E AST RIDING

O F YORKSHIRE"COUNCIL

County Hall Beverley Fast Riding of Yorkshire HU17 9BA Telephone (01482) 887700
www.eastriding.gov.uk
Malcolm Sims Director of Corporate Resources

To: Members of the Eastemn Area Planning Your Ref: _
Sub-Committee ~ Out Ref: - ageadd/ JMW/PCN
. S Enquities to:  Jon Whyley
All other Members (for information) E-Mail: jon-whyley@eastriding gov.ulk

Tel: Ditect: (01482) 393207
Fax. Number:  (01482) 393269

Date: - 25 January 2013

Dear Councillor
I hereby give you notice that a meeting of the EASTERN AREA PLANNING
- SUB-COMMITTEE will be held at COUNTY HALL, CROSS STREET, BEVERLEY on

MONDAY, 4 FEBRUARY 2013 at 2.00PM.

The business to be transacted is as set out below.

Yours sincerely

for Malcolm Sims ‘

Director of Corporate Resources

Enc

"AGEND A

1. Declarations of Pecuniary or Non Pecuniary Interest-and Declarations under Section 4 of
the Code of Practice for dealing with Planning Applications - Members to declare any
interests in items on the agenda and nature of such interest.

2. To approve as a correct record the mitutes of the proceedmgs of this Sub Committee
held on 14 January 2013 (pages 1 - 6).

3, Withdrawals - ‘The Director of Planning and Economic Regeneration to inform the Sub--
Committee of any applications referred to in item 4 that have been withdrawn.

4. Schedule of Planning Applications - Report of the Director of Planning and Economic
Regeneration (pages 7 - 136).

¢ ™ INVESTORS
AN ,,;. IN PEOPLE

democm‘crlphnmdagenda/esse?ﬂl'do':/imw,lﬁigel Pearson Sol1c1tor 'Cﬁief.Eké'i:utive .




5. Any other items, which the Chairman decides are urgent by reason of special
crreurnstances, which must be specified.

Note: Details of planning applications determined under officer delegation and planning appeal
decisions are enclosed for information (pages 137 - 156).

East Riding of Yorkshire Council will, on request, provide
this document in Braille, audio or large print format.

If English is not your first language and you would like a
translation of this document into any other language,
please telephone (01482) 393939. |

democrat_cr/ planarea/agenda/eSseprll.doc/jmw/pen
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EAST RIDING OF YORKSHIRE COUNCIL
PLANNING COMMITTEE
EASTERN AREA PLANNING SUB-COMMITTEE
" 14 JANUARY 2013

PRESENT: Councillors Pearson (Chairman), Allerston, Bryan, C Chadwick, Finlay,
Hall, Peacock, Pollard, Skow, Suggit and Turner.

Also in attendance:  Press - 1
Public - 20

The Sub-Committee met at County Hall, Beverley.
Councillor Cracknell also attended the meeting.

6910 DECLARATIONS OF INTEREST AND DECLARATIONS UNDER THE
CODE OF PRACTICE FOR DEALING WITH PLANNING APPLICATIONS - The
following members made declarations: -

Ttem Membets/Interest

'() General declaration - 12/04106/PLF  Councillor Peacock declared a non-
and 12/04244/PLF - Sleights Farm,  pecuniary interest in Minutes 6916 and
Lowthorpe Lane, Nafferton and land 6917 in so far as he was a member of
to the north of Bengey Cottages, Main ~ the Flumber Archacology Partnership.
Road, Burton Pidsea.
(Minutes 6916 and 6917 refer)

() 12/04458/REG4 Councillor Finlay declared a non-
'FThe Haven, 57 Marshall Avenue,  pecuniary interest in Minute 6920 in
Bridlington so far as the owner of the property
(Minute 6920 refers) was a colleague on Brdlington Town

Council and a close personal friend,
therefore she left the meeting during -
consideration and voting on this
application. '

(i) 12/03308/PLF Councillor Skow made a declaration in

Manager’s Bungalow, Ellifoot Lane, -

Burstwick
(Minute 6913 refers)

Democrat CR/PlanArea/Minutes/el4janl3.doc/jw/1h 1

accordance with the Code of Practice
for dealing with planning applications
in Minute 6913 in so far as he had
spoken with, and expressed his views
to the applicant about the proposal,
therefore he did not participate or
vote on this application.
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(iv) 12/04458/REGH4 Councillor C Chadwick declared a
The Haven, 5-7 Marshall Avenue, non-pecuniary interest in Minute 6920
Bridlington in so far as the owner of the property
(Minute 6920 refers) was a close personal friend and

therefore he left the meeting during
consideration and voting on this
application. He aso made a
declaration under the Code of Practice
for dealing with planning applications
in that he had also had dealings with
one of the objectors to the
application.

6911 MINUTES - Resolved - That the minutes of the meeting of the Sub-Committee held
on 17 December 2012 be agreed as a correct record.

6912 WITHDRAWALS - The Director of Planning and Economic Regeneration advised the
Sub-Committee that the following applications had been withdrawn from the Schedule of
Planning Applications: -

Application Details
() 12/00394/PLF Erection of a wind turbine (height
Mr Michael Coates 24.6 metres to hub and 34,2 metres to
blade tip) at Ellerby Grange, Skirlaugh
Road, Old Ellerby.
(i) 12/04177/PLF Erection of one WES250 250 kilowatt
Mr Nick Voase wind turbine (height 30 metres to hub

and 45 metres t tip height) upon a
monopole mast at land south east of
Inn Carr House Farm, Burshill Carr
Road, Burshill.

6913 MANAGER’S BUNGALOW, ELLIFOOT LANE, BURSTWICK - The Director of
Planning and Economic Regeneration submitted a report on an application by Mr D Key for the
continued use of land as residential curtilage and retention of brick boundary wall and patio at
Manager’s Bungalow, Ellifoot Lane, Burstwick (Application 12/03308/PLE).

At the meeting the Director advised the Sub-Committee that the following consultation
response had been received on the application following publication of the report:-

¢ Planning Officer - A meeting had been held with the applicant’s agent to discuss’
ongoing difficulties regarding this application. As a result revised plans and a
commitment to a unilateral undertaking had been given by the applicant. A revised
planting and maintenance scheme had been received for the land previously granted
approval which would now only be used for agricultural purposes and therefore the
recommendation should now be amended to approval subject to the expeditious
commitment to a unilateral undertaking by the applicant as well as ensuring that the
planting scheme was implemented for this season.

Resolved - That the application be refused for the reasons set out in the Director’s
repott. '

Democrat_CR/PlanArea/ Minutes/ e14jan13.doc/w/1b
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6914 LAND SOUTH OF CHAPEL MEWS, ABBEY LANE, PRESTON - The Director
of Planning and Economic Regeneration submitted a report on an application by Mr A Mcardle
for the erection of two detached dwellings and associated garages at land south of Chapel Mews,
Abbey Lane, Preston (Application 12/03556/PLE).

At the meeting the Director advised the Sub-Committee that the following consultation
response had been received on the application following publication of the report:-

e Tree Officer - Amendment of the planting condition.

The applicant’s agent spoke on the application in accordance with agreed protocols.

Resolved - That the application be approved for the reasons set out in the Director’s
‘report subject to an amended planting condition. ' '

6915 2 MAIN STREET, SEATON - The Director of Planning and Economic Regeneration
submitted a report on an application by Mr Jonathan Chapman for external and internal

alterations to school to allow conversion to residential dwelling at 2 Main Street, Seaton
(Application 12/03881/PLE).

At the meeting the Director advised the Sub-Committee that no representations or
consultation responses had been received on the application following publication of the report.

Resolved - That the application be approved for the reasons set out in the Director’s
report.

6916 SLEIGE'T'S FARM, LOWTHORPE LANE, NAFFERTON - The Director of
Planning and Economic Regeneration submitted a report on an application by Mr Ian Martinson
for the erection of two wind turbines (height of 25.8 metres to hub and 36 metres to blade tip)

with associated infrastructure (amended planning application 12/02105/PLF) at Sleight’s Farm,
Lowthorpe Lane, Nafferton (Application 12/04106/PLE).

At the meeting the Director advised the Sub-Committee that no representations or
consultation responses had been received on the application following publication of the report.

The applicant’s agent spoke on the application in accordance with the agreed protocols.

Resolved - (a) That the application be deferred for the receipt of a revised noise
assessment and a favourable response from the Public Protection Officer, and

(b) that subject to (a) above the Director of Planning and Economic
Regeneration be authorised to approve the application for the reasons set out in the report.

6917 LAND TO THE NORTH OF BENGEY COTTAGES, MAIN ROAD,
BURTON PIDSEA - The Director of Planning and Economic Regeneration submitted a
report on an application by Burton Pidsea Parish Council for a flood alleviation open
watercourse runsing north from the junction of Church Street and Main Road, turning west
between Taranaki and Bengey Cottages, continuing to the north of Gemel Road where it joins

the existing watercourse at land to the notth of Bengey Cottages, Main Road, Burton Pidsea
(Application 12/04244/PLE). '

Democtat CR/PlanArea/Mirtutes/ el4jan13.doc/jw/ b
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At the meeting the Director advised the Sub-Commiwee that the following
tepresentations and consultation responses had been received on the application following
publication of the report:-

» Humber Archaeology - Condition for a scheme of mvestigation.

5 and 8 Gemel Road, Burton Pidsea - Objection. Amendment to the plan does not
change the situation or the concerns previously raised.

e Applicant - A further letter from the applicant supporting the scheme and advising
that the proposal was 2 culmination of a study undertaken after the 2007 floods which
had been commissioned by the Parish Council with the aim of providing flood
alleviation. Tt also refuted the claims from objectors that it would lead to odour issues
and pest nuisance.

e Planning Officer - To confirm that the consultation period had now expired and that
the recommendation should be amended to approval.

An objector and the apphcant spoke on the application in accordance with the agreed
protocols.

Resolved - That the application be approved for the reasons set out in the Director’s
report subject to an additional condition relating to a Fumber Archaeology scheme of
investigation.

6918 HIGHFIELD, VICARAGE LANE, SKIRLAUGH - The Director of Planning and
Economic Regeneration submitted a report on an application by Mr and Mrs P J and G Wright
for the erection of a two-storey and first floor extension to rear, single storey extension to side,
construction of one dormer window to front, removal of one chimney stack to side, erection of
detached garage and store following demolition of existing garage, construction of brick pillars

and boundary wall to front and alterations to existing vehlcular access at H1ghfleld Vlcarage

Lane, Skirlaugh (Application 12/04413/PLE).

At the meeting the Director advised the Sub-Committee that no representations or
consultation responses had been received on the application following publication of the report.

The applicant spoke on the application in accordance with the agreed protocols.

Resolved - That the application be refused for the reasons set out in the Director’s
repott.

6919 LAND SOUTH EAST OF OLD FOLD YARD, SCHOOL LANE, HOLMPTON

- The Director of Planning and Economic Regeneration submitted a report on an application by

Mr R Dawson for the erection of a dwelling following demolition of existing outbuildings
(resubmission of planning application 11/03611/PLF) at land south east of Old Fold Yard
School Lane, Holmpton (Application 12/04422/PLE).

At the meeting the Director advised the Sub-Committee that no representations or
consultauon responses had been received on the application following pubhcatlon of the report

The applicant and Councillor Cracknell spoke on the application in accordance with the
agreed protocols.

Moved by Councillor Bryan and seconded by Councillor Hall -

Democrat_CR/PlanArea/ Minutes/e14jan13.doc/j#/Tb
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That the application be deferred for a site visit.

Motion Lost.

Resolved - That the application be refused for reasons set out in the Director’s report.

6920 THE HAVEN, 5-7 MARSHALL AVENUE, BRIDLINGTON - The Director of
Planning and Economic Regeneration submitted a report on an application by
M Brian Reynolds on behalf of East Riding of Yorkshire Council for the change of use from
residential home to hostel including demolition of existing outbuildings at the Iaven, 57
Marshall Avenue, Bridlington (Application 12/04458/REG4).

At the meeting the Director advised the Sub-Committee that the following

representations and consultation responses had been received on the application following
publication of the report:-

e Bridlington Tourism Association - Object as Marshall Avenue was the centre of the
tourist area and was close to the town centre. The shelter would be detrimental to
Bridlington as a tourist destination. It had been noted that in other areas where
similar schemes had been developed there had been an increase in crime levels.

o Anonymous - Marshall Avenue, Bridlington - The area was designated as a holiday
area but such developments had now degraded this.

o 21 Marshall Avenue, Bridlington - Object. Local tesidents had not been informed
about the proposal. The area already had a high crime level and there were concerns
that the proposal would lead to an increase.

e Cosford House, 18-20 Marshall Avenue, Bridlington - Objection. Concerned about
the pace of the application and lack of consultation.

e Planning Officer - 19 letters had been sent out to occupiers in the vicinity of the
development and there bad also been the posting of a site notice. The Authority was
satisfied that the proposal had been correctly advertised.

An objector and the applicant spoke on the application in accordance with the agreed
protocols.

Resolved - That the application be approved for the reasons set out in the Director’s
report.

6921 - WHARF GIFT SHOP, 18 PRINCE STREET, BRIDLINGTON - The Director of
Planning and Economic Regeneration submitted a report on an application by Mr T Hodgson
for the display of two non-tlluminated fascia signs and one non-illuminated projecting hanging
sign (resubmission of planning application 12/02697/PAD) at Whart Gift Shop, 18 Prince
Street, Bridlington (Application 12/04465/PAD).

At the meeting the Director advised the Sub-Committee that no representations or
consultation responses had been received on the application following publication of the report.

The applicant’s agent spoke on the application in accordance with the agreed protocols.

Moved by Councillor Turner and seconded by Councillor Peacock -

'That the application be approved as it is in keeping with the street scene, is appropriate
and will not be detrimental to the conservation area.

