan and the 
Development Brief and Master Plan. 
 
The key mechanisms for ensuring that the development is carried out in accord with the 
strategic framework, are the Conditions attached to the Outline planning permission (Ref 
No. 8/19/1011C/PA) and the Section 106 Planning Obligation Agreement that has been 
signed and sealed by the District Council, the land owners, Persimmons Homes, North 
Yorkshire County Council and the Selby and York NHS Primary Care Trust (June 2006). 
 
The Conditions and Section 106 Agreement just referred to will govern the development 
under consideration here, whilst subsidiary documents, such as the Phasing Strategy, the 
Landscape Management Strategy and the Nature Conservation Management Plan, will 
also be adhered to in the implementation of the overall strategy. 
 
Matters addressed in the Section 106 Agreement include: Affordable local needs housing, 
Archaeology, a community Centre, the proposed Roscarrs Drain pumping station, a Green 
Travel Plan, Health facilities, landscape management, nature conservation management, 
off-site highways work, a Phasing Strategy, a Primary School, Public Art, a Public 
Transport contribution, Recreational Open Space and a Selby Railway Station 
contribution. 
 
The proposed application is for the approval of reserved matters for sixty dwellings 
comprising the following: 
 
6 one bed dwellings 
6 two bed apartments 
16 two bed dwellings 
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18 three bed dwellings 
14 four bedroom dwellings 
 
The four bedroom dwellings and flats are three storeys in height with the other dwellings 
all being two storeys. 
 
The proposed development also includes a cycle path and footpath linking to the phase 
one area of the site and a landscaping scheme. 
 
PLANNING HISTORY 
 
The site has an extensive planning history for a number of applications on the site for 
residential developments.  The outline planning application to which this refers is 
reference 8/19/1011C/PA.  The outline planning application set the levels of affordable 
housing for all of phase one. 
 
CONSULTATIONS: 
 
Given that the proposal comprises a major application it requires approval by Planning 
Committee.  Given the time frame relating to the deadline for preparing reports and the 
need for the application to be determined within thirteen weeks the report has been 
compiled in the absence of a number of consultation responses.  Councillors will be 
updated at Planning Committee on any responses received in the intervening period. 
 
PARISH:  Awaiting comments 
 
LOCAL HIGHWAY AUTHORITY:  Awaiting comments 
 
HIGHWAYS AGENCY:  Awaiting comments 
 
YORKSHIRE WATER:  Awaiting comments 
 
ENVIRONMENT AGENCY:  Awaiting comments 
 
INTERNAL DRAINAGE BOARD:  Awaiting comments 
 
NORTH YORKSHIRE ARCHAEOLOGY AND ECOLOGY:  Awaiting comments 
 
YORKSHIRE WILDLIFE TRUST:  Awaiting comments 
 
ENGLISH NATURE:  Awaiting comments 
 
BUILDING CONTROL:  No objections. 
 
PRINCIPAL ENVIRONMENTAL HEALTH OFFICER:  Awaiting comments 
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TREES AND LANDSCAPE OFFICER:  Awaiting comments 
 
NEIGHBOURS:  The proposed development has been advertised by site notice, 
newspaper advertisement and by letter. 
 
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. 

Planning policy and guidance in respect to residential development is provided by 
Planning Policy Statement 3 "Housing" and policies H2, 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 H2, H2A and H6 which are in 
accordance with national policy 
 
The site forms part of the Staynor Hall phase one housing allocation SEL/2 in the Selby 
District Local Plan, Policy H2 provides the general Policy to release these land allocations. 
 
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: 
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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.’ 
 
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 disamenity, 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.’ 
 
Landscaping is considered in Policy ENV21, stating that where appropriate, proposals for 
development 
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'should incorporate landscaping as an essential element in the layout and design, 
including the retention of existing trees and hedgerows.'   
 
Planning Policy Statement 3 "Housing" provides national policy and guidance for 
residential development.  This is transposed, in part, into Policies H2 and H6 of the Selby 
District Local Plan, which provides the overall frameworks for assessing proposals of this 
type.  
 
