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advised to independently verify the accuracy of the information
with statutory bodies and other relevant organisations.'

Development and Design Brief

1.

Introduction and Scope of Brief

1.1

This development brief for residential development on land between Moor Lane and Low
street, Sherburn in Elmet, is based on the development proposals for this site contained in the
Deposit Draft Selby District Local Plan, which was published in July 1997 (as amended by
pre-inquiry changes) and which have subsequently been endorsed by the Local Plan Inspector.

1.2

This brief has been jointly produced by Turley Associates on behalf of Redrow Homes
(Yorkshire) Ltd and Persimmon Homes (Yorkshire) Ltd and the District Council in order to
guide emerging proposals for this site and to ensure that a sustainable form of development is
achieved.

1.3

The following consultant team have also been involved in the revision of the Brief:
Bryan G Hall Associates (Transport)
Bullen Consultancy Ltd (Flood Risk, Ecology and Drainage)
MAP Archaeological Consultancy Ltd (Archaeology)
Kirby Charles Associates (Acoustics)
Agricultural Systems and Analysis (Agricultural Issues)
AIG (Geotechnical)
Scott Wilson (Air Quality)
John R Paley Associates (layout and design)

1.4

The brief has been subject to a public consultation exercise and amended where appropriate to
reflect the representations received. A statement of Public Consultation is available separately.
The Development brief was formally approved and adopted as Supplementary Planning
Guidance by the Council’s Policy and Resources Committee on the 9th July 2003.

1.5

The adopted brief provides further guidance on the type of development that will be
acceptable, and illustrates how issues such as access and layout should be tackled in order to
satisfy planning and technical requirements. The brief is also intended to achieve a better
standard of design and layout, to identify opportunities for the creation or enhancement of
important features, and to maximise the benefits of a comprehensive approach to
development. The contents of the brief and the plans it includes are provided to illustrate the
general form of the development and to set a context for the formulation of a detailed scheme.
To avoid confusion, the plans presented in this document are not a detailed representation of
the scheme that will be developed.
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2.

Location and Site Description
Location

2.1

The site (see Plan 1) lies on the south eastern edge of the settlement of Sherburn in
Elmet, approximately 10km south of Tadcaster on the A162 and 12km west of Selby
(see Plan 2). The town spreads out to the east of the site of King Athelstan’s Palace - a
Scheduled Ancient Monument, and All Saints Church, onto low lying land bounded
by Green Belt, comprising arable farmland.
Landscape Character

2.2

Sherburn in Elmet is a compact small town which contrasts with the surrounding
open spaces of a primarily agricultural landscape. The town has grown from its
historic origins as an Anglo Saxon settlement around the site of King Athelstan’s
Palace, on a hill overlooking the ancient Kingdom of Elmete.

2.3

The landscape of the area falls broadly into two character types, determined mainly
by the underlying geology which varies from west to east.

2.4

On limestone to the west, the landscape is higher and varied with interesting views. It
is protected by the designation ‘Locally Important Landscape Area’ (LILA). Small
rolling fields are defined by large mature hedgerows and well wooded incised valleys
that accentuate the landform. By contrast, the landscape to the east is flat and
relatively featureless.

2.5

The western edge of the town, around the area of the church and palace, is similarly
hilly and varied, with the historic hilltop site providing the northwest focus of the
settlement. The topography serves to divorce this historic core from the main part of
the town, connected by the steep, winding street of Kirkgate, curving between
tightly spaced houses down to the town centre. Typical features include winding
alleys and narrow lanes, with a tight urban grain and close packed small scale town
buildings fronting directly onto the streets. Gardens are enclosed by high stone walls
and buildings are typically constructed of golden limestone or soft cream and buff
coloured rendering under red pantile roofs. The aforementioned characteristics
produce interesting townscape forms and a high quality setting for the Palace and
Church.

2.6

The remainder of the settlement is generally flat and contains mostly modern forms
of development. Over many years development has spread into the surrounding flat
farmlands with no clearly defined boundaries or focal features. It provides a relatively
featureless and uninteresting landscape with open views as far as the bypass in the
east and the railway line to the south.

2.7

Though the settlement has a compact form, concentrated around the crossroads
formed by the junction of the A162, Low Street, Kirkgate and Moor Lane, the centre
has open sites and formless spaces around unattractive modern commercial buildings
and lacks the interesting character of the older parts of town. The main shopping
facilities are spread along Low Street, and characterised by a widely spaced mixture of
building styles and ages. A number of environmental improvements by the District
Council have introduced new paving materials, parking bays, street furniture and
landscaping in Finkle Hill and Low Street, although there is scope for further
improvements.

2.8

The Sherburn By Pass which defines the eastern side of the settlement, has alleviated
former town centre congestion and the high volume of through traffic has
disappeared.
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2.9

The more recently developed residential areas are typical of modern estates found
throughout the country, with no evidence of a vernacular style, although the most
recent developments have given some consideration to the use of local materials.

2.10

Open spaces for play and recreation are scattered around the town in three principal
locations – on the northern edge at Eversley Lane, at the rear of Low Street to the
west of the town centre and within the recent housing estate around Pasture Way to
the south east.
The Site

2.11

The site covers 43.7 Ha to the south east of existing development. Its eastern
boundary is defined by the recently completed A162 By Pass and associated
landscaping, beyond which lies a large and developing industrial estate. To the south
are isolated dwellings and farm buildings in a flat open landscape. Large arable fields
are bounded by low and sparse but well maintained hedgerows and open drainage
ditches. To the west, the site has a 370 m long frontage onto Low Street, which links
Sherburn with South Milford to the south. The western boundary is marked by a low,
well maintained field hedgerow with mature trees. The site’s northern boundary is
defined by the rear gardens of relatively modern and recent residential development
which forms the edge of the existing settlement.

2.12

The site is predominantly open grade 3 arable farmland. It is relatively flat and devoid
of any significant physical or landscape features but falls approximately 13 m from
west to east. Most of the field boundaries have disappeared and the only remaining
markers tend to be the remnants of old hedgerows with scattered hedgerow trees
and the existing drainage ditches.

2.13

Because of the flat nature of the landscape, the deep drainage ditches form a
characteristic feature of the farmlands, although there is a slight change in level close
to Carousel Walk. Although not generally visible unless marked by banks and trees,
they essentially represent the only semi-natural or unmanaged habitats in an
otherwise intensively managed landscape.

2.14

An area of approximately 1 ha in the north-west corner which had formerly been
farmed, has been allowed to naturally regenerate and now consists of scrub bush,
with open grass areas and extensive cover of naturally seeded hawthorn, elder and
ash.

2.15

A number of farm tracks and paths cross the site, mostly on field boundaries. The
only established right of way runs east to west across the northern part of the site and
follows the line of Green Dyke drainage channel. The path connects Low Street in the
southern part of the town to the eastern by pass. A number of paths have been worn
through the uncultivated part of the site, but may be only permissive paths.
Footpaths beyond the site boundaries include a connection from the Green Dyke
footpath to the railway station along the eastern side of the by-pass, and a footpath
on the western side of Low Street leading to Sherburn High School, and a disjointed
link from the playing field which forms part of the Fairway development to Moor
Lane.

2.16

The site is of no particular landscape merit, and is not covered by any protective
environmental designations. The site was surveyed as part of the “North Yorkshire
Sites of Importance for Nature Conservation (SINC) and key habitats” survey. It was
noted that the site does support some botanically interesting habitats and wildlife
populations, including the semi-natural habitat in the south east corner of the site.
However a SINC designation was not recommended.
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3.

Relevant Policy Considerations
National Policy

3.1

National Policy is principally in the form of Planning Policy Guidance Notes (PPG’s)
and government circulars, although from time to time this is augmented by
ministerial statements. The developers of this site should take into account the
guidance contained in the following PPG’s:








PPG1 “General Policy and Principles”
PPG3 “Housing”
PPG7 “Environmental Quality and Economic and Social Development”
PPG9 “Nature Conservation”
PPG13 “Transport”
PPG16 “Archaeology and Planning”
PPG25 “Development and Flood Risk”

Other National Advice
3.2

There are a number of best practice and advice documents which are relevant to the
development proposal. In particular the current guidance on design should be
considered.