Democrat CR/PlanArea/Minutes/el4janl3.doc/jw/lo
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Motion Lost,

Resolved - That the application be refused for the reason set out in the Director’s
report.

Democrat CR/PlanArea/Minutes/el4jan13.doc/jw/1b
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Agenda Item No

EAST RIDING OF YORKSHIRE COUNCIL

Report to:  Eastern Area Planning Sub-Committee
4 February 2013

( WARDS: All in Eastetn Area

SCHEDULE OF PLANNING APPLICATIONS

Report of the Ditectot of Planning and Economic Regeneration

N

Background Papets

Application files held in the Service Office

The officer reports can only summarise responses received but full copies of all correspondence
can be viewed on public access.
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Ward:

Page
58

Ward:

| Page

Ward:

Page

- Ward:

Page

Ward:

LIST OF APPLICATIONS

Eastern Area Planning Sub-Committee

12/02979/PLE
PP-02005213

7 South West Holderness

12/03592/PLF
PP-01836858

St Mary's

12/04030/PLF
PP-02201428

St Mary's

© 12/04535/OUT

PP-02287994

Bridlington Old Town

12/04559/ VAR
PP-02283486

East Wolds And
Coastal

12/04689/PLE
PP-02310692

Mid FHoldetness

4 February 2013

Erection of 1 x 15m high to hub and 20.5m to tip wind turbine
at Village Hall Main Street Paull East Riding Of Yorlshire
HIU12 8AW for Paull Parish Council (S1)
Recommendation: ~ Refuse

Installation of 9no floodlights to 2no existing all-weather
tennis courts at Beverley And East Riding Lawn Tennis Club
Seven Comners Lane Beverley East Riding Of Yorkshire for
Beverley & East Riding Lawn Tennis Club (ADEVEY)
Recommendation: ~ Approve

Change of Use from a shop (Use Class A1) to a mixed use as a
shop and cafe and erection of a first floor extension with
sloping roof to rear and alterations to shop front at Market
Cross News 21 - 22 Saturday Market Beverley East Riding Of
Yorkshire F{U17 8BB for MrS Barker (SL)
Recommendation:  Defer and Delegate Approval
QUTLINE - Erection of 2no dwellings following demolition.
of existing dwelling (Access, Appearance, Layout and Scale to
be considered) at 86 Broolkland Road Bridlington East Riding
Of Yorkshire YO16 4B for Mr HKyte (ER)
Recommendation: ~ Approve

Variation of Condition 2, relating to the demolition of the
existing dwelling, of approved application 08/02530/PLF at
Green Close Cottage Gembling Lane Gembling East Riding
Of Yorkshire YO25 8HS for Miss Tracy McNelis (JC1)

Recommendation:  Refuse

Change of use from an existing dwelling (Class C3) to forma
residential care home (Class C2) at The Cedars Hull Road.
Aldbrough East Riding Of Yorkshire HU11 4QR for Dr
Buating (KA)

Recommendation:  Approve




Page
118

Ward:

12/04920/REG3
PP-02302665

' Bast Wolds And

Coastal

Erection of 6no. affordable dwellings at Land North Of 26
Mill Lane Skipsea East Riding Of Yorkshire YO25 8SP for
East Riding Of Yorkshire Council (RL}

Recommendation: ~ Approve

YN
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REPORT TO EASTERN AREA PLANNING SUB-COMMITTEE

COMMITTELRE DATE: 4 February 2013
PARISH: Paull Parish Council
WARD: South West Holderness

APPLICATION NUMBER: 12/02979/PLF

APPLICATION TYPE: Full Planning Permission

DESCRIPTION: Erection of 1 x 15m high to hub and 20.5m to tip
wind turbine at Village Hall Main Street Paull East
Riding Of Yorkshite HU12 3AW

APPLICANT: Paull Parish Council
DATE RECEIVED: 12 July 2012
RECOMMENDATION: Refuse
INTRODUCTION

This application seeks Full Planning Permission for the etection of a2 15m high to hub
and 20.5 m to tip wind turbine at The Village Hall, Main Street, Paull. The application
site is located within the settlement limits and Consetvation Area for Paull and adjacent
to the Grade IT Listed Lighthouse and Keepers Cottage. The site is also adjacent to the
Humber Hstuary Site of Special Scientific Interest (SSSI). This SSSI is part of the
Humber Estuary Special Area of Conservation, Special Protection Atrea and Ramsar.
The site is also within Flood Zone 3. The application site is sutrounded predotminantly

on three sides (north, east and south) by residential properties with the River Humber
and embankment to the west.

The proposed wind turbine is 2 Quiet Revolution Vertical Axis Wind Turbine, finished in

an off white/light grey colour on a monopole mast with a maximum height of 205
mettes.

The existing village hall has been demolished to make way for a new larger village hall.
The proposed wind turbine will be located to the notth-west corner of the site alongside

the highway, known as Main Street. Access to the site would be via land compzising the
new village hall.

Refore this application was submitted it was considered within the context of the Town
and Country Planning (Envitonmental Impact Assessment) Regulations 2011 to
determine whether an Environmental Impact Assessment (EIA) was required. It was
determined that an Environmental Impact Assessment was not required in this case.
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PLANS AND ILLUSTRATIONS

Appendix 1 — Site Location Plan

Appendix 2 — Site Layout Plan and elevations

Appendix 3 — lustrative plan of wind tutbine and lighthouse

Appendix 4 — Plan of neighbouting wind turbines

KEY PLANNING POLICIES

The Development Plan for the area comptises the Regional Spatial Strategy, Joint
Structure Plan, and the Holdetness District Wide Local Plan.

National Planning Policy
ENI1 Overarching Energy Policy
EN3 Renewable Energy Infrastructure

Promoting sustainable transport 4

~ Requiring good design 7

Promoting healthy communities 8

Consetving and enhancing the natural environment 11

Consetving and enhancing the historic environment 12

Regional Spatial Strategy

YH2 Climate Change and Resource Use
ENV5 Energy

ENVS ~Biodive;sity

ENVY9 Historic Environment

ENV10 Landscape

Joint Structure Plan

SPi Character and distinctiveness of settlements and their setting

SP4 Distinctive character of Yorkshire Wolds, Jurassic Hills, Vale of
York, Holderness, Humber Estuary and Ouse/Trent levels
Landscape Character Areas to be protected.
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SP5

ENV2

ENV3

ENV6

Development proposals to achieve a high standard of deign
Strategic Natute Conservation Sites
Species Protection

Built and historic assets

Holderness District Wide Local Plan

U16
U19
U20
G3

G6
ENV5
ENV11
ENV12
BENV13
BNV16
BNV17

ENV22

ENV24

ENV25

Renewable Energy

Wind Turbines Benefits

Wind Turbine Removal
Sustainable Environmental Protection
Design of New Development
Coastal zone

Estuaty

Sites of Intetnational Importance
Sites of National Importance
Species Protection

Wildlife Corridors

Listed Buildings

Conservation Ateas

Conservation Areas

Draft Local Plan Strategy Document (East Riding Local Plan)

51

RY

S4

EC6

ENV2

ENV3

Presumption in Favour of Sustainable Development
Addressing Climate Change

Rural Development

Suppotting the Energy Sector

Promoting a High Quality Landscape

Valuing our Heritage
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ENV4 Enhancing Biodivetsity and Geodiversity

ERYC Landscape Character Assessment (2005)

Planning for Renewable Enctgy Developments — Interim Planning Document (2009)
Natural England TINO051 Bat Guidelines

Scottish Natural Heritage Assessment of Small Scale Wind Enesgy Projects (2008)
Scottish Natural Heritage — Siting and Designing Wind Farms in the Landscape (2009)

Scottish Natural Heritage Draft Consultation - Sting and Designing Single and Groups '
of Small Turbines in the Landscape (2011) '

NB- Whilst the above guidance is relevant in Scotland, it has been widely accepted in ( )
England as the best practice for the assessment of small wind turbine schemes (including
at appeal) and there is no other suitable English alternative at the present time.

Network Services — Spatial Planning Advice SP12/09

Civil Aviation Authority (CAA) CAA Advice for Pre-Planning 2010

Update of UK Shadow Flicker Evidence Base (DECC)
Small Wind: Planning Guidance. Renewable UK (2011)

Micto Cettification Scheme (MCS) cettification installation standards (MIS 3003 — small
and micto wind systems)

Section 66 of Planning (Listed Buildings and Conservation Areas) Act 1990 -
Special regatd to the desitability of preserving the building or its setting

Section 72 of Planning (Listed Buildings and Conservation Areas) Act 1990 - (\- )
Special regard to the desirability of preserving or enhancing the Consesvation Area

RELEVANT PLANNING HISTORY

DC/11/02245/PCC  Demolition of existing village hall — Approved 22 September
2011, .

DC/11/02244/PLF  Erection of a new village hall following demolition of existing —
Approved 4 October 2011,

CONSULTATION REPLIES

Parish Council Recommend approval.

JRC Telecoms Does not fotesee any potential problems based on known
interference scenarios and the data provided.

13




Highway Control

Conservation Officer

No objections — further comments to follow (fall over distance).

Recommend Refusal due to the tutbine been.situated too close to
the public highway and potential hazatd to highway users.

Under Section 66 of the Listed Buildings and Conservation Areas
Act 1990, local planning authortities should have special regard to the
desirability of preserving the building or its setting ot any features of
special atchitectural or historic intetest, which it possesses. Section
72 of the same Act also states that local planning authorities should
pay special attenton to the desirability of preserving ot enhancing
the character ot appearance of the Conservation Area.

Objection — The proposed wind tutbine site lies within the
designated Paull Conservation Area and Is approximately 50 metres
to the notth-west of Paull Lighthouse Tower and adjoining Keepets
Cottage, which is grade II listed building,

Setting is defined by English Heritage as, “the surroundings in which
a heritage asset is experienced. Its extent is not fixed and may
change as the asset and its surtoundings evolve. Elements of a
setting may make a positive or negative contribution to the
significance of an asset, may affect the ability to appreciate that
significance ot may be neutral.”

The significance of the lighthouse towet is its focal point status from
within the centre of the village and the Estuaty. The setting is
contained on land by the built environment of Paull; however the
setting is mote open to the foreshote and across the openness of the
Bstuaty. Due to its height and form, the tower is highly noticeable
on the foreshote and from immediate rods including Main Street
and Townend Road. The lighthouse was designed as a visual market
to shipping vessels navigating the notthetn channel of the Humber
and over the years it has retained its dominance in a village context.
Its importance and significance in a wider context has been
diminished somewhat by the expansion of industrial sites during the
20the century. In a localised context within the immediate setting of
the towet, from where the asset is experienced, it is still a dominant
feature. The significance and importance of the setting is recognised
because of the height of the structure.

T am concerned that the height of the proposed turbine would affect
the significance of the setting of the lighthouse, as the turbine would
be higher than the lighthouse tower. The proximity of the site to the
heritage asset means that the difference in height would be highly
noticeable and comparable from various viewpoints from within the
village and the Estuary. Views from the Estuary must not be
discounted, as this is the location where the heritage asset should be
appreciated from because of its former use. So views from the
estuary are a key part of the setting of the lighthouse, which 1s

14




Environment Agency
" (Planning Liaison)

English Heritage

Natural England

Nature Conservation

Officer (Biodiversity)

supported by the Paull Conservation Area Appraisal.

The proposed development would not enhance or better reveal the
significance of the lighthouse’s setting. The proposed structure
would compete with the lighthouse tower by becoming the tallest
structute on the foreshote of Paull. The supporting heritage
statement indicates the suppost which was given to the new village
hall building and the element of modern design. The overall design
of this development was excellent and the materials would clearly
form an enhancement to the consetvation atea and the setting of the
lighthouse. The turbine would not achieve the same result as the
village hall, as the height of the structure would effect both the

character of the conservation atea and the setting of the listed
building,

In conclusion, the development would adversely affect a significant
part of the lighthouse’s setting as well as affecting the status of a
focal point building within the Conservation Atea, the development
should be refused.

No objection.

The application should be determined in accordance with national
and local policy guidance and on the basis of your specialist
consetvation advice.

Natura 2000 site — not likely to have a significant effect on the
interest features for which the Humbet Hstuary Special Area of
Consetvation/Special Protection Area/Ramsar has been classified.

SSSI — Given nature and scale of the proposal, NE satisfied that
there is not likely to be an advetse effect on this site as a result of the
proposal being catried out in sttict accordance with the details of the
application submitted.

Protected Species — Possible presence of protected or Biodiversity
Action Plan (BAP) species on the site, the Local Planning Authority

should request survey info from the applicant before determining
the applicaton.

Object — teasonable likelihood of protected species being present
and adversely affected by the development. Insufficient information
has been provided to allow a teliable assessment of the likelihood of
harm to protected species, namely bats.

Following the submission and assessment of a Bat sutvey I now
withdraw my objection. The teport provides sufficient information
to demonstrate that the proposed MWT is unlikely to impact on any
bat foraging, commuting, or roosting sites.

15
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PO

SPECTRUM
(Offcom)

CAA - Wind
Tutbines (Anywherte)

Ministry Of Defence

Landscape + Visual
Impact Assessment

NERL Safeguarding
Officer

Humberside Airport

Atkins Telecoms

BBC

Fixed links within 500m of the site, applicant must ensure there is
no interference. Add table to NOD.

No Comments.

Objects to the proposal.

Air Defence (AD) radar - The tutbine will be 53.7 km, detectable by,
and will cause unacceptable interference to the AD radar at RAF
Staxton Wold Ttials carties out in 2005 concluded that wind
turbines can have dettimental effects on the operation of radar
which include the desensitisation of radar in the vicinity of the
turbines, and the creation of “false” aircraft returns. The probability
of the radar detecting aircraft flying over ot in the vicinity of the
turbines would be reduced, and the RAF would be unable to provide
a full air surveillance service in the area of the proposed wind farm.