The site forms part of the larger SEL/2 phase one housing allocation.  As such it is 
considered that the proposal would not be contrary to Policy H2 and therefore is 
considered acceptable in principle, subject to compliance with Policy H6 and other 
relevant planning policies. 
 
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 site forms part of a large housing allocation with numerous dwellings currently 
developed and under development.  The proposal is for the development of 60 dwellings 
comprising 6 apartments and 54 dwellings.  The site area covers 1.59 hectares with a 
density of 38 dwellings per hectare being achieved in accordance with national policy and 
the allocation SEL/2. 
 
The street pattern is in accordance with the approved outline permission and masterplan 
for the site with properties being located in a number of cul-de-sacs with dwellings facing 
in towards the cul-de-sacs and distributor roads. 
 
The design is in line with the approved masterplan and the neighbouring developments.  It 
is therefore considered that the site and its layout do not detract from the form and 
character of the area and the development is in accordance with Policy H6 (1). 
 
Residential Amenity 
 
In respect of impacts 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 over dominant. 
 
The scheme has been developed as part of a large allocated site.  The application has a 
landscaping buffer separating it from other developments on the site and the internal 
relationships of the properties are designed in such a way as to avoid overshadowing, 
over looking or any of the properties having a dominating effect on the adjacent dwellings. 
 
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. 
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Highway Safety 
 
The proposed plans provide internal parking and the road layout ensures that vehicles can 
safely turn.  The proposed development is part of a large residential development to which 
outline approval for phase one which involved the new access roads in the site has been 
granted.  Therefore the main issues of access and highways safety have already been 
considered and conditioned accordingly.  The highways layout has been approved under 
a previous outline application and is therefore acceptable in principle subject to comments 
relating to internal arrangements.  The proposed development is therefore considered 
acceptable in accordance with Policies T1, T2 and therefore section 3 of Policy H6 of the 
Selby District Local Plan. 
 
The site forms part of a larger area for development, this application is for the approval of 
reserved matters of an outline application.  The layout of the application in relation to the 
larger housing allocation is not considered to compromise the future comprehensive 
development of land. As such it is concluded hat the proposal would not be contrary to 
section 4 of Policy H6. 

The dwellings are to be situated in a standard estate layout with frontage development 
and therefore does 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. 
 
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. 
  
DEVELOPER CONTRIBUTIONS 
 
These have all been covered on the existing outline planning permission under a Section 106 
agreement which includes this development. 
 
ANY OTHER CONSIDERATIONS

Yorkshire Water, the Drainage Board and the Environment Agency have raised no 
concerns over drainage or flooding. 
 
The site has sufficient space to accommodate refuse storage within the site.  
 
At the time of writing the report comments were still outstanding from the landscape officer 
and members are to be updated at planning committee. 
 
CONCLUSION 
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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 in accordance with Policies H2 and H6 
of the Selby District Local Plan. 
 
RECOMMENDATION: 
 
Grant planning permission subject to conditions for the reason outlined in the above 
report. 
 

1. Construction work on the dwellings hereby permitted shall not begin until a written 
scheme for protecting the proposed noise sensitive development from noise has 
been submitted to and approved in writing by the Local Planning Authority.  The 
scheme shall ensure that the noise level in the gardens of the proposed properties 
shall not exceed 50 dB LAeq (16 hours) between 0700 hours and 2300 hours and 
all works which form part of this scheme shall be completed before any part of the 
development is first occupied for the permitted purpose. The works provided as part 
of the approved scheme shall be permanently retained and maintained as such at 
all times. 

 
Reason:  

 In the interests of the residential amenities of future occupants of housing on the 
site in accordance with Policy ENV2 of the Selby District Local Plan. 