3.3

Relevant documents include:









3.4

DB32 “Residential Roads and Footpaths” published by DoE/DT 1992;
“Places Streets and Movements” published by DETR 1998;
“By Design” published by DETR 2000;
“Better Places to Live by Design: a companion guide to PPG3” DTLR 2001;
“Sustainable Urban extensions: Planned through Design” published 2000 by
The Princes Foundation, English Partnerships, DETR and CPRE.
“Secured by Design”
Circulars 1/84 and 5/94
North Yorkshire Residential Highway Design Guide (2nd Edition) 1994

The guidance and advice in these documents should be considered and incorporated
in the design of the site at both a strategic and neighbourhood level. The Biodiversity
aims set out in PPG9 and other documents, including the Selby District BAP, will be
an important consideration in formulating the detail of the scheme. The relevant
considerations have been incorporated into the guidance in sections 9 and 10 of this
brief and illustrative sketches have been provided to guide the formation of detailed
planning submissions.
Regional Policy

3.5

RPG for Yorkshire and the Humber was adopted in October 2001. This guidance
mirrors the national policy concerns outlined in the guidance above, and translates
this to a regional context. The guidance sets an annual average housing requirement
for North Yorkshire of 2,500 dwellings, and sets a brownfield target of 53%.

3.6

The site falls within the first priority regeneration area (the coalfields area), where it is
expected that there will be greatest need to target funding and encourage mobile
investment in order to support regeneration initiatives. These areas are considered to
be in serious need of regeneration. Investment, infrastructure provision and
environmental improvements are to be targeted towards this area.

Land at Low Street and Moor Lane, Sherburn in Elmet
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Local Policy
3.7

The Statutory Development Plan for this area comprises the North Yorkshire County
Structure Plan (approved 1990 incorporating alterations 1, 2 and 3). The latest
amendment rolls the housing and employment figures forward to 2006 and sets a
housing requirement for the Selby District of 9,300 dwellings. The Structure Plan also
indicates that housing developments should be provided largely within and around
the main settlements of the District.

3.8

The adopted Sherburn in Elmet Local Plan (1984) also forms part of the statutory
plan. However, this document is now dated and contains little of relevance to the
consideration of this site. The majority of the site was included as reserved land for
future development, where release would be considered after 1991.

3.9

Further local policy documents include the approved informal Interim Planning
Guidelines (1992) and the emerging Selby District Plan. The Inquiry for the emerging
Local Plan closed in March 2001 and the Inspectors Report was received by the
Council in June 2002. The Inspector has supported the principle of residential
development on this site.

3.10

Sherburn is identified in the draft Local Plan as a location where housing
development should be concentrated

3.11

The site is proposed as an allocation under policy SHB/1, as amended by Proposed
Pre-Inquiry Changes 260 and 261 and Accepted Change L, which states:
Land between Low Street and Moor Lane, Sherburn in Elmet, as defined on the inset
proposals map, is allocated for residential development in the period1996-2006 in
accordance with policy H2. In addition to satisfying the requirements of relevant planning
policies, proposals will be expected to comply with the provisions of an up-to-date
development brief approved by the District Council. In particular, proposals must make
provision for:
1.
2.
3.
4.
5.
6.
7.
8.
9.
10.

A new distributor road linking Moor Lane and Low Street; [criteria amended by
PIC 261]
An interlinked system of amenity space, cycle ways and footpaths, providing
access to adjoining residential areas, the town centre, the railway station and
employment areas;
The establishment of permanent landscaped southern and eastern boundaries,
including a twenty metre wide woodland planting screen adjacent to the bypass,
and the maintenance of a landscaped buffer;
A comprehensive surface water drainage scheme incorporating features to create
wildlife habitats;
Appropriate community and small scale local shopping facilities, including the
reservation of land for a new primary school;
Reinforcement of the water supply main from South Milford pumping station at
the developers expense;
The incorporation of appropriate noise amelioration measures to meet the
requirements of an approved noise assessment undertaken at the developers
expense;
An appropriate archaeological evaluation of the site prior to the submission of a
planning application; and
A mix of dwelling types, including a target of 130 [Accepted Change L]
affordable units, both for rent and sale, in accordance with policy H4.
The safeguarding of future improvements to the junction of Hodgsons Lane and
Moor Lane, to facilitate long term access to safeguarded land to the north east of
Sherburn-in Elmet” [criteria added by PIC 260]
Land at Low Street and Moor Lane, Sherburn in Elmet
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3.12

Proposed Pre-Inquiry Change (PIC) 262 deleted the landscape buffer notation on
land adjacent to Sherburn bypass north of Moor Lane, whilst PIC 264 deleted a small
area of the allocation in order to exclude existing residential curtilage to properties off
Fairview, Prospect Avenue and Carousel Walk. The justification for PIC 262 states that
this is because the prospective developers of SHB/1 do not control the land, which is
affected by flooding. The reason also states that commercial activities will be
considered on their merits.

3.13

It is intended to further modify Policy SHB/1 in order to require developers to
undertake a flood risk assessment in accordance with the Local Plan Inspectors
recommendations (May 2000)

3.14

The deposit draft plan (as amended by pre-inquiry changes) also provides relevant
guidance on other topics as outlined below:
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

SL1- Safeguarded Land
ENV1 – Control of Development
ENV10 – Nature Conservation Considerations
ENV20 – Strategic Landscaping
ENV21 – landscaping Requirements
ENV28 – Archaeological Remains
H2 – Location of New Housing Development
H4 – Affordable Housing
H6 – Housing within Development Limits
T1/T2 – Access considerations
T6 – Public Transport
T7 – Provision for Cyclists
RT2 – Open Space Requirements
S3 – Local Shops
CS2 – Local Schools
T8 – Public Rights of Way
VP1 – Vehicle Parking
Developer Contributions

3.15

This Development and Design Brief is prepared in accordance with the relevant policy
context as set by Local, Regional and National Guidance and the provisions of the
emerging local plan

3.16

The site is above the threshold for referring greenfield housing planning applications
to the Secretary of State under the Housing Direction (Circular 08/2000) and
consequently will need to be referred in accordance with the regulations.

Land at Low Street and Moor Lane, Sherburn in Elmet
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4.

General Principles

4.1

Selby District Council has promoted the development of this site through the Districtwide Local Plan. It forms an important part of the provision of an adequate housing
land supply in the District. The proposed allocation under Policy SHB/1 was
considered at the Local Plan Inquiry. The Inspector in his Inquiry Report (May 2002)
supports the allocation.

4.2

This Brief sets the framework for development and design principles for the proposals
and now incorporates the Master Plan (see Plan 3 and sections 9 and 10 of this brief)

4.3

Advice on the development of sustainable urban extensions is to be followed in the
detailed progression of the development proposals. The principles of this approach
have been integrated into the Master Plan and can be summarised as follows:
 Creation of a movement framework which discourages car dependence and
encourages both social interaction and provides for ease of pedestrian/cycle
connections to the town centre and other facilities as well as existing
residential areas.
 The creation of a sense of place and a well designed urban edge related to
existing topography and settlement.
 The provision of a balanced mix and variety of dwellings including a
significant element of affordable housing for both rent and sale.
 The creation of residential environments which are safe and free from traffic
nuisance
 The creation of a strong landscape structure for the site, which incorporates
and strengthens existing site features and provides a network of linked open
spaces.
 The creation and enhancement of local wildlife habitats, including the
retention and enhancement of existing water features and associated habitats
as wildlife corridors.
 The creation of a substantial landscaped and woodland planted buffer zone,
adjacent to the bypass.
 Provision for long term maintenance and management.
 Encourage public transport usage by bus penetration into the development
and enhancement of the pedestrian/cycle links to the railway station.
 Provision for local community and shopping facilities to meet the needs of
future residents.

4.4

The guidance contained in draft policy SHB/1 (see paragraph 3.11 of this Brief) has
been closely followed in the development of the Master Plan proposals. Provision for
small scale local shopping facilities can be incorporated at one of the nodal points of
the development but this is to be kept to a minimum provision (circa 280 sq.m. or
3,000 sq.ft.) of a general store and one other shop unit in order to encourage
maximum usage of existing and future town centre facilities.

4.5

Policy SHB/1 was based on the provision of 700 dwellings on this site by 2006, 130
of which should be affordable units. Delays in implementation, balanced against
increasing densities, are likely to lead to variations in the total dwellings provided by
2006. These changes will need to be reflected in the pro rata provision of affordable
dwellings.

4.6

The site will be accessed from a single point on Moor Lane and two accesses will be
provided from Low Street. The road layout will be designed on the basis of the most
recent national and local guidance with the following key principles incorporated:
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Avoidance of a direct through route which creates ‘rat running’.