No objection — comments.

I have no objection to this proposed development. National Policy
Statement for Renewable Energy Infrastructure (EN-3) outlines how
the potential harm of renewable energy development should be
minimised through careful design, taking account of environmental
effects on the landscape and siting, operational and other relevant
constraints, to minimise hatm to the landscape, including by
teasonable mitigation. Thete will inevitably be a level of landscape
and visual effects as a consequence of this development, but the
small scale turbine to be used and its close proximity to, and direct
relationship with, the Village Hall and other buildings in Paull mean
that any such effects will be mitigated by existing built and natural
features present in the immediate and wider landscape.

Does conflict with our safeguarding criteria. Accordingly, NATS
(Ea Route) Plc objects to the proposal.

The development has been examined by technical and opetational
safeguarding teams. A technical impact is anticipated, however this
has been deemed to be acceptable.

No safeguatding objection to the ptoposal providing a condition is
imposed, wheteby the applicant notifies the LPA in consultation
with Humbetside Airport within one month of the turbine
commencing operation.

No objections.

No homes affected if you were to place tutbines in the following
locations: TA516426.
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PUBLICITY

Neighbouts/ 84 letters of support have been received from members of the
Publicity public, some local to the village some not.

Two letters of objection have been received, one 91 Townend Road)
simply saying they do not support the scheme the other (16 Paghill
Estate) that the proposal will obstruct the view from our property
and concerned about noise this will create and state that they feel
fitting solar panels would be much more acceptable alternative to a
wind tutbine.

CASE ON BEHALF OF THE APPLICANT

The applicant has submitted a Design and Access Statement , flood tisk assessment,
planning policy context , heritage statement, landscape and visual assessment including
photo montages, siting justification including flicker and noise assessment and ecological
date, this is summarised below:

It is estimated that the cost of power per year for the new village hall will be
approximately £1,500 a significant expense and liability to its long-term sustainability.
The free powet, plus the feed in tariff would remove the main cost to the village hall and
provide a sinking fund that would ensure the long term sustainability to replace the

rurbine at the end of its useful life and provide funding for the long term tmaintenance of
the village hall itself.

The tutbine is a vertical axis wind turbine (VAWT) with the following benefits:

A VAWT can teceive winds from any direction, this is important in locations whete
winds ate turbulent, gusty and constantly changing directions. Thete is no ‘down time’ as
the rotor does not have to yaw to face the wind, in addition there are no gyroscopic
effects preventing yaw. The more obstacles (e.g. trees and buildings) in youx
environment the more tutbulent the wind is likely to be. Aerodynamic noise is primarily
generated by the fast moving tips of the blades through the air. A VAWTs tips are much
closer to the axis of totation and therefore moving mote slowly through the air. Loads

are more evenly distributed with a VAWT than 2 HAWT which results in lower
vibration.

The turbine would be a significant asset not only for the provision of power but to the
long term sustainability and re-vitalisation of the community. The turbine would be
located within close proximity to the village hall and would be viewed in the same visual
context and as such would not appear an isolated feature.

The site is located within a Conservation Atea; however it is located on the edge of the
settlemnent and not centrally within it. The tuthine would not be the only modern
development within the atea; there are recent developments within close proximity that
shows the Conservation Area is adaptable to change. The recently approved village hall
is relatively modern and as such the modern design of the VAWT would not be an alien
feature when viewed in its context. As such, the character of the Conservation Atea
would be presetved to a reasonable degree, in accordance with policy ENV24.
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Bird species and their habitats ate rarely affected by wind turbine developments and the
impact of appropriately designed and located wind turbines on local bird life should, in
many cases, be minimal. Naturally site specific conditions must still be given due
consideration and in this location within a settlement it is consideted that the provision
of one individual wind turbine can be sensitively sited so as to ensure that the proposals

would not result in any advetse impact on ecological issues of the adjacent designated
site.

~ The build site is located within Flood Zone 3a, meaning that the chance of flooding is

less than 1:100; which is considered, a high risk. The proposed turbine is sited within the
land associated with the village hall and due to the nature of the wind turbine and its
purpose serving the village hall it cannot be relocated elsewhere in a lower flood zone or
in an atrea at a reduced risk of flooding. Due to the generic design of the turbine flood
resilience measures would not be possible; there are no ancillary buildings or access

tracks. All electrical equipment is sealed within the turbine ensuring that it would not be
at risk.

The tutbine would not be a prominent feature within the settlement and would only be
visible by a limited numbet of residents and visitors. It would be visible from some
neighbouring streets as illustrated in the photomontage but it would always  be  seen
against buildings and not as an isolated figure, therefore its impact would be reduced and
would not appear ovetly dominant to the detriment of visual amenity.

The proposed turbine would be in relatively close proximity to the listed building and the
two featutes would be seen from various vantage points together. The two features
would not be directly adjacent to each other and would be separated by Town End
Road which runs in-between the two and acts as a visual break. The turbine would not
be ovetly dominant towards the lighthouse and although there would be some effect it
would not be unreasonable or ovetly detrimental to the historic character ox architectutal
merit of the building, in accordance with ENV22.

There ate no othet material planning considetations that would outweigh the ovettiding
benefits of this proposal to the Parish Council and local residents in  providing a
renewable energy soutce for the village hall, not to mention the long term

environmental benefits this brings in line with both local policy U16 and nafional policy
in the NPPF.

KEY ISSUES

« Planning Policy (Renewable E'nergy)

« Impact on Air Defence and Air Safety
» Impact on the Heritage Assets

- Highways

»  Ecology/Biodiversity

» Visual and Landscape Impact

« Noise

QFFICER COMMENTS

Applications are to be determined in accordance with the Development Plan unless there
are material considerations which indicate otherwise.
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The National Planning Policy Framework (NPPF) is a material consideration which must
be taken into account in planning decisions. If the NPPF contains policy guidance that is
relevant to this application, the report below will explain this, and consider the extent to
which development plan policy is consistent with the NPPF and the weight to be given
to that policy. For 12 months from the date of publication of the NPPF full weight may
still be given to relevant development plan policies adopted since 2004 even if there is a
limited degree of conflict with the Framewotk. The Regional Spatial Strategy falls into
this category. For policies in the Joint Structure Plan and the Local Plan due weight

should be given to relevant policies in existing plans according to their degree of
consistency with the NPPF. :

It is the Government's clear policy intention to revoke the Regional Spatal Strategy
subject to the outcome of the environmental assessments that are cutrently being
undertaken. Undl it is abolished the Regional Spatial Strategy remains part of the
development plan although the intention to abolish the Regional Spatial Strategy can be

treated as 2 material planning consideration with the weight to be attached to this
intention being a matter for the decision maket.

The Development Plan for the area comprises the Repional Spatial Stiategy for
Yorkshire and the Humber (RSS), the Joint Structure Plan for Kingston Upon Hull and
East Riding of Yorkshire (JSP) and the Holderness District Wide Local Plan (HWDLP).

Planning Policy (Renewable Fnergy)

Planning plays a key role in helping shape places to secure radical reductions in
greenhouse gas emissions, minimising vulnerability and providing resilience to the
impacts of climate change, and supporting the delivery of renewable and low carbon
energy and associated infrasttucture.

Following the Climate Change Act 2008, The Renewable Energy Strategy 2009
represents a recent development of UK energy policy. The proportion of the electricity

supply that will need to come from tenewable soutces is to increase to 30% or more by
2020.

The NPPF, through its cote planning principles, ptovides checks and balances to prevent
inapptoptiate development. These core principles should underpin decision making, The
NPPF secks to secure high quality design, to take into account the different roles and
character of different areas, to recognise the intrinsic character and beauty of the
countryside, whilst also conserving the histotic and natural envitonment (NPPE Para 17).

The NPPF is clear in its suppost for renewable energy in that applicants do not have to
demonstrate the overall need for renewable or low carbon energy and also it recognises
that even small-scale projects provide a valuable contribution to cutting greenhouse gas
emissions. However, development should only be approved if its impacts are acceptable
(ot can be made acceptable) (NPPF Para 98).

The applicant therefore must demonsixate that. the effects of a development are
acceptable.

The NPPF also refers to additional national policy guidance in relation to renewable
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energy projects and that planning authorities should follow the apptoach set out in the
National Policy Statement for Renewable Energy Infrastructure (NPS). Policy EN-1
highlights the need to meet emissions targets and that the consumption of electricity will
need to be almost exclusively from low catbon soutces. The UK has substantial -
renewable energy resources including enetgy from biomass, waste, tidal and wind. Tt
expects that fature large scale renewable enerpy generation is likely to come from 2
number of sources including onshore wind.

NPS Policy EN-3 reiterates the important role of on-shore wind but also highlights
issues including landscape and visual impact, noise, air safety, biodiversity, the historic
environment whilst recognising that there will always be significant landscape and visual
impacts and which will sometimes be hard to mitigate.

Regional Spatial Strategy policy ENVS5 seeks to reduce preenhouse gas emissions,
improve energy efficiency and maximise the efficient use of power sources. The
Regiona) Spatial Strategy sets local tatgets for renewable energy capacity and
recommends that they ate minimum targets and should be exceeded.

Holderness District Wide Local Plan policy U16 advises that proposals for the generation
of power from renewable energy sources will generally be encouraged provided the
proposed development accords with the environmental and other policies.

Policy U19 of the Holderness District Wide Local Plan states that proposals for the
generation of power by wind turbines, as well as any ancillary development or connecting
transmission line, will be petmitted provided the economic and environmental benefits,
including the reduction in the emission of greenhouses gases, outweigh their
environmental and visual impact. That assessment will take account of, the need for the
development, effects on nature conservation interests, archaeological interests,
conservation areas, listed buildings. Impact on the heritage coast, visual qualides, effect
on amenities due to noise, shadow flicker, reflected light or visual dominance and the
effect of any electro-magnetic disturbance caused by the development.

The emerging draft Cote Strategy Development Plan Document (Local Plan) is not yet
adopted and it is considered that it should be given limited weight in planning decisions
until it formally replaces the existing local plans. The presumption is in favour of
sustainable development (Policy S1); it supports the transition to 2 low catbon economy
and the reduction in greenhouse gas emissions (Policy 52). Policy 54 sets the criteria for
supporting development in villages and the countryside. It generally suppotts green

_ energy unless the adverse impacts outweigh the widet economic and environmental

benefits Policy ECG6_. Proposals  for tenewable energy must therefore clearly

demonstrate that the impact is acceptable and that the development is in an approptiate
. I
Jocation.

The Draft Local Plan Policy $4 (Rutral Development) encourages energy development
(policy S4 section 1D9) provided that the ptoposals ate of an approptiate scale and that
development respects the intrinsic character of its surroundings.

Impact On Ait Defence and Air Safety

There ate a numbes of ways in which wind fatms can have an impact on civilian air
safety. These include problems on Air Traffic Radar Displays such as clutter, reduced
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sensitivity and ovetloading of processing functions; as well as the degradation of voice
communications facilities and en-route navigation aids.

The Ministry of Defence (MoD) also operates Air Defence radars and Meteorological
radars which have wide coverage over the UK (onshore and offshore). It is important
that new energy infrastructure does not significantly impede or compromise the safe
and effective use of any defence assets.

CAA is unable to respond in time. However the CAA does suggest that cleasance should
be obtained from other air safety bodies. National Air Traffic Services (NATSs) have
advised that the proposal does conflict with our safeguarding criteria. Accordingly,
NATS (En Route) Plc objects to the proposal. However, the development has been
examined by technical and operational safeguarding teams. A technical impact is

.anticipated, however this has been deemed to be acceptable. Humberside Airport has

advised that the proposal has been examined from an aerodrome safeguarding aspect
and does not conflict with safeguarding criteria and thetefore no objection, providing a
condition be applied to any consent granted, which requires to applicant to notify the
Local Planning Authosity within 1 month of the turbine commencing operation.

The Ministry of Defence (MoD) have objected to the proposal in terms of its potential
impact upon the National Defence Radar at Staxton Wold:

The turbine will be 53.7 km from the Air Defence Radar at RAF Staxton Wold. Trials
carried out in 2005 concluded that wind turbines can have detrimental effects on the
opetation of radar which include the desensitisation of radar in the vicinity of the
turbines, and the creation of ‘false’ aircraft returns. The probability of the radar detecting
aitcraft flying over ot in the vicinity of the turbines would be reduced, and the RAF
would be unable to provide a full air surveillance setvice in the area of the proposed wind
turbine, -

The agent has been in contact with MoD with regards to the objection, they have further
advised that the tutbine is well into the atea of coverage therefote a level three
assessment may not prove patticulatly fruitful. They state that radars are able to tolerate
a cettain level of interference from tutbines, however In many areas we have now
teached the level of development that is tolerable and this is why they are now objecting
to all tutbines that are assessed as being detectable.

National Policy Statement (EN1) recommends that:

“Consent showld not be granted where the development wonld significantly impede or compromise

the safe and cffective use of defonce assets or significantly hmit military training” NPS EN1
Para 5.4 '

The proposal is considered to be unacceptable in terms of impact to air defence and is
therefore considered to conflict with National Policy Statement for Energy EN1.

Impagct On The Heritage Assets

When considering applications in consetvation areas special attention should be paid to
the desitability of presetving ot enhancing the character or appearance of the
consetvation area. When considering applications for listed building consent special
regard should be had to the desirability of preserving the building or its setting ox any
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features of special architectural or historic intetest, which it possesses.