 
  
2. Construction work on the dwellings hereby permitted shall not begin until a written 

scheme for protecting the internal environment of the dwellings from noise has 
been submitted to and approved in writing by the Local Planning Authority.  The 
scheme shall ensure that the building envelope of each dwelling is constructed so 
as to provide sound attenuation against external noise.  The internal noise levels 
achieved shall not exceed 35 dB LAeq (16 hour) inside the dwelling between 0700 
hours and 2300 hours and 30 dB LAeq (8 hour) in the bedrooms between 2300 and 
0700 hours.  This standard of insulation shall be achieved with adequate ventilation 
provided.   All works which form part of the scheme shall be completed before any 
part of the development is first occupied for the permitted purpose. The works 
provided as part of the approved scheme shall be permanently retained and 
maintained as such at all times.  

  
 The aforementioned written schemes shall demonstrate that the noise levels 

specified will be achieved. 
  
 Reason:  
 In the interests of the residential amenities of future occupants of housing on the 

site in accordance with Policy ENV2 of the Selby District Local Plan. 
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82 Gowthorpe, Selby
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APPLICATION 
NUMBER: 
 

8/19/889E/PA 
2006/1523/COU 

PARISH: Selby Town Council 

APPLICANT: 
 

Mr A Williams VALID DATE: 
 
EXPIRY DATE: 

15 November 2006 
 
10 January 2007 

PROPOSAL: 
 

Change of Use of property from office use to residential use 

LOCATION: 82 Gowthorpe 
Selby 
North Yorkshire 
YO8 4HA 
 

 
 
DESCRIPTION AND BACKGROUND 
 
The application site lies on the north side of Gowthorpe (A63) at the junction of the A63, 
A19 and Scott Road. The properties on the north side of Gowthorpe to the west of 
application site are predominantly terraced houses and are built up to the highway. To the 
east of the application site is an entrance to a former milk depot, which is situated to the 
rear of the property. The milk depot closed down 5 years ago and has relocated. The 
applicant's property is a two-storey late 18th century semi detached property. The property 
is rendered with a pitched pantile roof. The property has wooden window frames. The 
accommodation remains, as it was when the premises were used for domestic purposes in 
that it retains a bathroom and a kitchen. To the rear of the premises is a yard.  
 
Planning permission is sought for the change of use from office use to residential. The 
application doesn't include any alterations to the property either internally or externally. 
The property is a Grade II Listed Building and lies within the Selby Town Conservation 
Area. The property lies adjacent to a shopping and commercial area.  
 
The application is being presented to the Planning Committee due to the applicant being 
related to a Council employee. 
 
HISTORY  
 
8/19/889B/PA Proposed change of use of existing building from office use to residential 
use at 82 Gowthorpe Selby - Refused - 13.10.1992  
 
For the following reason:  In the opinion of the local planning authority the relationship 
between the site and adjoining milk depot is such that the operation of the depot will be 
detrimental to the residential amenity of future occupiers of the dwelling by virtue of the 
comings and goings of traffic outside normal working hours and noise from the activities 
conducted with the depot site.  
 
 
8/19/889C/LB - Listed building consent for alteration to existing building in connection with 
change of use to residential at 82 Gowthorpe Selby - Application not proceeded with.  
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8/19/889D/PA - Change of use of existing building from office to residential at 82 
Gowthorpe Selby - Application not proceeded with. 
 
CONSULTATIONS 
 
ENVIRONMENTAL HEALTH: Environmental health originally requested 3 conditions 
regarding protecting the property from noise. However further to their previous memo 
dated the 22nd December 2006 they advise as follows. 
 
This department has carried out further noise monitoring since December and carried out 
a PPG24 noise assessment on the first floor front room of the property. 
 
Results of this showed the noise levels to be well within the requirements of PPG24 for 
Noise Exposure Category A site and as such I would advise that no further works need to 
be carried out to attenuate noise. Furthermore, the applicant has advised that there is no 
garden to the property and as a result the condition relating to the 50dB level in the garden 
is no longer necessary. 
 
The proposals are, therefore, satisfactory so far as this department's interests are 
concerned.  
 
PARISH COUNCIL: No objections to this application subject to consultation with 
neighbouring properties. 
 
CONSERVATION OFFICER: Revision to domestic use will not in itself adversely affect the 
character of the building. However the change of use application may trigger 
environmental health or building regulation requirements, which would require alterations 
to be made to the building. These may prejudice this special interest of the building, and 
so should be fully considered before a decision made.  
 