Designing road curvatures to minimise traffic speeds and the
introduction of appropriate traffic calming measures, through design
where appropriate.



Creating pedestrian safe/dominant environments at the focal points and
throughout the residential areas.

Land at Low Street and Moor Lane, Sherburn in Elmet
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5.

Transport and Access Considerations

5.1

The proposed development will require a Transport Assessment to examine the
following key considerations:
•

The levels of traffic generated by the proposal taking into account the likely
levels of public transport use.

•

The impacts of the traffic generated on the existing local highway network,
in particular at the morning and evening peaks.

•

Consideration of traffic impacts as the development progresses.

•

The suitability of the currently envisaged junction designs on Moor Lane and
Low Street.

•

Any off-site highway improvements that may be required.

•

The accessibility of the site by public transport, cycle and on foot.

•

The capacity for enhancing non-car borne trips.

•

The impact of traffic generated on trunk roads

5.2

The guidance contained in Design Bulletin 32 and in PPG13 should be considered in
detail. The proposed access and circulation system throughout the site is shown on
plan 4.

5.3

The whole of the allocated site SHB/1 will be accessed from both Low Street and
Moor Lane. There will be two points of access provided from Low Street. There will
be simple priority “T” junctions with ghost island turning facilities provided for these
new junctions and also for existing adjacent junctions in order to increase safety. On
Moor Lane one point of access will be provided and the junction will be in the form
of a roundabout which will serve development to both the north and south. The
developer will investigate ways to ensure that the roundabout assists cycle and
pedestrian usage. Apart from the short length of transitional road, direct access will
be possible from the remainder of this access road. A Traffic Assessment was
submitted in March 1997 proposing that some 300 houses can be built off the Low
Street and Moor Lane accesses prior to a link between the two roads being created.
This was accepted by the County Highways Authority, subject to certain design
criteria being met. This Assessment should be updated. Fairfield Link and Carousel
Way are to be terminated as cul-de-sacs by short extensions allowing for about six
extra dwellings off each.

5.4

Both Low Street and Moor Lane are bus routes linking the town with other nearby
settlements. The potential exists to divert one or more of these services into the new
residential area to encourage travel by bus. Early discussions will be held with local
bus operators to identify a potential route through the site. There are existing bus
stops near to the development site. Further bus stops should be provided throughout
the site to allow for ease of public transport accessibility for the proposed new
dwellings, should a diversion through the site prove feasible. If there is a need for a
financial contribution to implement these measures, this should be negotiated at
application stage. The developer should hold early discussions with train operators to
identify whether there is the potential to increase services.

Land at Low Street and Moor Lane, Sherburn in Elmet
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5.5

The capacity of the signal controlled junction at Low Street and Moor Lane should be
assessed. To mitigate the impact of any increases, the development proposals will
include the introduction of traffic calming measures on both roads. The exact form
of the measures will be the subject of detailed discussions at an early stage with the
local community and the Local Highway Authority. The measures agreed will form
part of the detailed planning application. However, it is likely that the measures will
comprise the introduction of further traffic islands on both roads, the extension of 30
mph speed limits and the introduction of “30” gateway signing at the entrance to
the town.

5.6

The development will contain a series of pedestrian and cycle routes to link with
existing routes to provide convenient links from the site to the town centre,
employment areas and schools. Where these routes cross Low Street and Moor Lane,
controlled crossing points will be provided in a location to be agreed with the
Highways Authority to provide safe pedestrian crossing points. A toucan crossing will
be provided on Low Street to secure the safe passage of pedestrians and cyclists,
particularly for children to the secondary school. This will be secured through a
Section 106 Agreement under the Town and Country Planning Act 1990 and a
Section 278 Agreement under the Highway Act 1980. This toucan crossing will be
provided at an early stage in the development of the site. In addition, pedestrian
routes will be formed to link the site with both rail stations to encourage travel by rail.
Contributions to improvements at the stations should be provided in accordance with
proposals agreed in consultation with operators. A contribution will be negotiated
towards the implementation of the cycle route on Low Street, programmed by North
Yorkshire County Council.

5.7

The highways layout should facilitate access to Safeguarded Land to the north and
south of the allocated site (SHB/1) in order to enable development of these areas in
the longer term, if required.

5.8

There is to be direct and convenient pedestrian links to the school but easy vehicular
access to the school should be avoided, with the exception of emergency vehicular
access. A fixed commuted sum payment will be offered to the Authority to assist in
carrying out agreed transport improvements in the Town Centre. This will include
requiring a contribution from the developer towards the provision of off street
parking to serve Sherburn Town Centre.

Land at Low Street and Moor Lane, Sherburn in Elmet
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6.

Planning and Other Requirements
Housing Density

6.1

The scheme should make efficient use of land and achieve the minimum densities set
out in PPG3 and the District Councils Interim Policy Guidance 2. The scheme should
contain a mix of densities but overall achieve a net density of between 30dph-40dph.
In view of the scale and form of development at the edge of one of the principal
settlements in the District it is expected that this site will attain an overall net density
at the higher end of this range. On the basis of a net site density in the order of
32.99 hectares (excluding strategic landscaping and open space, the area covered by
the main distributor road, and land reserved for the school/community uses) it is
envisaged that the site will ultimately provide in the region of 1100 dwellings.
Affordable Housing

6.2

The provision of affordable housing to meet a community’s needs is a material
planning consideration to be taken into account in formulating development plan
policies and in deciding planning applications involving housing. Further advice is
provided in circular 6/98 (Planning and Affordable Housing)

6.3

The deposit draft Selby District Local Plan (as proposed to be amended by PIC299
and the Inquiry Inspector) indicates a target of 130 affordable dwellings for the site ,
out of a total of 700 dwellings up to the end of the plan period (2006).

6.4

The ultimate capacity of the site beyond the plan period is about 1100 dwellings and
in line with current national guidance there needs to be a flexible and phased
approach to affordable housing provision throughout the total development
timescale of approximately 10 years. The number of affordable units on allocated
sites such as SHB/1 may also increase as a result of the higher densities referred to in
PPG3.

6.5

The exact amount, type and tenure of the affordable housing will be a matter of
negotiation between the developer and local planning authority at the time of a
planning application. The negotiations will take into account the site capacity
(density issues), identified need, current market conditions, economies of provision
and the need do achieve a successful housing development.

6.6

The affordable housing element may include both subsidised units for rent or sale
and low cost market dwellings. It is anticipated that the proposals for the site will
need to incorporate an element of subsidy in order to ensure that the dwellings are
available for those whose incomes are insufficient to enable them to rent or purchase
properties currently available within the area.

6.7

The affordable properties should be provided on-site. Affordable housing units should
be integrated within the development and the scheme should avoid the relegation of
affordable units to the fringes of the site or in large groups.

6.8

A section 106 agreement will be required to ensure that the affordable housing is
provided in accordance with national and local planning policy (Policy H4 as
amended). It will also address the level and timing of the provision of the affordable
dwellings (both low cost and subsidised) in relation to a specified proportion of
general market housing in each phase, if appropriate.

Land at Low Street and Moor Lane, Sherburn in Elmet
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Community Facilities
6.9

Local community, healthcare, shopping and other facilities may be required to meet
the needs of future residents and land will be reserved for this purpose. Developer
contributions will be required where appropriate. Generally, the community facilities
should be located in a broadly central location and well related to each other and to
residential properties. The potential location for a small grouping of facilities within a
focal point of the development is shown on the site Master Plan (plan 3).
Community Hall

6.10

This development will ultimately accommodate more than 3000 residents. This level
of population may require a venue for meeting purposes and/or other community
needs. National Guidance (for example the Market Towns Initiative) requires that
such facilities meet minimum standards to ensure they are useful to the community.
These local facilities should be provided in accordance with national advice and
subject to discussion with Sherburn Parish Council, Eversley Park Committee, the
local community and the Community Liaison Group.
Education

6.11

There are two existing primary schools in Sherburn: Hungate Primary lies to the north
of the settlement and Athelstan Primary lies to the south. Neither of these existing
schools has sufficient capacity to accommodate the pupils generated by the proposed
development nor is appropriately located to serve the site. The County Council
Education Service have requested that a 1.3 hectare site be provided for a new
primary school and associated playing fields. In addition a direct financial
contribution will be sought from the developer to the funding of the school. The
detailed design of the school should allow for the integration of education / health /
social care service in accordance with Government policy.