Section 12 of the NPPF telates to conserving and enhancing the histotic environment,
paragraph 131 advises Local Planning Authorities when determining planning
applications they should take account of the desirability of sustaining and enhancing the
significance of heritage assets, the desirability of new development making a positive
contribution to local character and distinctiveness. Paragraph 132 advises that when
consideting the impact of a proposed development on the significant of a designated
hetitage asset, great weight should be given to the assets conservation. Significance can
be harmed or lost through alteration ot destruction of the hetitage asset or
development within its setting. Paragraph 137 of the NPPF deals specifically with setting
issue and states that, local planning authorities should look for oppottunities for new
development within Conservation Areas and within the setting of heritage assets to
enhance or better reveal their significance. Proposals that preserve those elements of the

setting that make a positive contribution to or better reveal the significance of the asset
should be treated favourably

Regional Spatial Strategy policy ENV9 sub-section A, states that the region will safeguard
and enhance the histotic environment, and ensure that historical context informs
decisions about development and segeneration. Joint Structure Plan policy ENVG6 sub-
section iii, iv, advises that the setting, character or appearance of strategically important
buildings, features and areas of histotic or architectural interest should be protected and
whete approptiate enhanced.

Policy ENV22 of the Holderness District Wide Local Plan advises that the Council will
seek to preserve and enhance the setting of listed buildings by appropriate control of new
development. Policy ENV24 of the Holderness Disttict Wide Local Plan advises that
when considering planning applications for development within designated conservation
areas, the Council will requite particular attention to be paid to the desirability of
preserving ot enhancing the character of appearance of the area. Policy ENV25 of the
Holderness District Wide Local Plan advises that in determining applications for
development in and adjoining a conservation area, the Council will have special regatd to
such mattets as bulk, height, materials, colout, vertical ot horizontal emphasis and design
and safeguarding of views. Full weight can be attached to Regional Spatial Strategy
policy ENV9 and it is considered that due weight can be given to the requirements of
Joint Structure Plan policy ENV6 and ENV22, ENV24 and ENV25 of the Holderness
District Wide Local Plan as they are consistent with the NPPE. ‘

The Draft Local Plan Policy ENV3 relates to valuing our heritage and where possible
heritage assets should be used to 'reinforce‘local distinctiveness, create a sense of place
and assist in the delivery of economic well being.

The application site lies within the Paull Conservation Area and is approximately 50
metres to the notth west of Paull Lighthouse Tower and adjoining Keepers Cottages,
which are Grade II Listed Buildings.

The main heritage issues in this case ate the effect the proposed turbine has on the Paull
Lighthouse Tower and adjoining Keepets Cottage and their setting which are both grade
11 listed buildings and the setting of the Paull Conservation Area.
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Impact on Listed Buildings

The Lighthouse and adjoining Keepers House ate Grade II Listed, the lighthouse is
dated 1836 with the keeper’s houses being later C19.

The lighthouse was designed as a visible matker to shipping vessels trying to navigate the
notthetn channel of the Humber and the workers and their families would have lived in
the adjacent houses. - These buildings are therefore, set in 2 prominent position within
the village, along the foteshote and across the estuary and represent the histotical
importance of shipping both locally and regionally.

The significance of the lighthouse is its focal point status and its setting includes the
immediate location within the village and the wider context of the foreshore and Humber
Estuary. Itis acknowledged that the wider setting has changed over the years, in part due
to the developments at Salt End, however this setting could still be harmed by
inappropriate developments. The localised setting has seen less change which would
influence its setting and it is considered that the lighthouse remains a key focal point
within the village. The combination of their age, materials, architectural detail and
former function/use establish the special atchitectural and historic interests of these
buildings and their setting.

The proposed turbine would be 20.5 metres to tip and finished in a light grey colour and
the lighthouse tower is approximately 10-11 metres tall with a white stuccoed finish. The
proposed tutbine would be sited approximately 50 metres from the lighthouse tower.
The ptoposed turbine is a vertical structure which would compete with and potentially
dominate the lighthouse, due to its vettical form, their proximity and the light plain
colour and as a result the proposal is considered to harm the special historic and
architectural interest of the listed buildings and their setting, in particular the listed
lighthouse. The lighthouse would no longer be the main focal point within the village,
particulatly when viewed from the estuary as the eye would be drawn towards the
adjacent taller turbine, if it wete to be allowed. The proposed turbine is therefore

considered to significantly harm the special character of these listed buildings and their
setting. '

Impact on Consexvation Atrea

Paull Conservation Atca has been the subject of a conservation area appraisal which
defines its special interest. It identifies the lighthouse and keeper’s cottages as focal point
buildings advising patticular consideration should be given to development proposals
which affect these buildings and their setting,

The proposed turbine would be approximately 50 metres to the north-west of the
lighthouse, within the Conservation Area for Paull village. The Conservation Area
Appraisal states that ‘i must be remembered that Panll is the only village on the north bank of the
Humber downstream from Hull which can be clearly seen from the estuary. This makes a positive
contribution to the scenery of the area and special attention will be paid to ensuring that development
proposals are also considered from this point of view.”

With this in mind, it is considered that the proposed turbine, due to its siting, height,
form and colour would compete with the listed lighthouse and fail to make a positive
contribution to the local character and distinctiveness of Paull Conservation Area from
both within the village itself and from the estuaty. It is therefore considered that the
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proposed tutbine would hatm the importance of the setting of the Paull Conservation
Area and as such fail to preserve or enhance its character or appeatance.

The Consetvation Officer has objected to the proposal stating that the development
would adversely affect a significant patt of the setting of the listed lighthouse as well as
affecting the status of a focal point building within the Conservation Area, and as such
the development should be refused planning permission. English Heritage do not wish
to offer any comments on this occasion and recommend the application be determined

in accordance with national and local policy guidance and on the basis of our specialist
consetvation advice.

In light of the objections raised by the Conservation Officer and the comments noted
above it is considered that the ptoposed turbine would significantly harm the special
charactet of the Grade IT Listed Lighthouse and cottages and would materially harm the
importance of and as a result fails to preserve or enhance the character and appearance
of the Paull Conservation Area. The application is thetefore contrary to development
plan policies ENV9 (sub-sections A, B8) of the Regional Spatial Strategy, ENV6 (sub-
sections iii, iv) of the Joint Structure Plan and ENV22, ENV24 and ENV25 of the
Holderness Disttict Wide Local Plan, guidance contained in the NPPF and Policy ENV3
sub-sections A, B1, B2, B5) of the Draft Local Plan.

Highways

Paragraph 35 of NPPF advises that development should be located and designed whete
practical to create safe and secute layouts which minimise conflicts between traffic and

cyclists or pedestrians. The Highways Officer was consulted and his comments are as
follows:

The site is within a 30mph speed limit and is situated in the centre of the village near
other local amenities, commetcial properties and setvices, including public transpott.
The proposed wind turbine will be located on land within the curtilage of the site close to
the highway boundaty on Main Street. The Highway Authority is concerned about the
potential safety of users of the adjoining public highway as a consequence of the location
of the tarbine in this residential environment. Genetally accepted best practice and
guidance has been to locate tutbines mote than drop down distance away from a public
highway to avoid issues associated with a turbine collapse, blade shedding or
accurmilated ice falling onto the nearest public highway and its users. The normally
accepted distances are, for a setback distance from the highway boundary of the
maximum height of the structure plus 10% for micro or small turbines with commercial
tutbines set back a distance of the maximum height plus 50 mettes.

The Highways Officer has recommended refusal on the grounds that the turbine is in a
rural residential environment which is situated too close to the public highway boundary
and will thetefore present a potential hazard to highway users to the dettiment of

highway safety. The proposal is therefore considered to be contrary to guidance in the
NPPF. '

F.cology /Biodiversity

The application site is adjacent to the Humber Estuary Site of Special Scientific Interest
(SSSI). This SSSI is part of the Humber Hstuary Special Area of Consetvation, Special
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Protection Area and Ramsat.

Paragraph 109 of the NPPF relates to conserving and enhancing the natural
envitonment, advising the planning system-should conttibute to and enhance the natural
and local environment.

Paragraph 118 of the NPPF advises local planning authorities, when determining
applications, they should aim to conserve and enhance biodiversity by applying the
following principles: if significant harm resulting from a development cannot be avoided,
adequately mitigate or compensated for then permission should be refused.
Development on land within or outside a SSSI likely to adverse effect of a SSSI should
not normally be permitted. Exceptions should only be made where the benefits of the
development, clearly outweigh both the impacts that it is likely to have on the features of

the site that make it 2 SSSI and any broadet impacts on the national network of SSSI

Planning permission should be refused for development resulting in the loss or
deterioration of irreplaceable habitats, unless the need/benefit for the development
outweighs the loss, The following wildlife sites should be given the same protection as
Eutopean sites; potential SPA and possible SAC, listed or proposed Ramsat sites.

Policy ENVS (Biodiversity) of the Regional Spatial Strategy seeks to ensute that
biodiversity and geological heritage is safeguarded and enhanced and to ensure that the
natural environment functions as an integrated network of habitats.

Joint Structure Plan policy ENV2 advises that sites of strategic nature consetvation
importance will be protected from development likely to have a significant adverse effect.
With policy ENV3 stating that development that is likely to have an adverse effect on
species identified through UK Wildlife Acts, Regulations and Biodiversity Action Plans
will not be allowed, unless it can be demonstrated that there is an overtiding need fot the
development and/or approptiate mitigating compensation measures provided.

Policy ENV12 of the Holdetness District Wide Local Plan requests development
proposals which ate likely to adversely affect an existing or proposed Ramsar site, SPA ot
SAC will be subject to rigorous examination. Policy ENV13 relates to SSSIs and requites
development proposals likely to advessely affect notified SSSI will be subject to special
scrutiny., Policy ENV15 telates to species protected under the Wildlife and Countryside
Act 1981 and the Habitats and Species Regulations. With Policy ENV17 encouraging
measures to consolidate, sttengthen and enhance wildlife corridors.

The Draft Local Plan Policy ENV4 relates to enhancing biodiversity and geodiversity,
stating that proposals which would have an adverse effect on any site ot species
protected under intetnational or national legislation will be considered in the context of
the statutory protection which is afforded to them.

The application was accompanied with ecological data and details. Following an initial
objection from Nature Conservation Officer a Bat Sutvey was ptepared and submitted.
An appraisal of the report determined that it followed accepted guidance and provides an
apptoptiate level of information. No evidence was found that bats were cutrently using
the site; thetefore the Nature Conservation Officer concluded that wind turbine is
unlikely to impact on any bat foraging, commuting or roosting sites. Natusral England
advised the proposal is unlikely to have a significant effect on the interest featutes for
which the Humber FEstuary Special Area of Conservation/Special Protection
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Area/Ramsar has been classified. They advise that given the nature and scale of the
proposal, NE is satisfied that there is not likely to be an adverse effect on the SSSI.

In conclusion, the proposed tuthine is considered acceptable in terms of its potential
ecological/biodiversity impact.

Visual and Landscape Impact

The National Policy Statement EN1 is clear that the potential harm should be minimised
through careful design, taking account of environmental effects on the landscape and

siting, operational and other relevant constraints, including reasonable mitigation and
that a judgement should be made as to:

“W bether any adverse impact on the landscape would be so damaging that it is not offset by the
benefits (including need) of the project” NPS ENT Para 5.9.15

Policy SP1 of the Joint Structute Plan seeks to ensure that the character and
distinctiveness of settlements and their settings will be protected and enhanced. Policy
SP4 of the Joint Structure Plan advises that the distinctive character of the Humber
Estuary should be protected. Development should protect and where necessary enhance
ot restore distinctive landscape character. With Policy SP5 being concerned with
development proposals achieving a high standard of design that respect local landscape
and settlement character, harness local heritage and landscape distinctiveness.

Policies U16, U17, U18 of the Holderness District Wide Local Plan advise that proposals
for renewable enetgy schemes will generally be supported, accompanied with details
which relate to environmental and landscape ptotection, public safety and cumulative
inpacts. Policy U19 of the Holderness District Wide Local Plan advises proposals for
wind turbines will be permitted, provided that assessment will take account of the need
for development, the effects on nature conservation interests, archaeology, conservation
areas, listed buildings. Togethet with the visual amenity of the area, impact on amenities
due to noise, shadow flicker etc.

The Draft Local Plan Policy ENV2 relates to promoting a high quality landscape,

advising that development proposals should be sensitively integrated into the existing
landscape.

The applicant has submitted a Design and Access Statement which incorporates a Visual
Impact Assessment including photo montages to support the application. The applicant
has summatised, there would be some changes in the visual amenity of the settlement,
but these would be relatively minor and confined to the micro scale. The key
chatactetistics of the overall settlement and Consetvation Area would remain intact. Any
alteration to the visual amenity of the area would be outweighed by the benefit the wind
turbine would bring for the residents of the village and the Parish Council

The Council’s Landscape and Visual Assessment (LVIA) Officer did not object to the
proposal and has advised the following comments.

Landscape Character

This landscape is located in the low-lying flood plain of the River Humber. The atea is
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flat and dominated by the combined influences of arable agriculture and the industrial
edge to the east of Kingston upon Hull. Field pattern here is generally medium in size
with often irtegular shaped parcels, delineated by the extensive drainage ditch network
and fragmented hedgerows. Tree cover is sparse and that which is present tends to be
associated with farm holdings in the form of small plantations and shelterbelts. These
characteristics combine to provide open, expansive views across the landscape and
notably across the Humber Estuary, whilst the large-scale industrial development on the
_eastern edge of Kingston upon Hull, especially at Salt End, is a dominant visual feature
that is clearly visible and has a significant influence on the character of this landscape.

The Bast Riding of Yorkshire Landscape Chatacter Assessment (LCA) desctibes how the
flat, low-lying natute of this landscape makes it sensitive to large-scale built development
with tall vertical structures such as wind tutbines having the potential to impact on the
characteristic open and extensive views provided by it. The LCA also recognises that
flat, low-lying areas with sparse settlement such as this have a greater level of capacity to
accommodate wind farm development and, accordingly, the sensitivity of this landscape
to wind farm developmentis medium. It is clear that the impacts on landscape
character of this proposed single, small-scale tutbine will be locally restricted and not
impact significantly on the wider landscape and therefore the key issue relating to this
proposal will be the acceptability of visual impacts, as expetienced by key receptots
present in the area close to the proposed site.