Since these comments have been made a PPG24 noise assessment has been carried out 
on the property and environmental health have concluded that the conditions previously 
requested are not applicable therefore after re consultation with the conservation officer he 
has no objections to the application.  
 
HIGHWAYS: The site does not benefit from any off or on street parking. The front of the 
site (Gowthorpe) has 24 hr no waiting restrictions plus the site is within walking distance of 
the town centre and public transport facilities.  As the site is within a sustainable location 
alternative modes of transport are available. Therefore there are no highway implications 
to this proposal.  
 
NEIGHBOURS: A site notice was posted and consultation letters sent to adjacent 
neighbours. No letters of objection 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 
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December 2004), the North Yorkshire Structure Plan (Alteration No3) (adopted in 1995) 
and the Selby District Local Plan (adopted on 8 February 2005). 
 
The building is located within the defined development limits for Selby, which is a market 
town that is considered capable of accommodating additional growth. The proposal is 
therefore considered to be acceptable in principle subject to the following. 
 
The building is situated in the Selby Town Conservation Area and is a Grade II listed 
Building. It is therefore considered that the following policies should be taken in to account 
when dealing with this application: 
 
ENV24, (Alterations to Listed Buildings) which states that:   
 
The conversion, alteration, extension or change of use of a listed building will only be 
permitted where it can be demonstrated that the proposal:  
 
1) Would not have any adverse effect on the architectural and historic character of the 
building, and its setting;  
  
2) Is appropriate in terms of scale, design, detailing and materials; and  
 
3) Would not harm the historic fabric of the building.  
 
 
ENV25 (Control of Development in Conservation Areas)  
 
Development within or affecting a conservation area will be permitted provide the proposal 
would preserve or enhance  
 
The character or appearance of the conservation area, and in particular:  
 
1) The scale, form, position, design and materials of new buildings are appropriate to the 
historic context;  
 
2) Features of townscape importance including open spaces, trees, verges, hedging   and 
paving are retained;  
 
3) The proposal would not adversely affect the setting of the area or significant views into 
or out of the area, and  
 
4) The proposed use, external site works and boundary treatment are compatible with the 
character and appearance of the area.  
 
 
The Relevant issues to be taken into account are: - 
 
i) CHARACTER & FORM  
ii) RESIDENTIAL AMENITY  
iii) IMPACT ON THE LISTED BUILDING 
iiii) IMPACT ON CHARACTER OF CONSERVATION AREA 
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i) Character and form. 
 
The site lies within a street of predominantly terraced properties within the Selby Town 
Conservation Area.  The proposal does not seek alterations to the existing building either 
internally or externally.  It is therefore considered that the proposal would not harm the 
character of the existing dwelling or the character of the surrounding area.  The existing 
elevations would remain and it is considered that the proposal would have no have no 
impact upon the street scene. 
 
ii) Impact upon residential amenity. 
 
It is considered that there would be little, if any, effect upon neighbouring properties.  The 
outlook of the building would not change and any effect on neighbours’ residential amenity 
would not increase. Further to this Environmental Health have carried out a noise 
assessment and their Results showed the noise levels to be well within the requirements 
of PPG24 for Noise Exposure Category A and therefore not impact on residential amenity.  
 
Any traffic generated from the retail use would be reduced by virtue of this application and 
it is considered to be a more appropriate use for this residential area, requiring no specific 
parking facilities, being within a sustainable area close to existing public rail and bus 
facilities.   
 
The milk depot to the rear could be reopened or reused at any time as B8 use or could be 
changed under permitted development to B1.  However, due to the milk depot’s access 
and location this is considered unlikely. It is also considered that if a business were to 
move to these premises they would work normal working hours 9-5.30 as opposed to the 
hours a milk depot would be open. Environmental Health has also been made aware of 
this and still have no objections to the proposal.  
 