6.12

The location of the school has been agreed with North Yorkshire County Council
Education, who have expressed a desire to minimise the extent to which the school
would serve existing residents through the siting of the school. This location is shown
on the site master Plan (plan 3).

6.13

The site developers will need to agree with North Yorkshire County Council the stage
at which the school will be required and any phasing proposed for its development.

6.14

Sherburn High School and other 16+ education providers will also serve the
development and a financial contribution may be required toward these services. At
the moment North Yorkshire County Council are not seeking contributions toward
secondary education provision although this policy may be revised before the
development is complete.
Health Care

6.15

The Selby and York NHS Primary Care Trust (PCT) have been consulted in relation to
the impacts of the housing development on existing healthcare facilities in Sherburn.
The PCT consider that the additional patients generated by the development will
require a further 2 GP’s with associated supporting staff in Sherburn.

6.16

The site developers will be required to meet the healthcare needs generated by the
development and the overall scheme should allow for the reservation of land for such
facilities if necessary. The Village Square is identified on the Master Plan as a possible
location. If a new stand alone facility is not justified then a financial contribution
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towards the improvement and/or expansion of the existing healthcare facility may be
required.
6.17

The preferred method of delivery and level of payment required will be discussed
with the PCT and suitable provision will be made to secure these improvements
through a legal agreement with the site developers.
Shopping

6.18

The development site lies in close proximity to Sherburn town centre and will provide
for pedestrian and cycle linkages to the wide range of convenience outlets available in
the centre. The main emphasis for both daily and weekly shopping needs will be to
encourage use of the town centre services.

6.19

However, it may be appropriate to provide small scale retail facilities in later phases of
the development in the form of a small local supermarket/newsagent and possibly a
public house.

6.21

A potential location for these and other community/healthcare facilities is indicated
on the Master Plan (plan 3).
Recycling

6.22

Proposals for the development of the site should incorporate provision for recycling
facilities, including the provision of adequate bin/box space at each property in line
with Council policy.

6.23

The location of recycling facilities should be readily accessible and avoid the creation
of amenity problems for adjoining properties. Facilities should be laid out and
landscaped by the recycling company and maintained in a satisfactory manner for
use of the community as a whole.

6.24

The location and method of provision of possible recycling areas will be subject of
further discussions with the Local Planning Authority.
Public Art

6.25

The scale and form of development will provide opportunities for the incorporation of
public art in open spaces, landscaped areas and community buildings. Public art in
the form of environmental works, sculptures and other initiatives is an important way
of helping to create a sense of place and identity and can help improve the overall
quality of development. Developers should liaise with the Councils Art and Cultural
Officer at an early stage in the detailed design process and such agreed works should
be integrated throughout all the phases of the development.
Recreation Open Space

6.26

On the basis of an ultimate yield of 1100 dwellings the Councils current policy would
require just over 7 Ha of Recreation Open Space (ROS) to be provided on-site, or
through a combination of on and off site provision.

6.27

As a guide the total requirement should be sub divided as follows:(a) 4.5 ha of multi-use recreation open space comprising sports pitches, play
areas, and kick-about spaces/5-aside pitches for youth and adult use.

Land at Low Street and Moor Lane, Sherburn in Elmet
Allocation SHB/1
13

Development and Design Brief
(b) 2.5 ha to be provided through equipped play areas spread throughout the
development
6.28

The precise amount, type and location of any open space will be negotiated between
the developer, the District Council and the Parish Council. Consideration may also be
given to the possibility of some recreation open space being met through commuted
payments to enhance existing open space, including upgrading or contributing to
the maintenance of the Pasture way recreation area.

6.29

It is important that open space and play facilities are incorporated as an integral
element of the housing layout and assimilated with other forms of open space. All
recreational facilities need to be designed with the users safety in mind. Recreation
open space should be easily accessible and located so that there is no danger from
passing traffic and avoids nuisance to local residents.

6.30

The site master plan envisages the provision of large areas of amenity open space.
Some of this space will provide opportunities for informal uses such as walking and
sitting out. The inclusion of equipped recreational facilities within the larger areas of
this framework, at suitable nodal locations, will be considered.

6.31

In order to secure the provision of the recreation open space it will be necessary for a
section 106 Agreement to be entered into between the District Council and the
developer(s). The Agreement will need to address the maintenance and management
of any open space provided. This is likely to be delivered through either the adoption
of the open space by the Parish Council, who would maintain the open space
following the payment of an appropriate commuted sum by the developer, or by the
developers appointing a private management company or an independent trust to
manage the site landscape and open space with an equivalent contribution.

6.32

The final mix and provision of formal open space will be discussed in detail with the
Council and the Parish Council. The final scheme of formal open space provision will
be provided in accordance with the Council’s Supplementary Planning Guidance and
Recreational Open Space Strategy. The final scheme will also seek to meet English
Nature’s standard for the provision of accessible natural green space as far as is
reasonably possible.
Air Quality

6.33

The developers will be required to assess the impact of the development on existing
and future air quality in conjunction with the preparation of an Environmental
Statement to support a planning application.

6.34

This includes consideration of the relevant pollutants and objectives set out in the Air
Quality Regulations 2000 and the monitoring and assessment data produced by the
Council in relation to its requirements under Part IV of the Environment Act 1995.

6.35

The key potential impacts are likely to relate to dust arising from construction
activities and in order to mitigate this potential impact, best practice for site
construction will be adopted. This will include mitigation measures which seek to
minimise material handling, cover construction vehicle to minimise dust blow and
will require the use of water bowsers to dampen down vehicles leaving the site to
minimise fugitive dust. A method statement dealing with this matter will be agreed
with environmental health officers prior to development commencing.
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Noise
6.36

The District Council will need to be satisfied that the development gives full
consideration to noise control issues. In this respect the Environmental Statement
will need to assess:



the impacts of existing traffic and airfield noise on the proposed development;
and
the impact of noise generated by the development, through both traffic
generated and during construction.

6.37

Noise arising during construction of the development, as a result of activities such as
soil stripping and haulage, infrastructure works and building operations will be
controlled through best practice site management. The developers will comply with
the requirements of BS 5228, which refers to the need for the protection against
noise of persons living and working in the vicinity of building sites.

6.38

The impact assessment shows that these impacts will range from slight to moderate.
To mitigate these impacts, temporary screening will need to be constructed which
will ensure that noise levels are attenuated. A method statement dealing with this
matter will be agreed with environmental health officers prior to development
commencing.
Biodiversity and Landscaping

6.39

Any development of this site should have regard to the existing ecology and habitats
across the site and the scope for creating new habitats. The emerging Selby District
Biodiversity Action Plan (BAP) should also be considered and its specific aims and
targets should be supported.

6.40

The overall development concept should facilitate a comprehensive open space and
landscape structure to foster bio-diversity objectives, including the creation of
interlinked wildlife corridors and 20 metre buffer planting along the eastern boundary
adjacent to the bypass

6.41

The draft Selby BAP currently sets a specific management action which seeks to
secure ditch enhancement on this site. One of the key mitigation measures proposed
in the ES relates to habitat enhancement along the length of each of the drainage
ditches on the site.

6.42

Site surveys have revealed that two wild Orchids are present on the site. The
mitigation strategy for these specimens, proposed in the ES, will ensure that they are
relocated to an area of the site which will be managed to encourage the spread of
the species. No other protected species were found on the site and the development
would result primarily in the loss of farmland, which is of low ecological value. Some
existing hedgerows will be lost, but these will be replaced within the landscaping
scheme with similar habitats.

6.43

The landscaping of the site should consist primarily of native species and the findings
of the survey work undertaken in ES should inform the development to encourage
and enhance species retained or introduced onto the site, in the interests of
Biodiversity. Where possible, schemes should include low maintenance solutions
within their overall design.

6.44

The developer(s) will also be required to enter into a Section 106 Planning
Agreement, in respect of future landscape management, including a 10 year
management plan. The development of the management plan should involve
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interested parties including English Nature and North Yorkshire County Council’s
Ecologist. This may be linked to the agreement for maintaining recreation open
space.
The developer should make himself aware of his legal obligations under the Wildlife
and Countryside Act (1981 as amended), Conservation (Natural Habitats etc)
Regulations 1994 and the legally protected species policy in the Local Plan. A
protected species site survey should be carried out by a suitably qualified consultant
and submitted as part of the planning application and again prior to work starting
(depending on the findings and the species involved), if any protected species are
located in the future, then appropriate mitigation will need to be brought forward
and agreed with the District Council and English Nature.
Archaeology
6.45

The development area is known to contain widely distributed but significant
archaeological remains. The eastern area of the site remains largely unevaluated and
archaeology may well survive buried beneath colluvium in this area. This potential I
supported by recent important finds at land off Pasture View to the north. Here the
archaeology points to the presence of a high status Roman site in the vicinity, and
extensive Medieval industrial remains with a focus to the east of Low Street towards
the wetter, low lying areas. Further archaeological evaluation involving trial trenching
is required before mitigation measures can be progressed.