Visual Impacts

‘In acknowledging the generally open, low-lying nature of this landscape and its capacity
to facilitate some long-distance views across it, those petspectives that can be described
as being unrestricted or unspoilt are limited, mainly due to the level of visual
interventions present in the immediate and widex landscape. These interventions ate
often dominant in the local landscape here, for example the large-scale mndusttial
infrastructure present at Salt End and along the eastern fringe of Kingston upon Hull, as
well as more localised structures such as overhead clectricity transfer and
telecommunications infrastructure and larger  buildings associated with agriculture. In
addition, thete are some more natural forms of visual intervention present in the
immediate landscape such as small ateas of woodland and the intermittent, fragmented
hedgerow netwotk, including those adjacent to the minot lanes that pass through this
area. ‘These features combine to create a landscape that appeats capable of

accommodating a single turbine of this scale and positioning without unacceptable

bl
effects on the visual resource of the area.

This proposal will have an effect on some short-medium tange views across the local
landscape although the most significant of these are likely to be restricted to those

experienced in very close proximity to the site such as perspectives from within the
village of Paull (e.g. from residential properties), usets of the road netwotk and those
expetiencing views from the local public right of ways in the area. However, in light of
the small-scale of the proposed tutbine, its positioning close to the Village Hall ensures
that there will be an appropriate level of visual ‘attachment’ between the tutbine and the
existing building, thus providing the development with cleat contextual resonance with
its location and surroundings. This will allow the development to be ‘read” and petceived

from a range of visual perspectives when experienced from across the landscape and _

helps the proposal to accotd favourably with the aforementioned National Policy
Statement for Rencwable Energy Infrastructure (EN-3) guidance.
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Cumulative Impacts

Whilst this local landscape is recognised by the LCA to be capable of accommodating

this size and scale of development due to the nature of the local and wider landscape and
the level of visual interventions present in the area, there is the potential for an increased
significance and magnitude of visual effects when consideting the cumulative mmpact of

this proposal alongside any future wind tutbine/wind farm development in close
proximity to this site.

Visual and Landscape Impact Conclusion

In conclusion, National Policy Statement for Renewable Energy Infrastructure (EN-3)
outlines how the potential harm of renewable energy development should be minimised
through careful design, taking account of envitonmental effects on the landscape and
siting, opetrational and other relevant consttaints, to minimise hatrm to the landscape,
including by teasonable mitigation. There will inevitably be a level of landscape and
visual effects as a consequence of this devclopment, but the small scale turbine to be
used and its close proximity to, and direct relationship with, the Village Hall and other
buildings in Paull mean that any such effects will be mitigated by existing built and
natural features present in the immediate and wider landscape.

The proposal is therefore considered to accord with the guidance within the NPPF,
NPS EN1, Local Development Plan policies SP1, SP4 and SP5 of the Joint Structure
Plan, and U16, U17, U18 and U19 of the Holdemess District Wide Local Plan and
ENV?2 of the Draft Local Plan in terms of visual and landscape amenity.

Noise

The NPPF Paragraph 123 states that planning decisions should aim to avoid noise from
giving tise to significant advetse impacts on health and quality of life as a result of new
development, and should mitigate othet adverse impacts through the use of conditions.
It highlights that areas of tranquillity should be identified and protected. Local Plan
Policy U19 relating to renewable encigy, states that development should be permitted
where the economic and environmental benefits outweigh their environmental and visual
impact. The assessment will take account of the effect on amenities due to noise, flicker,
and reflected light ot visual dominance. Policy EC6 of the Draft Local Plan offers
supports for the energy sector, with developments required to consider the effects of

development on (sub-3i) local amenity, including noise, air quality, traffic and visual
impact.

Although the Draft Local Plan is in the eatly stages of the consultation process and can
only be afforded limited weight and the Holdetness District Local Plan having due
weight, because of its age, the advice contained within both policies noted above ate
consistent with the guidance in NPPF in relating to noise.

Matters relating to residental amenity are a vety important consideration as it is
considered that local residents are amongst the most sensitive receptors to wind tuthines,
as they will generally expetience them for longer periods of time throughout the year and
at different times of the day. However, there are no statutory distances relating to
residential amenity cutrently in place in England.

28




The applicant has provided a noise statement and noise data with regards to this type of
turbine and its Jocation in an urban area. They advise that the proposed VAWT turbine
is renowned for being incredibly quict. Noise testing at sites fitted with the turbine show
that from a distance of 30-35 metres of a noise sensitive location there is unlikely to be

any impact in an urban ot sub urban envitonment, Even at less than 35 metres the noise
impact is minimal,

They go on to say that, although there ate some properties within close proximity to the
site, given that the turbine would be on the edge of a settlement and the noise generated
by the turbine, which has been specifically designed for a motre utban environment,
would not be significantly different from background noise levels, the amenity of
neighbouring sesidents would be maintained to a reasonable degtee.

Two letters of'objection has been received from a local resident, one with specific
concerns about the proximity of the wind tutbine to residential properties and the
possible noise impacts. It should be noted that the one of the objectors resides at 1
Townend Road, the closest property to the proposed wind turbine and thetefore the

_ tost likely to be affected by the proposal, in particular due to noise. The other resides at

16 Paghill Estate approximately 94 metres to the NE of the proposed wind turbine

The Public Protection Officet has objected to the proposed turbine, advising that
acoustic calculations based on the information provided by Quiet Revolution Ltd in theit
document ‘The relationship between background noise levels and acoustic impact of the
QR5 wind turbine indicate that the noise levels at the nearest noise sensitive propetty will
be in the region of 50dB-(A) which is likely to have an adverse impact on the amenities
of occupiers of neatby properties’.

Although the applicant is of the opinion that the wind turbine is located on the edge of a
setlement, Officers do not agree with this statement. The application site has residential
and commercial propertics to the north, cast and south of it and within close proximity.
The closest residential property (1 Townend Road) is approximately 28 metres from the
proposed wind turbine, with several others on Leonard Close being within 50 metres. To
the north of the application site is The Crown Inn PH, the beer garden/play atea serving
this facility is adjacent to the site of the wind turbine. According to the Public Protection
Officer, this separation distance is inadequate and would therefore lead to noise nuisance
to neighbouring properties. The proposed wind turbine cannot be moved to another,

less harmful position within the application site due to size constraints and the position.

and scale of the village hall building, In any event the site is surrounded in close
proximity to residential and commetcial propetties.

It is therefore considered that the proposed wind turbine would have an adverse impact
on the residential amenities on neighbouring properties as a result of noise conttary to
patagraph 123 of the NPPF and policy U19 (sub-scction 5) of the Holderness District
Wide Local Plan and Policy EC6 (3i) of the Draft Local Plan. Furthermote it is
considered that the significant adverse impact on residential amenity from noise

outweighs the suppott for renewable energy on panning policy grounds. I therefore
recomtnend refusal on these grounds.
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Other Matters

Shadow Flicker

The applicant has advised that the issue of reflected light for VAWT tarbines is not a
problem as the twisted helix shape of the blades and the curved shape of other surfaces
will dispetse light rather than focusing it towards the viewer. They have also advised that
as yet there ate no Btitish, European ot International Standards for shadow flicker levels.
This is because the perceived tisk is too small and difficult to measures and the subject is

complex with a large number of variables. Public Protection have not raised any
comments with respect of this issue.

Flood Risk

The wind tutbine site is located 15 metres from the tidal defences on the River Humber
and is within Flood Zone 3. The applicant has provided a Flood Risk Assessment to
support the application, which states that because the wind turbine is requited to setve
the village hall it cannot be relocated elsewhere in a lower flood zone. The proposed
turbine would not necessitate any  additonal vehicular tracks and would measure
approximately 8 square metres, in this respect it would not lead to any significant
additional run off. All electrical equipment is sealed within the turbine ensuring that it
would not be at tisk from the 1 in 100 year flood and is a compatible use. The

Environment Agency has been consulted on the submitted FRA, they have replied with
no objections.

Telecommunications, TV _And Radio

Following consultations with Spectrum (Offcom), BBC, JRC Telecoms, Atkins they have
all replied stating that the proposed turbine is unlikely to create any problems on their
systems, transmitters etc. ‘

- CONCLUSION

The NPPF is clear in its suppott for renewable enetgy in that applicants do not have to
demonstrate the overall need for renewable ot low carbon energy and also it recognises
that even small-scale projects provide a valuable conttibution to cutting greenhouse gas
emissions. However, development should only be approved if its unpacts are acceptable
(ot can be made acceptable) (NPPT Para 98).

The Ministry of Defence (MoD) have objected to the proposal in terms of its potential
impact upon the National Defence Radar at Staxton Wold:  The turbine  will be 53.7
km from the Air Defence Radar at RAF Staxton Wold. Ttals catried out in 2005
concluded that wind turbines can have dettrimental effects on the operation of radar
which include the desensitisation of radat in the vicinity of the turbines, and the creation
of “false’ aircraft returns. The probability of the radar detecting aircraft flying over or in
the vicinity of the turbines would be reduced, and the RAF would be unable to provide a
full air surveillance service in the area of the proposed wind wmrbine.” The proposal is
consideted to  be unacceptable in terms of impact to air defence and is therefore
considered to conflict with National Policy Statement for Energy ENT1.
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It is considesed that the development would advetsely affect the special historic and
architectural interest of Grade II Listed lighthouse and I eepers Houses and their setting.
The proposed turbine would also cause detrimental harm to the focal point status of
these buildings within the Conservation Area and as a result fails to preserve ot enhance
its character and appearance The Conservation Officer has objected on this basis. It is
therefore considered that the proposed turbine is contrary to development plan policies
ENV?9 (sub-sections A, B8) of the Regional Spatial Strategy, ENVG6 (sub-sections iii, iv)
of the Joint Structure Plan and ENV22, ENV24 and ENV25 of the Holderness District
Wide Local Plan, guidance contained in the NPPF and Draft Local Plan Policy ENV3
(sub-sections A, B1, B2, B5)..

The Highway Officer has recommended refusal on the grounds that the turbine is in a
rural residential environment which is situated too close to the public highway boundary
and will therefore present a potential hazard to highway users to the detriment of

highway safety. The proposal is therefore considered to be contrary to guidance in the
NPPF paragraph 35.

Public Protection have objected to the scheme on the grounds that the propesed noise
levels from the wind turbine are likely to have an adverse impact on the amenities of
occupiers of neatby properties

Whilst the proposed wind turbine is considered to be acceptable in terms of
ecological/biodiversity  impact, landscape and wvisual impact, flood 1isk,
telecommunications and there has been 84 letters of support from members of the
public, some local to the village some not; the proposal is considered to be unacceptable

in terms of air defence/ait safety, highway safety, impact on heritage assets and impact
on residential amenity due to noise levels.

In this case, it is considered that the benefits of the turbine to the local community do
not outweigh the potential negative impacts in terms on the heritage assets, air defence
and air safety, highway safety and adverse impact on residential amenity due to noise.

HUMAN RIGHTS ACT 1998

1t is considered that a decision made in accordance with this recommendation would not
result in any breach of Convention rights.

RECOMMENDATION

That the apphcaﬁon be REFUSED for the following reason(s):

1. The wind turbine will have an unacceptable impact upon The Ministry of Defence
(MOD) National Defence Radar at Staxton Wold. The tutbine will be 53.7 km from,
in line of sight to, and will cause unacceptable interference to the Air Defence Radar
at Staxton Wold. Trials carried out in 2005 concluded that wind tutbines can have
detrimental effects on the operation of radar which include the desensttisation of
radar in the vicinity of the turbines, and the creation of "false” aircraft returns. The
probability of the radar detecting aircraft flying over or in the vicinity of the turbines
would be reduced, and the RAF would be unable to provide a full air surveillance
service in the area of the ptoposed wind farm. The proposal is consideted
unacceptable in terms of impact to air-defence and is therefore considered to
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conflict with National Policy Statement for Energy EN1.

The proposed tutbine in this rural residential environment is considered to be
situated too close to the public highway boundary and would therefore present a
potential hazard to highway users to the detriment of highway safety and would be
in conflict with paragraph 35 of the NPPF, which advises that developments should

be located and designed whete practical to create safe and secure layouts which
minimise conflicts between traffic, cyclists or pedestrians.

It is considered that the proposed wind turbine as a result of its location and scale
would have an adverse impact upon the special character and setting of significant
heritage asscts, in patticular the Paull Lighthouse Tower (a Grade II Listed Building)
and the Paull Conservation Atea. The proposed wind turbine due to its height,
form, proximity and colour would compete with the focal point status of the listed
lighthouse and as 2 result would impact detrimentally on the character of the Paull
Conservation Area, particulatly as a result of the visual prominence of the village, the
Conservation Area and Listed Buildings across the Humber estuary. The proposed
wind turbine is unlikely to enhance ot better reveal the significance of the setting of
the lighthouse and cottages and fails to presetve or enhance the character and
appearance of the Consetvation Atea, the application is therefore considered to be
unacceptable and contrary to policies ENVY (sub-sections A, B8)of the Regional
Spatial Strategy, ENV6 (sub-sections iil, iv) of the Joint Structure Plan and ENV22,
ENV24 and ENV25 of the Holderness District Wide Local Plan, Section 12

(patagraphs 131 and 132) of the NPPF and ENV3 (sub-sections A, B1, B2,B5) of
the Draft Local Plan.