It is therefore considered that the proposal is acceptable in term of residential amenity and 
accords to ENV1 of the Selby District Local Plan.  
 
 
iii) Impact on listed building  
 
It is considered there would be no impact on the Listed Building as the building still 
benefits from a kitchen and bathroom and does not require any alterations to the building 
either internally or externally to implement the change the use of the building from office to 
residential. It is therefore considered that the proposal would not have an adverse effect 
on the architectural and historic character of the Listed building and its setting nor would it 
have a detrimental effect on the historic fabric of the building. 
 
iv) Impact on the character of the Conservation Area 
 
The proposal does not involve alterations to the existing building either internally or 
externally.  It is therefore considered the proposal would not harm the character of the 
existing dwelling or the character of the Selby Town Conservation Area. The existing 
elevations would remain and it is considered that the proposal would have no impact upon 
the Selby Town Conservation Area.  
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CONCLUSION: 
 
The proposal has been assessed against Policies ENV 24 and ENV 25 of the Selby 
District Local Plan and material considerations including third party representations. It is 
considered that the proposal would not have a detrimental impact on the character of the 
building by virtue of its appearance and would not harm the historic fabric of the Listed 
Building. The proposal is also considered to be appropriate in the Conservation Area. The 
proposed use would be appropriate within this residential area. The proposal is therefore 
considered to be acceptable, and in accordance with the above polices. 
 
RECOMMENDATION: 
 
This application is recommended to be Granted subject to the following condition: 
 
 
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. 
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APPLICATION 
NUMBER: 
 

8/24/22C/PA 
2007/0028/OUT 

PARISH: Long Drax Parish Council 

APPLICANT: 
 

Mr Tate VALID DATE: 
 
EXPIRY DATE: 

29 January 2007 
 
26 March 2007 

PROPOSAL: 
 

Resubmission of a previously refused application. For the erection of a 
detached bungalow. 

LOCATION: Woodlands 
Long Drax Village 
Selby 
North Yorkshire 
YO8 8NH 
 

 
DESCRIPTION AND BACKGROUND 
 
This application has been referred to committee at the request of the Ward Councillor on 
the grounds that the garden is large, the application is supported by the Parish Council, no 
objections have been raised by neighbours or consultees, the site is on a bus route and 
within walking distance of the village, the applicants has lived in the village 25 years and a 
bungalow would not be detrimental to the area.  The local Councillor has also requested 
that a site visit take place.  However, given that the reasons for refusal are based upon 
clear policy reasons, it was felt that Councillors would not be assisted in making a decision 
by visiting the site. 
 
This application is a resubmission of a previously refused application, Ref: 2006/0368/OUT 
for outline planning permission to erect a single detached dwelling on land adjacent to 
Woodlands, Main Street, Long Drax.  All detailed matters have been reserved for future 
consideration. No changes have been made to the revised application.  However the 
applicant has submitted a letter of justification for the application. 
 
The site is located within the parish of Long Drax although it is in an isolated position, with 
no immediate neighbours, away from the main settlement.   The site is located outside of 
development limits and is therefore defined as open countryside. The present use of the 
land is claimed to be domestic garden and therefore if that was the case, the site would be 
considered to fall within the definition of previously developed land.  However, it is 
considered that the site falls outside the domestic curtilage of Woodlands and therefore 
that the site would be Greenfield.  The reason for this opinion is discussed later in this 
report. 
 
The site is bounded to the east by a 1m high hedge adjacent to the road and there is a 
drainage ditch to the south.  The existing dwelling is located to the north of the site and 
there is no boundary treatment to the west.  With the exception of the existing dwelling and 
garden all of the surrounding land is in agricultural use. 
 
The site area is 1220m² which would result in a density of approximately 8 dwellings per 
hectare.  
 
Planning History 
 
8/24/22/PA - extensions and alterations – approved March 1983 
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8/24/22A/PA - extension of existing garage - approved October 1986 
 
8/24/22B/PA - outline planning permission for the erection of a detached bungalow refused 
July 2006 on the grounds of sustainability, new housing inappropriate in open countryside, 
the site is considered to be Greenfield land and impact on the open countryside. 
 