6.46

Development of this site will need to be subject to an appropriate condition relating
to onsite works to conserve the archaeological interest and the signing of a Section
106 Agreement in respect of long term and off site archaeological matters.
Protected Trees

6.47

The site is affected by two Tree Preservation Orders (TPO). These relate to a row of 10
trees on the Low Street frontage and a group of trees in the curtilage of properties on
Pasture Avenue.

6.48

These protected trees should be retained, where possible by the site developers and
should be protected during construction in accordance with BS 5837 “Trees in
Relation to Construction”. Unless agreed otherwise, no construction work should take
place within the canopy spread of existing trees which are proposed to be retained. If
any of the specified trees on Low Street are required to be removed, they will be
subject to an independent assessment by a suitably qualified arboriculturalist, who
can make recommendations on their health and quality which will indicate whether
or not their loss would be acceptable.

6.49

Any trees lost should be replaced by comparable specimens in a suitable location. The
landscaping scheme proposed will provide for a significant increase in tree cover on
the site, which will contribute to overall environmental quality.
Infrastructure

6.50

All gas, electricity, water and telecommunication services are understood to be readily
available to serve the site. Developers should verify the future position with relevant
suppliers prior to commencing work on site.

6.51

A new water main has been provided in the area to boost supply to the adjacent
industrial estate and this was constructed to cater for the size of development
envisaged on this site.
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6.52

The site will be supplied by mains gas and electricity, which will be achieved through
the extension of the existing network.

6.53

British Telecom have existing overhead and underground services which serve the
existing residential development. The site would be served by a combination of
upgraded and new networks, which will include standard ISDN and broadband
services.

6.54

The capacity of existing foul and surface water drainage infrastructure is considered in
detail in the next section of this brief.
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7.

Land Drainage and Flood Risk Considerations

7.1

The site is crossed by several watercourses and part is within the indicative 1% risk (1
in 100 year) flood plain as defined by the Environment Agency. A comprehensive
drainage report is required for the site as part of the Environmental Statement in
order to support planning application submissions. The report will assess foul and
surface water requirements and the likely impacts of the development on the river
catchment basin and the potential impacts of the river system on the development.
Proposals will be agreed in consultation with Yorkshire Water, the Selby Area Internal
Drainage Board and the Environment Agency.

7.2

A formal flood risk assessment is also required in accordance with the requirements of
PPG25 (Development and Flood Risk), including consideration of:
•
•
•
•
•

The potential impacts of the proposed development on the operation of the
functional flood plain;
The potential impacts of the proposed development on the river catchment,
having regard to the effects of decreases in infiltration rates resulting from
the development of the site;
The impacts flooding may have on the proposed development;
Suitable mitigation measures for any identified impacts;
The potential to incorporate sustainable drainage measures into the scheme;

7.3

Surface water should drain to the onsite water courses. Flow attenuation should be
utilised, including balancing areas, which will form an integral part of the existing site
water features, where this is compatible with their existing drainage function.
Sustainable Urban Drainage System (SUDS) will be implemented, where feasible,
throughout the development. The detailed design of these should be subject to the
agreement of the Environment Agency and the Internal Drainage Board.

7.4

Where SUDS is not feasible, filtered surface water run off should be discharged
directly to watercourses. The likely impact on flood risk of this discharge has been
included in the flood risk model and has been shown to be acceptable, although this
has yet to be agreed with the Internal Drainage Board.

7.5

Foul water will be pumped to the Yorkshire Water pumping station on Moor Lane.
This will result in an increase in the volume of treated effluent discharge from the
works. The impact of this has been assessed and the receiving watercourse has
capacity to accommodate these increased flows.

7.6

The Master Plan envisages the diversion of Spring Drain and its incorporation into the
line of Green Dyke. The design of this combined feature has yet to be detailed,
although the drainage function of Spring Drain will need to be maintained. The
detailed design should seek to enhance the landscape and ecological value of the
water features. The site developers will meet the costs of new drainage infrastructure
provision or improvements.
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8.

Landscape and Visual Considerations
Visual Analysis of Proposed Development

8.1

The development proposals will have varying degrees of visual impact. The main
Receptors are: -

GROUP

LOCATION

Low Street
Residents
Moor Lane
Pasture Way
The Fairway
Pedestrians

Low Street
Moor Lane
The Playing Field
Green Dyke Footpath

Motorists

A162 By Pass
Low Street
Moor Lane

(A)
8.2

RESIDENTS

Low Street
Close Range. Properties on the west side are set well back from the carriageway
behind a landscaped strip which has significant mature tree and shrub planting. Few
properties front onto and directly face the development proposals.
Properties east of the carriageway on the south west corner of the proposed
development will experience significant change. Privacy and an open outlook over
open fields will be replaced by closed views to the north and east, even though they
will be mitigated by foreground landscape screening.

8.3

Moor Lane
Close range. The development proposals have a 170m frontage on to Moor Lane,
although much of this length will be landscaped or undeveloped.
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Five dwellings face the site and have long range views over flat open arable farmland.
This view will be short lived as the extensive screen planting associated with the
recent by pass link road matures. However, it will be changed completely by the
implementation of the development proposals.
8.4

Pasture Way
Close Range
Most adjacent residences are screened and sheltered by high fences and mature
existing vegetation in gardens more than 20 m. Whilst the long range views currently
enjoyed will no longer be available, the siting of the school and landscaped linear
public open spaces connecting through to the town centre will maintain for many, a
feeling of openness and space.

8.5

The Fairway/Carousel Walk
The outlook of south facing properties (17 in total) have a common boundary with
the development site and enjoy an open outlook. The impact of the development will
be mitigated by the length of rear gardens and the maturity of garden planting to
varying degrees. The outlook of east facing properties has changed in recent years
due to the impact of the regenerating woodland. The impact of the development on
these properties will vary for residents in this area, but will be mitigated by the
retention of existing trees and their relationship to proposed open space on the site.
(B)

8.6

PEDESTRIANS

Low Street
Close range
The long range views will disappear and sensitive Master Planning and detailing of
the new Low Street frontage, will be required to maintain the character of this part of
Sherburn.

8.7

Moor Lane
Close range.
Potential adverse impacts must be mitigated by careful detailing and landscaping on
this important pedestrian link from the town centre to the railway station.

8.8

The Playing Field
The siting of the school in this area and the provision of carefully landscaped linear
routes linking to both east and south east will retain the feel of this area.

8.9

Green Dyke Footpath
This pleasant and important walk linking the southern side of Sherburn in Elmet with
the railway station will be significantly affected by the proposals and will need careful
detailing to enhance its visual amenity
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(C)
8.10

MOTORISTS

A162 Sherburn By-pass
For northbound traffic, long views are available from
1 Km, when the road emerges from the railway embankment but the long range
views will remain much as existing. In closer views Sherburn will be obscured by
development, but the foreground will be dominated by the boundary water feature
and its associated landscaped open space.

8.11

Low Street
Low Speed, close range, pedestrian activity, difficult highway.
The open sky is prominent in easterly views and this will be changed by
development. Two new access points are to be provided, with an opportunity to
create open spaces and widen the field of view
Careful detailing of this boundary could prevent a feeling of enclosure and retain the
leafy character of Low Street at this point

8.12

B1222/ Moor Lane
Earth mounding, fencing and planting could all help to mitigate any perceived
adverse effects. The current prospect is of an isolated field surrounded on three sides
by highways and residential development. Views over the wider site to the south-west
are prevented by strong existing vegetation along the line of Green Dyke.
(D)

8.13

Impact Assessment

Detailed Landscape and Visual Impact Assessment will be required which assesses
landscape and visual impacts from the above locations. This has been undertaken
as part of the formal Environmental Impact Assessment. This formal document
considers the key viewpoints and receptors as set out above and identifies the level
of impact and suitable mitigation measures.
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9.