It is consideted that the proposed wind tutbine would generate noise levels in the
region of 50 dB (A) at the neatest noise sensitive property, 1 Townend Road, which
would cteate an adverse impact on the residential amenities of neighbouring
propetties. The proposed wind turbine is therefore considered to be contrary policy
U19 (sub-section 5) of the HDWLP and EC6 (sub-section 3i) of the Draft Local
Plan and guidance contained in paragraph 123 of the NPPF.

In making this decision the Council has followed the requitrements in paragraph 186
and 187 of the National Planning Policy Framework, but as the proposal is conttary
to established planning principles and will clearly damage national defence interests,
adversely impact upon the charactet and setting of heritage asscts, highway safety and
residential amenity due to noise. It is understood that the applicant/agent has been
advised that solar panels may eliminate some of the reasons for refusal. 'The use of
solar panels would be suppotted by tenewable energy policies.
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REPORT TO EASTERN AREA PLANNING SUB-COMMITTEE

COMMITTEE DATE: 4 Febtuary 2013
PARISH: Bevetley Town Council
WARD: St Mary's

APPLICATION NUMBER: 12 /03592/PLF

APPLICATION TYPE: Full Planning Permission

DESCRIPTION: Installation of 9no floodlights to 200 existing all-
weather tennis courts at Beverley And East Riding

Lawn Tennis Club Seven Cotnets Lane Bevetley
East Riding Of Yorkshire

APPLICANT: Beverley & East Riding Lawn Tennis Club
DATE RECEIVED: 17 August 2012

RECOMMENDATION: Approve

INTRODUCTION

' This application sceks full planning permission for the installation of 9 floodlights to two

of the existing all-weather tennis coutts (courts 5 and 6 as show on Appendix 2) at
Beverley and East Riding Lawn Tennis Club, Seven Cotners Lane, Beverley. This site is
located within the defined Development Limits of Beverey and also lies within the
designated Conservation Arxea.

The Beverley and East Riding Lawn Tennis Club is well established and lies within an
area that is predominantly residential in character. The site is close to the westetn
boundaty of the town which adjoins the Westwood Pasture. Access to the site is gained
via Seven Comers Lane, from cither York Road ot North Bar Without.

The floodlights would measure 6.7 metres in height and would be finished in 2 shade of
datk green to match the colour of existing fences and ancillary club features. Columans 1,
3, 4,6, 7 and 9 as shown on Appendix 2 would be fitted with a single floodlight and
columns 2, 5 and 8 would be fitted with twin floodlights.

As originally submitted this application proposed the installation of 12 floodlights to
three of the existing courts (coutts 4,5 and 6 as show on Appendix 2), however the
application was subsequently amended in light of serious concerfis regarding the

ptoximity' of the floodlights intended to sexve coutt 4 to the residential propetty known
as Park Lodge.

A request has been received from Councillor Charis for this application to be reported to
the Sub-Committee for the following treasom: to ensute that the full impact on
neighbouring propetties is consideted. There has also been significant public intetest,
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both in support and against this development proposal.

PLANS AND ILLUSTRATIONS

Appendix 1 — Location Plan
Appendix 2 — Amended Proposed Site Plan
Appendix 3 — Amended Proposed Elevations

KEY PLANNING POLICIES AND GUIDANCE

National Planning Policy

NPPF National Planning Policy Framework

Regional Spatial Strategy ( ) )
YH5 Principal Towns 7
ENVO Historic Environment.

ENV11 Health, Recreation and Sport

Joint Structure Plan

SP1 Character and distinctiveness of settlements and their setting (including
important featutes) to be protected and enhanced.

SP5 Development proposals to achieve high standatd of design
ENVG6 The setting, character or appearance of strategically important buildings,
features and historic/architectural areas should be protected and
where possible enhanced. ()
Beverley Botough Local Plan
E8 Protect views into Beverley.
E21 Seck protection of Conservation Atea’s character; encourage approptiate

development, tree planting etc.; testrict Permitted Development Rights.
E25 Design criteria in, ot adjacent to, Conservation Areas.

D1 Layout and design of development to respect and conttibute to the
character of its locality. Briefs on substantial and impottant sites.

East Riding Local Plan Draft Strategy Document (January 2013}

Section 72 of Planning (Listed Buildings and Consetvation Areas) Act 1990 — Special
regard to the desirability of preserving ot enhancing the Consetvation Atea.
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RELEVANT PLANNING HISTORY

313-256 Construction of a means of pedestrian access — Approved
14.01.1976

313-10251 (97/60050/PLF) Change 4 grass couits to astro-tutf — Approved
01.07.1998

CONSULTATION REPLIES

Parish Council “No objection”.

Highway Control “A desk top assessment has been carried out by Highway
Management to consider the consultation copy of the application in
question. This has not identified any significant impact / material
change on highway safety issues associated with the proposed
development. The application can be determined without any
further referral to the Highway Authority.”

Public Protection “My main concern with an application of this nature would be
Division potential nuisance caused by light trespass onto neighbouring
propetties, glare and skyglow.

I have visited the site at night to assess cuttent ambient light levels
and I have used this as a baseline on which to ascertain the impact
on neighbouting propetties.

The lighting design and impact information appeats to be robust and
when comparing the data with the standards outlined in the Institute
of Lighting Engineers Guidance Notes for the Reduction of Light
Pollution it can be demonstrated that the impact would be within
the limits for this category of area ( E2: low district brightness).

I therefote have no objection to the application.”

Further response:

“Following on from my initial response I have had an on-site night
time meeting with 3 residents who live in close proximity to the
tennis courts. As a result of this meeting [ am submitting
supplementary comments.

The primaty purpose of an Environmental Control consultation in
the planning process is to prevent potential statutory nuisances.

The Clean Neighbourhoods and Environment Act extended the
Environmental Protection Act’s statutory nuisance tegime to include
statutory nuisance from artificial light as a consequence of which we
are consulted on planning applications containing lighting schemes.

The assessment of a statutory nuisance is based on the common law
concept of an unreasonable interference with someone’s use of their
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Conservatton Officer

J

propesty and thetefore a raft of case law is taken into consideration
when assessing a nuisance. The defence of the ‘best practicable
means’ being employed to minimise the adverse effects of the
lighting would also apply in this instance.

Defra (Department for Envitonment Food and Rutal Affairs)
advises that the Institution of Lighting Engineers Guidance Notes
for the Reduction of Light Pollution and the International
Commission on Illumination (CIE) should be considered when
assessing a statutory light nuisance. BS EN 12193:1999 Light and

Lighting — Sports Lighting has also been referred to in compiling
this response.

When viewing the Seven Corners Lane area from the Westwood at
night it can be seen that this is a dark area in comparison to the test
of the Beverley skyline. This is mainly due to the fact that there ate
only 2 low powered streetlights on Seven Corners Lane in line of
sight of the Westwood and also street lighting along North Bar
Without is shiclded from view by the 3 storey dwellings along the
first 100 metres of the street.

Should this project go ahead then, particularly when the trees are not
in leaf, some of the luminaites and the playing sutface will be seen
from the Westwood and this will break up the dark area of the
skyline. This would however not constitute 2 statutory nuisance.

Duting my night time visit I was invited into Park Lodge which is
adjacent to the courts. The view from the lounge and bedtoom
overlooking the courts is onme of almost complete darkness —
cuttains/blinds are not used in the lounge.

An illuminated tennis court will completely change this view and
could be consideted to be obtrusive.

Having studied the lighting data accompanying the application I am -

satisfied that the best practicable means ate to be employed in
minimising obtrusive light.”

Conditions are advised.

“The scheme would illuminate an atea within the Bevetley
Conservation Atea and due to its position and Bevetley’s
topography; it might have an impact on the view of the townscape
when seen from the Westwood. This view is of high significance
duting day and dawn and — especially on those occasion when the
Minstet ot St Mary’s church are illuminated — also during night. I
would also like to highlight that this is a view that seen and

appreciated by many, e.g. by people travelling towards Bevetley on
the A 1079.

I therefore would like to see — if possible- some kind of
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Trees and Landscape
Section

Public Rights of Way

Beverley and District
Civic Society

Bevetley Renaissance
Partnership

photomontage showing the scheme’s impact on the townscape when
scen in isolation and in combination with other llumination
schemes. This is necessary to fully assess the scheme’s impact on the
views toward the Beverley Conservation Area.

1 also locked at the lantetns as such and I do not feel that during

daytime, they will add significant harm. to the overall character and
appeatance of the Conservation Area.”

“The proposed development is supported by an Asboticultural
Impact Assessment and Method statement in accordance with the
recommendations of BS 5837 - 2012.

It is of paramount importance that all wotks associated with
installation of the floodlight colutnns is carried out in accordance
with these statements, in order safeguard the mature trees located
close to the existing tennis courts.”

A condition is advised.

“The definitive map shows that Beverley Footpath No.2 runs
adjacent to the site. It seams unlikely that the application will affect
a Public Right of Way...”

“The longet use of the tennis coutts is welcome. However, despite
careful calculation to minimise glare to surrounding properties,
floodlighting also illuminate particles of suspended moisture at times
of higher humidity. The lightspill is difficult to control and produces
2 halo seen around floodlit areas, usually viewed against a datk sky
which increases the contrast. Tall screens (trees, hedging and mesh)
can mitigate the effect but these have to be tuned to suit each
'viewer' position. In an area of tesidential propetty this requites
identfication of critical windows and room uses telative to the
courts, playing seasons and cutfew times. (This has not been very
successful in the case of the Longcroft pitch lighting)”

“In general, Beverley Renaissance Partnership welcomes this
application. It is likely to encoutage wider access to spotting facilities
and should also increase participant numbers, especially amongst the
younger age group, with the resultant benefits to health and
wellbeing. Extended use of the courts provides a practical
opportunity to build on the sporting legacy left over from the
Olympics, and is also timely in terms of the focus on tennis as a
result of recent notable successes. However, the design and
installation of the foodlights should be given appropriate
consideration to minimise any light pollution and resultant
disruption to tesidential propetties in the area. It would also be
aseful if suitable curfews were agreed, with a means of enforcement,
in ordet to mitigate the risk of anti-social behaviour at the site.”
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CONSULTATION REPLIES - AMENDED PLANS

Parish Council

Conservation Officet

PUBLICITY

Neighbouts/
Publicity

“No objection after considering the amended plans”.

“No objection.

The site is part of a built up atea of Bevetley, certain levels of
illumination are acceptable. By sestricting the opening hours and by
reducing the amount of lighting columns, I think that the scheme’s
overall impact will not result in harm to the area’s chatacter and
appeatance. An objection could not be justified.

The information I have received makes me understand that this
scheme will not result a glow which would dettact from the
illuminated townscape at night. Thetefore the scheme will not result
in harm to the view of the Bevetrley Conservation Area from
elevated positions like for example the Westwood.”

Thete have been 46 letters of support for the ptoposed
development. A sumpaty of the comments received in support of
this development proposals is as follows:

. Allow for the increased use of the facility into the evening,.

. Enhance users enjoyment of the tennis club.

. Necessary to enhance the existing facilities.

. Users won't have to travel to alternative sites to play in the
evening,

. Create a similar playing petiod to that of summer.

. Serve as an additional security measure for the area.

+ Improve youth development and club teams.

. Benefit the tennis club and local community sport.

. Promotes positive and healthy activity during winter months.

«  Help ensure the future viability of the club.

+ Increased potential to attract membership.

. Maintain coaching continuity into the autumn and winter
months.

« Greater oppottunities for more tennis collaboration with local
schools

. More cost-efficient use of the existing expensive court ptovision

. Access is only by foot so no congestion problems for residents.

. Situated away from roads so no impact the general public.

. No licensing facilities so unlikely to cause “drink” problems.

.  put Bevetley tennis on an equal footing with competitor clubs

. The club is an important and valuable part of Bevetley’s life and
history.

« No floodlight facilities fot coaching to continue after school.

+ The lighting should not impact detrimentally on local residents
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Thete have been 37 letters of objection to the proposed
development as otiginally submitted (for 12no floodlights). A
summary of objections received is as follows: '

. Highly visible and would fundamentally change the character of
the area

« The proposals would detract from the Conservation Area.

« Highly visible and would damage views of Bevetley from the
Westwood

o The floodlights at Longctroft School show how the approach to
Beverley can be spoiled.

. Would affect the rural chatacter of the area and would not
enhance or preserve it

« An eyesore, particulatly in the winter months when scteening is
reduced.

« The area is currently free from artificial light.

« Increased light pollution in the area and concerns relating to the
EHO assessment of Light Pollution.

. Seven Cotners Lane is not suitable for increased traffic

. There is no parking for tennis club members on Seven Cotners
Lane and increased use in winter will encourage increased access
by cat. '

. Existing problems with membets parking on the ptivate road in
the winter and any increased use would exacerbate these
problems.

. Increased noise in the evenings from increased use and
additional traffic.

« There is scope for increasing the use of the club without
considering the erection of the proposed floodlights

« The floodlights would draw unwanted attention to the area and
posea secutity threat

. Distuption and incteased traffic duting construction.

. Private road is not suitable for construction traffic.

«  Tlluminate a much wider area than the tennis coutts.

«  Would spoil the unique view of Beverley fot the benefit of a very
small group of people.

. No factual evidence that floodlights would increase club
membeitship.

« Member’s climbing neighbouts fences in the dark to retrieve
tennis balls.

«  'The location of the club is not suitable for ﬂood]ightjng

. Wildlife would be affected if the proposals were to be permitted.

.  Underuse of the existing courts in sumimer and at weekends
suggest there is no demand

. No coaching takes place on Sundays when natural light is
available.

. Will not preserve or enhance the heritage assets of the locality.

+ Plantng more trees will adversely affect the neighbours.

« New evergreen ttees will not be in keeping with the atea.

« ‘The height of the columns is unacceptable
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. Atmospheric conditions in winter would create a hazy glow in
the sky.

+  The lights will change the landscape.