CONSULTATIONS 
 
Parish Council – The Parish Council continue to support the application. 
 
Highways - No highway objections subject to highway conditions. 
 
Selby Internal Drainage Board – No objection in principle but advise there is a drainage 
board watercourse adjacent to the site.  No development, obstruction or other works that 
may affect the watercourse should be undertaken without the prior approval of the 
drainage board. 
 
Yorkshire Water - The proposal is in an area not served by the public sewerage system 
and the application should be referred to the Environment Agency and the Local 
Authority’s Environment Health Section for comment on private treatment facilities. 
 
Environment Agency – Reply awaited. 
 
Environmental Health - No objections subject to conditions to control dust and noise during 
construction. 
 
Publicity – There are no immediate neighbours however a site notice has been displayed 
to notify the wider members of the public. No representations have been received. 
 
POLICIES AND ISSUES: 
 
Section 38(6) of the Planning and Compulsory Purchase Act 2004 states "if regard is to be 
had to the development plan for the purpose of any determination to be made under the 
planning Acts the determination must be, made in accordance with the plan unless 
material considerations indicate otherwise".  The development plan for the Selby District 
comprises the Regional Spatial Strategy 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). 
 
National Guidance 
 
PPS1 Delivering Sustainable Development 
PPS3 Housing 
PPS7 Sustainable Development in Rural Areas 
 
Regional Spatial Strategy for Yorkshire & The Humber (2004) 
 
Policy P1 - Strategic Patterns of Development  
Policy H2 - Housing 
 
North Yorkshire County Structure Plan 
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Policy H5 – Isolated Residential Development 
Policy H6 – Sequential Release of Land for Housing 
 
Selby District Local Plan 
 
DL1 - Control of Development in the Countryside 
H2A - Managed release of land for new housing 
Policy H9 – Housing in the Countryside 
 
Key Issues 
 

i) Principle of Development 
ii) Character and Appearance of the Countryside 

 
 

i) Principle of Development 
 

Planning Policy Statement 1 (Delivering Sustainable Development), Planning Policy 
Statement 3 (Housing) and Planning Policy Statement 7 (Sustainable Development in 
Rural Areas) all advocate focusing housing development in urban areas and locations 
accessible by means of transport other than the private car.  
 
Policy P1 of the Regional Spatial Strategy for Yorkshire and the Humber relates to 
strategic patterns of development and recognises the need to minimise Greenfield 
development and the need to travel.   It aims to concentrate development within urban 
areas and advocates a sequential approach to site selection. 
  
Policy H2 of the Regional Spatial Strategy for Yorkshire and the Humber states that: 
"In rural areas, the provision of housing should be to meet local needs and/or support local 
services, giving priority to the re-use of previously developed land or buildings and to 
conserving (and where possible enhancing) the character of the small town or village." 
 
The site is located in a rural location, outside of development limits, between the 
settlements of Drax and Long Drax.   
 
Policy H2A of the Selby District Local Plan states that applications for new residential 
development will only be acceptable on previously developed sites within defined 
development limits.  This application is not within development limits and is not considered 
to be previously developed land. 
 
Policy DL1 states that: 
"Development in the countryside, outside the Green Belt and development limits, will only 
be permitted where the proposal complies with all other relevant policies and the proposal:  
1) Would be appropriate in a rural area; or  
2) Involves the re-use, adaptation or extension of an existing building; or  
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 considered appropriate, it must be located and designed so as not 
to have a significant adverse effect on residential amenity or the character and 
appearance of an area and must not harm acknowledged nature conservation interests." 
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Policy H9 states:  
“Outside defined Development Limits residential development will not be permitted except 
for the following forms of development: 

1. New agriculture, horticulture or forestry workers dwellings; 
2. Rural affordable housing in compliance with POLICY H11 
3. Conversion of rural buildings to residential use in compliance with POLICY H12 
4. Replacement to dwellings; 
5. Extensions to dwellings; 
6. In non- Green Belt areas, sensitive infilling within residential curtilages within small 

groups of houses where there would be no adverse effect on the character of the 
areas; and 