Master Plan

9.1

The Master Plan (see Plan 3) has been formulated following detailed analysis of
existing features on the site and the following factors have been instrumental in the
formulation of the plan:











9.2

Site topography;
Existing landscape features on the site;
The location of existing drainage channels and dikes;
The extent to which the drainage channels do and could provide valuable
wildlife habitats;
The potential contribution of the drainage channels to visual amenity and
interest in the site;
The existence of view points of historical features in the town;
The impacts of the line of the by-pass on the site, in terms of visual amenity
and noise;
The feasibility of access proposals;
Pedestrian desire lines through the site;
The presence of archeological features.

The Master Plan has also had regard to the desirability of achieving the following
aims:
(a)
•
•
•
•

Retention of the majority of the existing open water channels across the site
Improvement of their value as wildlife habitats
Improvement of their contribution to visual amenity
The creation of open water features for both on site balancing and their
contribution to visual amenity and inherent value in the landscape and open
space structure
(b)

•
•
•

•

•

Creation of an open space network

Integration of the landscape structure into a series of linear open spaces,
including semi-natural green space, linked to key open space focal points.
The accessibility of the open space network to residents, including the
provision of footpaths, cycle ways and amenity spaces
(d)

•

Landscape structure

Creation of a landscape structure based in part on existing site features
Creation of a suitable transition between the site and the open countryside
without prejudice to the safeguarded land to the south of the site
Creation of a suitable transition to improve the boundary between the site
and the bypass
(c)

•

Improvement and utilisation of existing site features

Access and accessibility

The creation of a movement framework which caters for anticipated desire
lines and provides links to key focal points within the scheme
Creating key linkages between the open space and movement framework
with key off site locations, including the town centre, the railway station, the
industrial estate and the existing recreation facilities. (See Plan 4)

Land at Low Street and Moor Lane, Sherburn in Elmet
Allocation SHB/1
22

B EL FA ST

BI RM IN GH AM

BR IS TO L

E DI NB UR GH

GL AS GO W

L E E D S

L ON DO N

M AN CH ES TE R

W IN CH ES TE R

LEGEND
PRIMARY VEHICULAR
ROUTE

SECONDARY VEHICULAR
ROUTE

COMBINED PEDESTRIAN
& CYCLE PATH

50m

ACCESS & CIRCULATION

PLAN 4

SHERBURN IN ELMET

SCALE: NTS

SELBY

MARCH 2003

100m

150m

200m

REDY0001

TURLEYASSOCIATES
PLANNING • ENVIRONMENT • DESIGN

Development and Design Brief
•
•

Provision of educational facilities in an accessible location for existing and
future residents in the area
The provision of links to adjoining residential areas
(e)

•
•
•
•
•
•
•
9.3

Urban design

The creation of key focal points for built development based on existing site
features and views
The creation of a varied, serial and visually interesting urban environment
through the employment of established urban design principles
Creation of a mix of dwelling types and densities across the site (see Plan 11)
The creation of a new town square with provision of local facilities in a key
focal point to the development
The location of the town square focal point in a location accessible to the site
and in proximity to open water features and linear open spaces
The physical and visual integration of the development with its surroundings
The creation of an integrated, functional and efficient urban structure with a
strong sense of place

Plans 5 (a) to (c), demonstrate the analytical process which have informed the
development of the Master Plan principles and the development of the focal point
and movement framework.
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10.

Detailed Design
Key Design Principles

10.1

The key design elements which have informed the master plan need to be
interpreted effectively in the detailed design of the development. There are certain
key principles which the site developers will need to adhere to in order to achieve the
strategic aims of the master plan.

10.2

This section of the brief is intended as a guide to these principles and includes
illustrative sketches which will inform the detail of the layout and provision of
landscaped areas, open space and legible footpath and cycle ways throughout the
development. These sketches are annotated to illustrate how these key principles
could be realised. (see drawings 6 to 10)
1.

10.3

The built form and its design will emphasise the prominence of main access points,
junctions, roundabouts, footpath/cycleway intersections, bridges, squares and urban
open spaces as indicated in the masterplan, to create a rhythm in the urban
structure, and a sense of place in both major and minor focal points. This can be
achieved by marking such gateways with landmarks, or by varying the building or
skyline or by distinctive landscaping.
2.

10.4

Cycle and Pedestrian Permeability

The detailed design should take full account of the needs of cyclists and pedestrians,
with a fully permeable network of clear, direct routes to link shops, school, bus stops
and focal points. Pedestrian networks need to be designed to take into account the
principles set out in PG13 (paras 75-77). Cycle routes need to be designed in a
manner which takes into account principles set out in PPG13 (paras 78-80). The
precise routes and design of the cycle paths will need to be considered acceptable by
relevant stakeholders, including NYCC Transportation Planning Officer and the Police
Architectural Liaison Officer.
5.

10.7

Landscape

The detailed design should provide for a quality landscape proposal, identifying the
existing vegetation to be retained and creating interest and variety, defining routes,
accentuating features, entrances, access points, screening to minimise visual
intrusion, and improving visual and recreational amenity.
4.

10.6

Serial Vision

The footpath/ cycle network should be clearly connected in a series of views and
vistas, aligned with key buildings and focal points. Routes should enter both more
open and more enclosed areas to generate the impression of travelling through
defined urban areas with their own identity. Long and short views towards a
landmark can improve legibility and orientation, and create memorable routes,
3.

10.5

Focal Points

Density and Form

Detailed design should take account of the possible variation in density of built form
profiles, shaping the mass of built form to frame public spaces and accentuate views
and vistas, access points and landmarks. Buildings, streets and spaces should have a
human scale, and the mass of a building or block should step up or down to its
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neighbours. Density should vary to cater for a variety of different households, with a
fine grained pattern of development plots (within the range prescribed in the master
plan) to create a socially mixed community.
6.
10.8

Streets and Traffic

Street types classified according to a combination of capacity and character should
be employed, rather than the conventional engineering led approach. This will
include main roads, formal avenues or boulevards with generous landscaping, streets
and squares – mainly residential with building lines designed to encourage traffic
calming, Mews and courts with shared space for parking and other uses.
The principle of tracking should be adopted, and streets naturally traffic calmed by
the arrangement of buildings and enclosure. The above proposals outlined should
follow both local and national guidance.
5

The Public Realm

10.9

The detailed design should pay particular attention to the public realm, which should
be of a high quality. Each outdoor space should have a clear function and character.
Boundaries between public/ private space should be clearly defined by buildings,
walls, fences, trees and hedges

10.10

A linked hierarchy of spaces should be provided, with character varying according to
context (siting, visibility, orientation), use, (play, passing through, activity, meeting,
sitting, entertaining, formal, informal) and size.
7

10.11

The provision of signage, seating and street furniture should be part of a coordinated
strategy of elements for each space, selected according to context. Lighting in all its
forms (overhead street lights, building mounted, bollards, uplighters, building and
façade lighting) should be used to transform the perception of night – time spaces,
reduce crime and encourage use after dark
8

10.12

Street Furniture

Materials

Local distinctiveness and identity should be strengthened by careful choice of
materials for building elevations, roofs, enclosures and surfacing
Design Context

10.13 The detailed design of the site development will be guided by the site Master Plan
which sets out defined parameters for the detailed design of the site. The Master
Plan objectives are set out in Section 9 of this Brief.
Housing
10.14

The proposed new houses should be well designed in themselves. The development
should comprise a range of house types and a mix of dwelling sizes. Housing
densities should generally be in a range from 30-45 dwellings per hectare in order to
provide a net density across the site in the region of 35-40 dph. Small areas in excess
of 40dph will provide focal points within the development.

10.15

The best elements of local design should be concentrated in some of the focal points
of the development and common design features incorporated in the development
from the wider North Yorkshire area.
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Illustrative sketch viewpoints
Dwelling

Tree planting

Private drive

Shrub planting

Pedestrian/Cycleway
and crossing

Open grass
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LAYOUT
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This sketch layout shows a variety of spaces linked by a network of cycleways and /or footpaths, which permeate the site.
The building line varies, creating tight grained areas and more open areas, with a variety of dwelling types and orientations
The roads vary in width but never dominate the street scene, and careful choice of materials and detailing can reduce the
i m p a c t
o f
t h e
r o a d s ,
e m p h a s i s i n g
p e d e s t r i a n
p r i o r i t y .
A series of illustrative sketches give an idea of the potential to create a contrasting feel in different parts of the development
Typical sketch sections show a variety of ways in which this can be achieved, even with limited space between the building
line on opposite sides of the street.