« there are enough floodlit facilities already

PUBLICITY — AMENDED PLANS

Neighbours/ There have been 19 letters of objection to the amended plans.

Publicity These largely identify that the original objections to the scheme
rernain unchanged in light of the reduction to 9no floodlights and
reiterate the previous objections detailed above. '

CASE ON BEHALF QF THE APPLICANT

A Supporting Statement accompanies this application. A summary of the main points in
support of the proposals are as follows:

« The main repott from Luminance Pro Ltd. shows anticipated light levels and spread
patterns... The objective is to achieve the minimum LTA recommended
specification for club lighting standards, while using the most-efficient and least-
intrusive column layout and light spread.

« The visual effect of the light itself is difficult to mask, but the existing and new
proposed trees, many of them evergreen, will create a screening effect.

+  The lighting column and unit are specifically chosen to minimise spillage and light
trespass. _

. The overall aim is to extend the opportunity for all types of play; and to attempt to
smooth the disparity between extremely busy petiods when members have to wait for
courts and those times without any play.

The ptoject will confer the following specific benefits to the club, Beverley and its
population:

« the ability to maintain coaching continuity, for youngsters and adults, from summer
into the autumn and wintet months;

. greater potential for retaining coaches and training new coaches at the club,
previously compromised by lack of floodlights; '

. greater opportunities for more tennis collaboration with local schools;

. a broadet range of tennis opportunities likely to attract new members to the Club,
especially those in full-time employment; ' '

. 2 mote cost-efficient use of the existing expensive court provision;

+ allowing availability for Hull and East Riding wintet tennis competitions;

«  club-based, all-weather winter evening tennis for the first time, in Bevetley (many
current membets cutrently travel 20miles by car for such opportunities);

« placing Beverley tennis on an equal footing with competitor clubs in Hull, Swanland,
South Cave and Hessle, all of which offer floodlit tennis in wintet;

+  helping to ensure the viability of BERLTC 2s a valuable part of Bevetley’s life and
history, and thus its contribution to the charactet of the Conservation Atea
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. The floodlit coutts would be in use mainly from October to March, with the possible
hours of opetation being equivalent to those utilised in the high summer months
when play generally comes to an end between 21.00 and 22.00.

. Car patking for members and visitors is only available on North Bar Without and
currently meets the daytime, weekend and evening needs of the Club. Of note
howevet, is the fact that the Club’s central location means many playets come to the
Club without using cars.

+  The proposed columns and luminaires will no doubt have a visual impact but this will
be mitigated by being coloured dark green to match other adjacent features.

+  The impact of the evening light will also be softened and diffused by sutrounding
trees and the scheme has been designed to minimise and avoid wn-necessary spillage
and glare. It can also be argued that floodlights are features that can be expected at
such a sports club and are therefore not incongruous.

. No ttees ate to be removed or significantly pruned above-ground as a result of the
project. Below ground, the proposed excavation work has the posential to impact on
root zones, however the risk is considered to be minimal and will be mitigated
through hand excavation wotk.

A tree survey report and a report from Luminance Pro Ltd. showing anticipated light
levels have also been submitted in support of this application.

KEY ISSUES

« Principle of Development

« Design and Visual Amenity

« Impact on Residential Amenity
« Impact on Conservation Atea
» Impact on Trees

OFFICER COMMENTS

Applications ate to be determined in accordance with the Development Plan unless
material considerations indicate otherwise.

The National Planning Policy Framewotk (NPPF) is a material consideration which must
be taken into account in planning decisions. If the NPPF contains policy guidance that is
televant to this application, the repott below will explain this, and consider the extent to
which development plan policy is consistent with the NPPF and the weight to be given
to that policy. For 12 months from the date of publication of the NPPF full weight may
still be given to relevant development plan policies adopted since 2004 even if there is a
limited degtee of conflict with the Framework. The Regional Spatial Strategy falls into
this category. For policies in the Joint Structure Plan and the Local Plan due weight

should be given to televant policies in existing plans according to theit degree of
consistency with the NPPF.

Tt is the Government's cleat policy intention to revoke the Regional Spatial Strategy
subject to the outcome of the environmental assessments that are curtently being
undertaken. Undl it is abolished the Regional Spatial Strategy remains part of the
development plan although the intention to abolish the Regional Spatial Strategy can be
treated as a material planning consideradon with the weight to be attached to this
intention being a matter for the decision maker.
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The Development Plan for the area comprises the Regional Spatial Strategy for
Yotkshire and the Humber (RSS), the Joint Structure Plan for Kingston -upon Hull and
the Bast Riding of Yotkshire (JSP), and the Beverley Borough Local Plan (BBLP).

Principle of Development

Bevetley is identified as a Principal Town of the region (through RSS policy YHS5) and
should therefore be the main local focus for services including leisure, health and cultural
activities and facilities. ‘The application site is an existing and well established sporting
facility that is located within the Development Limits of the town.

RSS policy ENV11 secks to improve health by providing, safeguarding and enhancing
high quality facilities for sports and tecreation. Although the RSS is due to be abolished,
policy ENV11 is considered to be consistent with the aims of the NPPF to improve
health, social and cultural wellbeing for all, and deliver sufficient community and cultural
faciliies and services to meet local needs. The requirements of RSS policy ENV11 can
therefore be given due weight in this case.

This development proposal seeks to enhance an existing sporting facility by ptoviding
floodlighting that would enable the club to inctease the opportunity to use the coutts
into the autumn and winter months. A summary of the applicants case in suppott of the
proposed scheme is given in the section entitled ‘Case on behalf of the Applicant’ above.

The proposal is considered to accord with the general thrust of relevant national and
regional planning policy and is therefore considered to be acceptable in principle. The
site is howevet located within a predominantly residential atea and the lluminated coutts
would be within close proximity of a number of neighbouring residential properties. The
NPPF also seeks to secute high quality design and a good standard of amenity for all
existing and future occupants of land and buildings. The impact on the neighbouring
residential occupiers is covered in the following sections of this report.

Design and Visual Amenity

Policy SP1 of the JSP states that the character and distinctiveness of settlements and their
settings should be protected. JSP policy SP5 seeks to achieve a high standard of design
across all development proposals that, amongst other things, respects local landscape and
settlement character and integrates visually and physically with its surroundings. Similarly
policy D1 of the BBLP refets to layout and design respecting and contributing to the
character of its locality.

The publication of the NPPF allows due weight to be attached to policies SP1, SP5 and
D1 as they are considered to be consistent with the NPPF, which seeks to ensure that
developments, amongst other things, add to the overall quality of the area, establish 2
strong sense of place, tespond to local chatacter and history and reflect the identity of
local surroundings and materials.

BBLP policy E8 is also relevant in this case which seeks to ensure that development does
not detract from views into the Urban Centre of Bevetley by reason of its height, bulk or
the use of inappropriate materials, The aims of the policy E8 are consideted to be
consistent with the thrust of the NPPF and therefore it can be afforded due weight.
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A number of the objectors have expressed concerns regarding the visual impact of the

floodlights on the character and appearance of the area and their appearance when
apptoaching Beverley from the Westwood.

It is considered that the application site has limited visibility from York Road and North
Bar Within and it is well screened from the approach to Beverley from the Westwood
Pasture by existing buildings and tree planting. The floodlight columns would be
anobtrusive in terms of their appearance and the submitted details indicate that they
would be finished in a datk shade of green, which will assist in integrating them into the
tree lined boundary of the application site. As such it is considered that views of the
proposed floodlight columns themselves would not be readily available despite theit
height, and therefore it is considered that their installation would not be harmful to the
visual amenity of the surrounding atea, not would they detract from the appeatance of
this part of the town when approaching Bevetley on the A1174.

It is highly likely that, when in use at night, the lumination would be more visible from
public vantage points, most notably from the west on the approach to Beverley. "This
may also be the case in the winter months when the deciduous tree screening is reduced.
This proposal must however bbe looked at in context as the site is located on the edge of
a predominantly urban area. Whilst Seven Cotners Lane itself has litdle illumination, as
expressed by a number of the objectors, the proposed floodlights would be viewed
against the backdrop of the rest of the town which includes numerous SOUfces of
illumination, including buildings, street lighting and the floodlit sports facility at
Longcroft School, which ‘s much more visible from the Westwood than the application
site.

It is therefore the opinion of your Officers that the visual impact of the proposed
lumination would not result in significant demonstrable harm to the visual amenity of
the atea, to the extent that it would justify the refusal of this development proposal. The
scheme is thetefore considered to accord with the requitements of JSP policies SP1 and
SP5, BBLP policies E8 and D1 and the policy guidance set out in the NPPF.

Impact on Residential Amenity

The NPPF seeks to secure high quality design and a good standard of amenity for alt
existing and future occupants of land and buildings. JSP policy SP5 and BBLP policy D1
are also consideted to be relevant in respect of residential amenity as they aim to ensure
that development respects the locality and integrates with its surroundings. -

There has been strong local opposition from the immediate neighbouring residential
occupiets to the installation of the floodlights, both in respect of the application as
otiginally submitted and in respect on the amended scheme for 9 columns. The primaty
objections on residential amenity grounds relate to the impact of the floodlights in terms
of light spillage and light pollution for neighbouting properties and increased noise and
disturbance associated with the extended use of the tennis coutts into the evening.

Other residential amenity concerns relate to an increased tisk of crime, disruption during
construction and matters relating to access, patking and highway safety.

The Environmental Health Officer (BEHO) has been consulted in respect of the proposal
and it is Vadvised that he is satisfied that the best practicablc means ate to be employed in
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minimising obtrusive light and as such he has no objections to this application, subject to
conditions. The EHO acknowledges that, when viewed from Park Lodge (the closest
propetty to the illuminated coutts as the scheme was originally submitted) the lluminated
tennis courts would completely change the existing view from that property and could be
considered to be obtrusive. Since this tesponse, the illumination to court 4 has been
withdrawn from the scheme, which does not completely address this issue but achieves a

better relationship with Park Lodge by moving the closest source of light a further couzts
distance away.

The proposed floodlights will enable the tennis club to opetate later into the evening in
the winter months, however the illumination is now only proposed to two of the seven
courts. It should be noted that there are no restrictions on the opening hours of the club
and therefore, in the summer months, play could continue on all seven courts until such
a time as the reduction in light in the evening makes this impossible. Itis anticipated that
demand for the use of the tennis courts is likely to be reduced in the winter months given
the seasonal weather conditions and the fact that only two of the seven courts would be
tealistically available for use after dusk if this application was successful.

It is considered that a satisfactory level of residential amenity can be preserved fot the
immediate neighbouring occupiers through the use of planning conditions that prevent
the floodlights being switched on when the courts are not in use and by limiting the use
of the floodlights to no later than 21:30hts on any day. Such conditions will prevent the
neighbouring occupiets from being unnecessatily affected by the proposed floodlights
when the courts themselyes ate not being used and will also prevent the use of the lights
into the unsociable houts of the evening when the neighbouts could reasonably expect
activity at the site to be dying down as would be the case during the summer.

Officets accept the proposed floodlights will have some impact on the immediate
neighbouting residents, in terms of introducing a new light source within close proximity
of their properties whete none existed previously, however it is considered that any
impact must be balanced against the benefits associated with the provision of an
improved sports facility for the town. Futthetmore, it is considered that any impact on
the neighbouting occupiets would be limited given that the illumination is only proposed
for two of the seven coutts; that the demand for the use of the tennis couuts is likely to
be reduced in the winter months (i.e. when the illumination would be most prominent)
given the seasonal weather conditions; and that approptiate conditions limiting the houts
of use and preventing the floodlights being used when the cousts are not in use and
would ensure that the neighbours retain a good standard of amenily.

The neighbours have also objected on the grounds of nuisance during construction.
Whilst there maybe some noise and disturbance duting the constriction phase, any
nuisance would be temportary, would be for a limited period and would not therefore
have any long term detrimental impact on residential amenity.

Officers do not consider it to be necessary to prevent the use of the foodlights in the
summer tonths (i.e. only allowing use in winter months) as the demand for the lighting
would be reduced at this time due to natural daylight levels and subject to the imposition
of the conditions detailed above, it is considered that theit use would not be detrimental
to the amenities of the neighbours.

This development proposal is therefore considered to accord with the tequirements of
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JSP policy SP5, BBLP policy D1 and the policy guidance as set out in the NPPF relating
to residential amenity.

Impacton Conservation Atea

The site lies within the designated Consetvation Axea of Bevetley and therefote the Local

Planning Authority must pay special regatd to the desitability of presetving or enhancing
the Area.

RSS policy ENV9 seeks to safegnard and enhance the historic environment and JSP
policy EN'V6 secks to protect, and where appropriate enhance Conservation Areas. The
requirements of policies ENV9 and ENV6 are consideted to be consistent with the

NPPF, with tegatd to development within Conservation Areas, and therefore due weight
can be attached to their requitements.

Local Plan Policy E21 seeks to protect and promote the aspects of the envitonment
which charactetise an area and ensure that the character of the area is not hartmed by
unsympathetic development. Policy E25 secks to ensure that development proposals
within Conservation Area’s consider theit relationship with their surroundings, are of an
apptoptiate scale and materials, and are of a design that is in keeping with the established
character of the area. The requirements of policies E21 and H25 are considered to be

consistent with the NPPF and thetefore due weight can be attached to their
requiremernts.

The objections received highlight that the application site lies within part of the
Conservation Area that they consider to be unspoilt by sources of artificial light and that
this development proposal will detract from the appearance and character ot the area.

As previously stated, the use of the site as a tennis club is well established and it is
considered that the addition of 9 no. floodlight columns will not change the character or
appeatance of the site to any significant degree. The Consetvation Officer has been
consulted in respect of this development proposal and it is advised that, duting the

daytime, the proposed floodlights will not significantly harm the overall charactet and
appearance of the Conservation Area.