7. Redevelopment of intensive livestock units adjoining defined Development Limits. 
 
The site is designated as open countryside and as such residential development would 
normally only be permitted where it is required to meet the essential needs of agricultural 
or forestry workers.  It is quite clear that no such need is claimed in this instance.  
Notwithstanding the statement on the application form suggesting the land is part of the 
curtilage of a dwelling, it is considered that the site falls outside the domestic curtilage of 
Woodlands and is not part of the private garden hence it is judged that the site is 
Greenfield and not previously developed land.  Policy DL1 advises that providing a 
proposal complies with other relevant policies, it would be supported subject to it being 
appropriate in rural area, relates to existing building, is needed to meet an identified social 
or economic need and must make direct benefit to the rural economy.  Policy H9 sets out 
the forms of residential development that are considered acceptable within open 
countryside. These do not include market housing beyond development limits. Policy H9 
(para 6) states that in non-green belt areas sensitive infilling within residential curtilages 
within small groups of houses, where there would be no adverse effect on the character of 
the area development may be acceptable.  However this advice was taken from PPG7, 
which has since been superseded by PPS7 in which this advice has been deleted.  
Additionally the proposal would not constitute infill development.   
 
The proposal would therefore be contrary to the policies mentioned above. 

 
ii) Character and Appearance of the Countryside 
 

The proposed development would be in an isolated location in the open countryside.  The 
site has no natural screening or landscaping and there are no buildings on the site other 
than the existing dwelling.  It is therefore considered that the proposal would have a 
significant adverse an impact upon, be visually intrusive in and harmful to the character 
and appearance of the countryside. 
 
The proposal would therefore be contrary to Policy DL1. 
 
CONCLUSION: 
 
The site is located outside of the development limits of any settlement and is therefore 
defined as open countryside.  Additionally it is considered that the site is Greenfield land.  
No special justification has been submitted for a new dwelling in this location for example 
on the grounds of agriculture and no evidence has been submitted since the previous 
refusal to suggest that these reasons for refusal have been addressed. It is also 
considered that the proposal would be visually intrusive and harmful to the open character 
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and appearance of the countryside. The proposal is therefore contrary to policies DL1, 
ENV1, H2A, H9. 
RECOMMENDATION: 
 
This application is recommended to be Refused for the following reasons: 
 

1. The site is located in a rural area which has limited facilities and services.  No 
evidence has been submitted to justify a need exists for further housing in this 
location.  The application is therefore considered to be contrary to the aims and 
objectives of Sustainable Development as set out in Policies P1 and H2 of the 
Regional Spatial Strategy for Yorkshire and the Humber and advice in PPS3 
(Housing), PPS1 (Delivering Sustainable Development) and PPS7 (Sustainable 
Development in Rural Areas).  All of these advocate focusing housing in urban 
areas and locations accessible by means of transport other than the private car. 

 
2. The site is located in the open countryside outside of any defined development 

limits and the proposal is therefore contrary to Policy H2A of the Selby District 
Local Plan which states that applications for residential development will only be 
acceptable on previously developed sites and premises within defined 
development limits and Policy H6 of the North Yorkshire Structure Plan which 
states that priority will be given to vacant or derelict land within the boundaries of 
existing settlements. 

  
3. The application site, in the opinion of the Local Planning Authority, is Greenfield 

land as defined in Planning Policy Statement 3.  In view of the scale of existing 
extant permissions, and the potential for the release of additional previously 
developed land, there is no overriding reason to release the application site, 
which would be contrary to the principles established in PPS 3, as reflected in 
the adopted Selby District Local Plan.  It is further considered that the release of 
this site would set a precedent for the release of other Greenfield sites, which 
cumulatively would undermine the Local Planning Authority's established 
approach to the managed release of land for housing purposes. 
 

4. The site is located in an isolated position in the open countryside.  It is therefore 
considered that the proposed development would have an adverse an impact 
upon, be visually intrusive in, and harmful to the open character and 
appearance of the countryside contrary to Policy DL1. 
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