REDY0001

SHERBURN IN ELMET
ELMET, SELBY
SELBY

TURLEYASSOCIATES
PLANNING • ENVIRONMENT • DESIGN

Development and Design Brief

10.16 The palette of materials used should be small and should reflect other building
materials used in the area such as brick of an appropriate colour and render, together
with artificial stone (primarily for detailing) that matches the characteristics of the
local limestone in terms of colour and texture.
10.17 The proposed dwellings should be constructed in accordance with the relevant
energy efficiency standards through the use of materials and construction techniques.
The site developers should follow the guidelines set out in the BREEAM (Building
Research Establishment Environmental Assessment Method) and meet their
standards. Environmental standards for commercial buildings, the Eco Homes
standards and the DRE green guide should also be considered.
Housing Layout
10.18 Regard should be had to the interface with existing development, site features and
views in determining which housing areas should be developed at higher densities.
This should be based in principle on the proposed Density Zones plan (plan 11) and
the Access and Circulation plan (plan 4). A further key consideration in determining
where more dense development should occur will be the desire to create a varied and
legible urban development which creates a sense of place with appropriate serial
views and visual interest at street level.
10.19 The layout of the housing should convey a feeling of informality within individual
areas with avoidance of strict rectilinear layouts. The aim should be to create
distinctive areas with a succession of individual and interesting urban spaces at street
level. This could be achieved through a combination of both formal and informal
layout variations, materials and landscaping. Imaginative highway design and the
creation of focal points will also be an important consideration.
10.20 Regard should also be had to the proposed road hierarchy (set out on plan 4) and
any proposed traffic management measures. Roads should be designed for low traffic
speeds and the advice contained in “Places, Streets and Movements” and Design
Bulletin 32 should be given due consideration.
10.21

The individuality of design options for vehicular access to dwellings should be given
detailed consideration, where safety and convenience for all road users should be a
paramount concern.

10.22 Any layout should fully recognise the needs of pedestrians, cyclists, the disabled and
children (see plan 7). Proposed layouts should also have regard to the benefits of
dwelling orientation, to both maximise solar gain and create a fine urban grain in
appropriate areas, and to the provisions of circular 5/94 on planning out crime.
10.23 As the development will progress over a number of years, new and innovative house
designs should be capable of introduction.
Car Parking
10.24 Wherever possible residents car parking should be provided for within the curtilage,
so that the demand for on-street car parking can be reduced. Opportunities for
garaging or parking in a visually unobtrusive manner should be fully exploited.
10.25 Parking provision should be in accordance with the relevant Council standard, at the
lowest level commensurate with the residential use of the area and with other
relevant factors such as highway safety. Regard should be had to the guidance given
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Junctions and footpath
cycleway intersections are
opportunities to create focal
points, with distinctive
landscaping and variety in
building and sky-lines.
Built form should vary in profile
density and massing to frame
public spaces, channel views
and cater for different lifestyles.

Varied house types

Sense of enclosure, with long and short views

Buildings streets and spaces
should have a human scale and
a sense of informality
The public realm should be of a
high quality. Each space should
have a clear function and
character
Boundaries between public and
private space should be clearly
defined by walls, fences,
hedges or buildings

Human scale

Informal play/ sitting space as focal point

Distinctive local character
should be strengthened by the
careful use of materials for
building elevations, roofs,
enclosures and surfacing,
including brick,
stone and render.
Signage, seating, lighting and
street furniture should be part
of a co-ordinated range.

Variety of boundary treatments
between private and public realm
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Roads should not dominate the
layout. The principle of
tracking, and alignment of
buildings and enclosure
should be used as natural
traffic calming measures.
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in North Yorkshire County Council’s ‘Transport Issues & Development – a Guide’,
which sets out parking standards for residential development.
10.26 The means of parking provision requires careful consideration in the light of current
policy to increase average housing density in order to make efficient use of land.
10.27 Levels of off-street parking provision will require particular examination. Where
parking must be provided in grouped layouts, careful attention should be given to
the design, location, security and appearance of such areas. Choice of surfacing
materials, landscaping and visibility should be key design factors. The aim should be
to avoid the potential for such areas to become neglected corners of individual
housing areas, or areas which are over-dominant visually in the street scene.
Gardens and Means of Enclosure
10.28 Sufficient private garden or similar space will need to be provided for each dwelling
to serve the residents needs. The size of garden spaces, their form and scale and their
relationship to surrounding buildings will be conditioned by both density and by the
relevant Council standards.
10.29 Gardens should be enclosed by means which provide sufficient privacy for residents.
On road frontages, the impact of front garden enclosures on the street scene should
be carefully considered and fully integrated with the overall landscape design. A
variety of means of enclosure should be employed to generate visual interest.
10.30 Where side or rear garden boundaries front onto highways, footpaths or cycle ways,
steps should be taken to avoid them becoming visually dominant and thereby
creating unattractive spaces or thoroughfares.
Landscaping
10.31 The master plan sets out the landscape structure of the site, which will comprise:








Significant landscape buffer planting with pedestrian and cycle links along the
line of the bypass;
A core of open space in the north west of the site, with pedestrian and cycle
linkages to the school, existing residential areas, existing public open space and
the town centre;
A central north west- south east wedge of open space, with pedestrian and cycle
access and a central water feature;
A northern central linear open space with water feature, pedestrian and cycle
links;
The southern boundary of the site will be formed by an intermittently planted
buffer, broken by views of built development filtered through garden planting,
which provides for pedestrian and cycle access;
The western boundary, along Low Street, will comprise a linear open space with
pedestrian and cycle links and views of feature buildings set back from the road
frontage;
Nodes of open space linked by tree lined, off road cycle and foot paths with
planted verges.

10.32 Within the landscape structure set out on the site Master Plan, particular attention
should be paid to the landscape of proposed residential streets and other circulation
areas with new trees and other soft and hard features being fully integrated into the
overall design and landscape structure.
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SECTION 1
A combined cycle footpath, 3m wide
can run comfortably through a space
only 14m wide from building line to
building line, allowing for private
space, and landscaping.

1

2

SECTION 2
Illustrates how a road surface,
footpath
and combined footpath cycleway can
be accommodated with landscaping
and reduced private space in a 14m
strip - this should only occur over
short runs.

SECTION 3
Illustrates an avenue with
segregated footpaths and limited
private areas in a 17m wide space.
3
4

TYPICAL SECTIONS
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SECTION 4
Through a multi function public
space utilised for play,
sitting/meeting.
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10.33 A strong sense of place and individual identity should be created and enhanced by
landscape methods. Hard surfacing materials should blend with those used in the
proposed housing. Trees and shrubs selected should include indigenous species
which will add nature conservation interest to both structural planting areas and
domestic gardens, although some ornamental species will also be appropriate. The
developers should take into account the provisions of the District’s Biodiversity Action
Plan when finalising the details of proposed planting.
10.34 The landscape structure will provide green corridors throughout the development
site, and provide for the movement of people and flora/fauna through the
development. The landscape structure shown on the master plan will provide, in
combination with the road hierarchy, for good accessibility on foot and by cycle to
adjacent residential areas, the rail station, the town centre and existing and proposed
recreation space and facilities and employment opportunities.
10.35 Existing trees within the site should be retained and integrated within the proposed
site landscaping wherever possible. Existing trees in or adjacent to areas where built
development will occur should be protected during construction by appropriately
located fencing and site management measures.
Public Open Space and Green Spaces
10.36 Public Open Spaces should be well designed to create a sequence of interesting and
varied spaces for public enjoyment and which enhance the character of the built
development.
10.37 Footpaths and cycle ways crossing these areas should follow routes which exploit the
views and landscape features within the site, including open water features and open
focal points.
10.38 Variations in planting type, mix and density should contribute to providing a high
quality landscape.
10.39 These areas should also include such street/park furniture to facilitate their use.
Other built development
10.40 The indicative area for a small local centre shown on the Master Plan will provide a
suitable location for limited local needs retail provision in the form of a local
convenience store and other potential facilities. The main focus of shopping and
other local service needs will be Sherburn town centre. Provision will also need to be
made for a primary school in a suitable location.
10.41 These uses should be readily identifiable for their purpose, although should be
integrated with the adjoining residential layout. Buildings should be of comparable
scale and form to the surrounding housing. Building materials should also be
compatible with the surrounding development, although the use of innovative
solutions could also be considered.
10.42 Particular attention will be required to the design and siting of parking and servicing
areas and to the form and content of landscape proposals, particularly along the
interface with housing development. The development should be designed to
promote crime prevention and meet the security requirements of the Police.
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The palette of building
materials should be small, and
reflect other materials used in
the area - such as brick of an
appropriate colour and render
There should be a range of
house types and mix of
dwellings to encourage a
socially mixed community

Open focal point created in space at intersection

Wherever possible car parking
should be within the curtilage,
reducing the demand for on
street parking
Layouts should fully recognise
the needs of cyclists,
pedestrians, the disabled and
children.

Views out beyond site

Serial views develop on
path through development
Cycle/ footpath priority
over road user
Variety of surface treatments
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11.

Phasing and Implementation

11.1

The implementation of the site development is dependant upon the grant of Outline
planning permission and the submission and approval of reserved matters
applications.

11.2

The grant of the necessary approval will also require the completion of legal
agreements to provide (not exclusive) for:







11.3

When reserved matters applications are submitted, the following information will be
required:








11.4

The maintenance of open spaces, play facilities, and landscaped areas;
The provision of a primary school;
The level and method of provision of affordable housing;
The adoption of on and off site sewer connections;
The provision of health care facilities.
Safeguarding the work on the existing and future highways (Section 278
& Section 38 Agreements, Highways Act 1980)

Full layout drawings for the area covered by the submission;
Details of all elevations;
A design statement, which outlines the design principles adopted for the
development and how they accord with the principles set out in this brief;
A full landscape specification, indicating number, density, size and type of
species to be used, together with proposed maintenance arrangements;
A schedule of hard landscaping materials and the location and extent of their
use, together with details of boundary treatments;
A schedule of external lighting;
Phasing proposals / options.

The developer(s) will also be required to submit an overall phasing strategy for the
approval of the District Council which addresses:
1) The scale of development from each access point and when the link between the
two parts of the site needs to be implemented.
2) The implementation of the structural planting on the site to achieve a landscape
framework for development
3) The provision of the open space to ensure that minimum standards are achieved
for each phase of development
4) The trigger points for the provision of affordable housing, the primary school,
health care and other community facilities

11.5

It is currently envisaged that development will progress incrementally from both
access points at Low Street and Moor Lane.

11.6

The development programme will be continuous with no breaks between phases.
The timing and extent of advance planting will be agreed with the site developers.
One site developer will commence their part of the first phase from Low Street and
the second will commence at Moor Lane working southwards. For this reason there
will be two construction compounds at either end of the site. The total construction
period is therefore estimated to be 10 years. During this time the two initial
construction compounds should be moved to more central locations. This will help
to improve the residential amenity of the occupants of the phase 1 areas. The main
distributor road and the main sewer which runs alongside it will be constructed on a
phased basis as development progresses into the heart of the site. The distributor
road sections should be constructed to base course level and the top course should
Land at Low Street and Moor Lane, Sherburn in Elmet
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not be applied to each section until a clear alternative route has been provided for
construction traffic.
11.7

The developer will pursue with the relevant statutory undertakers prior to
development the exact position of their services and will be responsible for all liaison
and negotiations with the public authorities for all connections, diversions and
relevant permissions.
Community Development

11.8

The Council will establish a 'community liaison group' in order to promote
community development, and to ensure that the requirements outlined in this brief
are implemented. This will include representatives from the District and Parish
Councils, the developer(s), service providers, and other relevant organisations,
including Selby Groundwork and Police. This body will provide a forum to help
resolve issues in relation to the scheme as it progresses, and to integrate the new
development.
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12.

Site Works Requirements

12.1

Disturbance from construction operations is potentially a source of complaint from
the public. Most problems arise from noise, particularly if it occurs at night or during
weekends, or from mud deposited on public roads and footpaths.

12.2

Consideration of such problems before they arise will obviously reduce complaints.
The site developer is therefore required to take all reasonable precautions necessary
and comply with all relevant legislation to reduce such disturbances to a minimum.
All contract documents should include provision to control these matters and
building operations shall be controlled through best practice site management.
Crime prevention measures will be implemented to protect the building compounds
from theft.
Noise

12.3

The developers should comply with the requirements of BS5228 in order to protect
persons living and working in the vicinity of the site from noise, associated with soil
stripping and haulage, infrastructure works and building operations. To mitigate
these impacts, which the impact assessment indicates will range from slight to
moderate, temporary screening may need to be constructed which will ensure that
noise levels are alleviated. A method statement dealing with these matters will be
agreed with the Environmental Health Department prior to development
commencing.
Night and Weekend Working

12.4

The District Council appreciates that there may be circumstances which require work
to be done during evenings, weekends, and exceptionally at night. The site
developers should ensure that noisy operations are not carried out at this time if they
are likely to cause disturbance to local residents. If this cannot be avoided the
Environmental Health Department of the District Council should be advised so that
advance warning can be given where considered necessary.
Mud, Dust and Smoke

12.5

All contractors are responsible for the prevention of mud being deposited on public
highways or footpaths; remedial action after an event is unacceptable. The
developers are therefore to ensure that there are clauses in their contract documents
requiring the removal of mud from vehicles before they leave the site. In order to
mitigate the potential impacts mitigation measures should be employed which
minimise material handling, cover construction vehicles and require the installation
of water bowsers to dampen down vehicles leaving the site.

12.6

In dry weather dust should be swept off roads and footpaths, and dusty areas
dampened down to prevent it blowing off-site towards nearby residential properties
or major roads. General building operations should also be carried out in a manner
which would prevent or minimise any dust creation.

12.7

Fires must not be lit so that smoke is blown across adjoining properties or major
roads.

12.8

A method statement dealing with mud, dust and smoke issues will be agreed with
the Environmental Health Department prior to development commencing.
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Tipping
12.9

Much of the topsoil and subsoil removed during site development and building
construction may be retained on-site and used in the landscaped areas/mounds. Any
waste material which needs to be removed from the site should be disposed of in an
approved public or private tip.

12.10

As this is a greenfield site it is not anticipated that there is any contaminated land
requiring special treatment. However, any localised contamination i.e. from previous
oil spills on farm premises must be removed to a registered site. Any contaminated
waste should be moved by a registered waste carrier in accordance with the Special
Waste Regulations.
Site Access

12.11

Prior to any development the developer will need to agree with the District Council
and the Highways Authority the routing of construction and delivery vehicles to the
site in order to minimise disturbance to existing residential areas.
Parking Provision During Construction

12.12

On-site provision must be made for all vehicles, including employee’s cars, during
both the site construction and individual building contract periods. Parking on
adjacent road verges will not be permitted. If necessary, adjacent or nearby land
within the development area could be used to provide suitable parking for employee
and contractors' vehicles, subject to the site area being reinstated to its former or
proposed use.
Pollution

12.13

The developer/contractor will be required to take all reasonable precautions to
prevent pollution of the site and its general environment including any
streams/watercourses. Oil and fuel changes of machinery on site should be avoided
to prevent potential accidental spillages that may leach into or affect features of
natural interest. Developers/contractors should also advise the District Council and
the appropriate authorities, i.e. the Environment Agency, the Selby Area Internal
Drainage Board and Yorkshire Water, in the event of any pollution occurrence.
Protection of Trees, Hedges, etc

12.14

All trees, hedges, etc., on site which are to be retained must be protected against
drainage during construction. In particular:i)

No rubbish soil or other materials shall be dumped/stored within the branch
spread.

ii)

The topsoil within the branch spread shall not be disturbed or excavated.

iii)

No change in ground level shall be made within an area extending 3 metres
beyond the branch spread.

Site Safety
12.15

Site Safety is to comply with the construction (Design and Management) Regulations
1995 and also with the Guidance and Recommendations published by the Health
and Safety Executive.
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13.

Further information

13.1

A full assessment of environmental impacts has been undertaken by the site
developers. This environmental statement is available for inspection and comment at
the Council offices. This statement considers the following issues, details the impact
of the development and how the site developers propose to mitigate these impacts:
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Housing need and scheme justification
Settlement impacts
Socio-economic Impacts
Transport Impacts
Geology and Hydrogeology
Drainage and Flood Control
Water Supply and Services
Landscape and visual impacts
Archaeology
Ecology and nature conservation
Agricultural Impacts
Noise Impacts
Air Quality
Construction impacts
Sustainability of the development
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