As such it is considered that the proposed floodlights themselves will presetve the
existing character and appearance of the Conservation Area and it is the illumination that
has the greatest potential to impact on its existing character. It is the advice of the
Conservation Officer that, as the site is part of a built up area of Beverley, certain levels
of illumination ate acceptable. By restricting the opening hours and by reducing the
amount of lighting columns, it is considered that the overall impact of the scheme will
not result in harm to the atea’s character and appearance and as such, an objection on
conservation grounds would not be justified.

Tt should also be noted that there are existing light sources within the Consetvation Area,
which covers much of the centte of the town and not just Seven Cotners Lane. Such
light sousces include domestic and commercial properties and various strect lighting and

secutity lighting within domestic curtilages. All of these souxces of light contribute to the
character of the area as it exists at present.

The proposals are therefore considered to accord with policy ENV? of the RSS, policy
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ENV6 of the JSP, policies E21 and E25 of the BBLP and Section 12 of the NPPF,
which seeks to conserve and enhance the histotic environment.

Impact on Trees

The application site is surtounded by a number of mature trees which ase protected by
virtue of their Jocation, within the designated Conservation Area. The trees in question
make a positive contribution towards the chatacter of the area and offer some screening
of the site for neighbouring residential occupiers. A number of the proposed floodlights,
including the necessary electrical connections, would be located within the root
protection areas of the trees.

The application is supported by an Arboricultural Impact Assessment and Method
Statement in accordance with the recommendations of BS 5837 - 2012. The Trees and
Landscape Officer has been consulted in respect of this development proposal and it is
advised that it is of paramount importance that all works associated with installation of
the floodlight columns ate catried out in accordance with the Arboticultural Impact
Assessment and Method statement, in order safeguard the mature trees located close to
the existing tennis courts. 'An apptoptiate condition has been advised.

Subject to the development being carried out in accordance with the Arboricultural
Impact Assessment and Method statement, it is considered that the development would
not have any significant adverse impact on the existing trees. Additional tree planning is
also proposed to the northern and southern site boundaries however no details have
been provided as to the size, or species to be used. An apptoptiate condition can be
imposed which requires the submission of details of the proposed tree planting,

Other Matters

One of the primary objections received relates to highway safety concerns regarding an
increase in traffic associated with the extended use of the tennis courts into the evening
during the autumn and winter months.

The Highway Management section has been consulted in tespect of this development
proposal and they have not identified any significant highway safety issues. This
application relates to the installation of the floodlights only and not the use of the tennis
coutts themselves and therefote it should be noted that, during the summetr months
when extended play is available into the evening without additional lighting, tennis club
membets are not prohibited from driving to the site.

Although memberts may be less inclined to walk to the site in the autumn and winter
evenings, it is anticipated that the number of members visiting the site is likely to be

reduced given the seasonal conditions and the fact that only two of the seven courts"

would be realistically available for use after dusk. As such it is considered that the
proposed scheme (for the installation of 9 floodlights) does not give rise to any
significant highway safety concetns, over and above the situation as it currently exists.

Objections regarding the impact of the floodlights on wildlife have been received. The
site is located on the edge of the town, in an atea that is developed in chatacter. Tt is
considered to be unlikely that the proposed development would have any significant
impact on ‘wildlife’ intetests given that that the only notable change in citcumstances will
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be during the late autumn, winter and eatly moths of spring and will not continue any
later than 21:30hts on any day.

CONCLUSION

Beverley and East Riding Lawn Tennis Club is an existing and well established sporting
facility and this proposal to illuminate two existing tennis courts would enhance the
existing provision for sports and recreation within the town by enabling its continued use
into the autumn and wintet months. The proposals are therefore consideted to accord
with the general thrust of national and regional plannming policy which advocates the
provision and enhancement of high quality facilities for sports and recreation to improve
health, social and cultural wellbeing for all.

It is acknowledged that the proposed floodlights will have some impact on the immediate
neighbouring residents, in tetms of introducing a new light source within close proximity
of their properties whete none existed previously, however it is considered that any
impact must be balanced against the benefits associated with the provision of an
improved spotts facility for the town.

Furthermore, it is considered that any impact on the neighbouring occupiers would be
limited given that the illamination is only proposed for two of the seven courts; that the
demand for the use of the tennis couts is likely to be reduced in the winter months (1.e.
when the illumination would be most prominent) given the seasonal weather conditions;
and that appropyiate conditions limiting the houts of use and preventing the floodlights
being used when the coutts ate not in use and will ensure that the neighbours retain a
good standard of amenity.

It is considered that this development proposal would presetve the existing character of
the Conservation Area, and it could be cartied out without having any significant adverse
impact on the existing matute trees to the site boundaries.

It is therefore considered on balance that this development proposal accords with the
relevant polices of the Development Plan and the Natonal Planning Policy Framework.

HUMAN RIGHTS ACT 1998

It is considered that a decision made in accordance with this recommendation would not
result in any breach of Convention rights. '

RECOMMENDATION

That the application be APPROVED, subject to the following condition(s):

1. The development hereby permitted shall be begun before the expitation of three
yeats from the date of this permission.

This condition is imposed in order to cotmply with the 'provisions of Section 91
of the T'own and Country Planning Act 1990.

2. The floodlight columns hereby approved shall be finished in datk green as per
the submitted details befote they are first brought into use and shall thereafter be
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maintained as such.

This condition is imposed in the interests of the visual amenity of the locality.

The floodlights heteby approved shall not be illuminated unless courts 5 and/or
6 (as shown on the submitted plans) are in use for the purpose of training for or
playing tennis in association with Beverley and Bast Riding Lawn Tennis Club.

This condition is imposed in the interests of the residential amenities of the locality

The floodlights heteby approved shall not be illuminated after 21:30 on any day
and shall not be re-illuminated before 08:00 the following day.

"This condition is imposed in the interests of the residential amenities of the locality

The apptoved development shall be cartied out in accordance with
secommendations in the Tree Report provided by Waller Tree Consulting
(hereinafter called the "Approved Tree Protection Scheme" which provides for
the retention and ptotection of trees in accordance with the guidance set out in
BS5837 - 2012 " Trees in relation to design, demolition and construction —
Recommendations™.

This condition is imposed because the Council is under a statutory obligaton when
considering planning applications to consider whether it is necessaty to take steps to
ptesetve existing trees. There are existing trees within ot in the vicinity of the site
and these contribute to the chatacter and appearance of the area. It is important
that they ate protected from damage before, duting and after construction wotks.

No development shall take place untl full details of the proposed ttee planting
together with a programme of implementation has been submitted to and
approved in writing by the Local Planning Authority. This scheme should

include:

1) Species of trees to be used;

i) Quantities/densities of trees to be used;

iii) Locations of trees to be used;

i) Sizes of trees to be used;

v) Details of planting methods/matetials proposed.

These works shall then be cattied out within the next available planting season
following the implementation of this petmission ot as may be otherwise agreed in
writing by the Local Planning Authority.

This condition is imposed in ordet to reduce the impact of the development on
the streetscene and to help integrate it into the surrounding area.

If within a perdod of 5 years from the date of the planting of any tree or shrub that
tree or shrub or any tree or shrub planted in replacement for it, is removed,
uprooted or destroyed ot dies (or becomes, in the opinion of the Local Planning
Authotity, seriously damaged or defective) anothetr tree or shrub of the same
species, size and matusity as that otiginally planted shall be planted at the same
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place, unless the Local Planning Authority gives its wtitten consent to any vagiatios.

This condition is imposed because landscaping works can enhance a development,
both for its own sake and for the benefit of the wider area. Trees and shrubs can
fail as a result of a number of causes and it is impottant that, if the landscaping
scheme is to succeed there is provision for replacement planting.

8. The lighting scheme for the tennis courts shall comply with the CIF Guide on
the Limitations of the Tffects of Obtrusive Light from Outdoor Lighting
Installations in Environmental Zone E2 and repeated in the Instituton of
Lighting Engineers Guidance Notes for the Reduction of Light Pollution. '

This condition is imposed in the interests of the residential amenities of the locality

9. Cables running through the lighting columns shall be fixed so as to ptevent the
cable flapping on the column during windy weather.

This condition is imposed in the intetests of the residential amenities of the locality

10. The thﬂng installation shall be maintained in a satisfactory mannet and all
screens, baffles and aiming requitements needed to comply with condition 8
(above) shall be maintained throughout the life of the installation.

This condition is imposed in the interests of the residential amenities of the locality

11. The development hereby permitted shall be catried out in accordance with the
following approved plans:

04 Rev. A — Site Plan as Proposed — Received 08 J11/2012
05 Rev. A — Elevations as Proposed — Received 08/11/2012

This condition is imposed for the avoidance of doubt and to ensure that the
development hereby permitted is carried out in accordance with the approved
details in the intetests of the character and amenity of the area and the provisions
of the development plan.

Relevant Planning Policies

Regional Spatial Strategy

YH5 Principal Towns

ENV9 Histotic Environment

ENVI1 Health and Recteation

Joint Structure Plan

SP1 Character and distinctiveness of settlements and their setting (including
impottant features) to be protected and enhanced.

SP5 Development proposals to achieve high standard of design.

ENV6 The setting, character or appeatance of strategically important buildings,

features and historic/architectutal areas should be protected and where
possible enhanced.
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Beverley Borough Local Plan

E21 Seek protection of Conservation Area's character; encourage approptiate
development, tree planting etc.; restrict Permitted Development Rights.

E25 Design ctitetia in, or adjacent to, Conservation Areas.

D1 Layout 2and design of development to respect and contribute to the

character of its locality. Briefs on substantial and important sites.
National Planning Policy Framework

Reason for Decision

Beverley and Fast Riding Lawn Tennis Club is an existing and well established sporting
facility and this proposal to illuminate two existing tennis coutts would enhance the
existing provision for sports and recteation within the town by enabling its continued use
into the autumn and winter months. The proposals are therefore considered to accord
with the general thrust of natonal and regional planning policy which advocates the
provision and enhancement of high quality facilities for spoxts and recteation to imptove
health, social and cultural wellbeing for all.

It is acknowledged that the proposed floodlights will have some impact on the immediate
neighbouring residents, in terms of introducing a new light source within close proximity
of their properties where none existed previously, however it is consideted that any
impact must be balanced against the benefits associated with the provision of an
improved sports facility for the town.

Furthermore, it is considered that any impact on the neighbouring occupiets would be
limited given that the illumination is only proposed fot two of the seven coutts; that the
demand for the use of the tennis courts is likely to be reduced in the winter months (i.e.
when the illumination would be most prominent) given the seasonal weather conditions;
and that appropriate conditions limiting the hours of use and preventing the floodlights
being used when the coutts ate not in use and will ensure that the neighbours retain a
good standard of amenity.

It is considered that this development proposal would preserve the existing character of
the Conservation Atea, and it could be carried out without having any significant adverse

impact on the existing matute trees to the site boundaties.

It is therefore considered, on balance, that this development proposal accords with the
relevant polices of the Development Plan and the National Planning Policy Framework.

In making this decision the Council has followed the requitements in paragraphs 186 and
187 of the National Planning Policy Framework.
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REPORT TO EASTERN AREA PLANNING SUB-COMMITTEE

COMMITTEE DATE: 4 Febtuary 2013
PARISH: Beverley Town Council
WARD: St Maty's

APPLICATION NUMBER: 12/04030/PLF

APPLICATION TYPE: Full Planning Permission

DESCRIPTION: Change of Use from a shop (Use Class Al) to a
mixed use as a shop and cafe and erection of a first
floor extension with sloping roof to rear and
alterations to shop front Market Cross News 21 -
22 Saturday Market Beverey East Riding Of
Yotkshire HU17 8BB

APPLICANT: Mzt S Barker
DATE RECEIVED: 4 October 2012
RECOMMENDATION: Defer and Delegate Approval

INTRODUCTION

This application seeks full planning permission for the change of usc of an existing shop
to a mixed use comptising a shop (Al use) at ground floor level and a café/A3 use at
first floor level along with a first floor extension to the rear and alterations to the shop
front. The building was untl recently used as a newsagent and art/craft shop and
occupies two units (no’s 21 and 22 Market Place) both with a large modern shop
windows and single entrance door. The second door is currently blocked off and has
been used as a display window in the past.

The proposed retail use will occupy both ground floor with access via 4 new staircase
within no. 22 Market Place to the first floor café/A3 use.

A new shop front of a more traditional design is proposed to replace the modetn shop
fronts which are currently in situ. A small extractor fan expel air is proposed on the rear

elevation and a bin stote would be provided at ground floor level adjacent to the rear
alley way.

Amended plans were submitted on the 28™ November in tesponse to requests from the
Conservation Officer and Planning Officer.

The building is Grade II Listed and is situated in the Beverley Town Conservation Area.

A separate application has been received for Listed Building Consent which can be
determined under delegated powets.
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This application has been referred to the Planning sub Committee at the request of

Councillor Harold to allow a full discussion and debate.

PLANS AND ILLUSTRATIONS

Appendix 1 - Location Plan

Appendix 2 - Layout Plan

Appendix 3 - Elevations

KEY PLANNING POLICIES AND GUIDANCE

The Development Plan for the atea comprises the Regional Spatial Strategy, Joint
Structure Plan, and the Bevetley Borough Local Plan.

National Planning Policy

National Planning Policy Framework

Regional Spatial Strategy

YH5

ENVY

Principal Towns.

Historic Environment.

Joint Structure Plan

SP1

SP5

EC1

ENVe

Character and distinctiveness of settlements and their setting (including
important features) to be protected and enhanced.

Development proposals to achieve high standard of design.

Employment development to be concentrated in DS1-3 settlements. Hull
City Centre to act as sub-regional focus. Principal towns and towns to
provide complementary role commensurate with size and function.
Humber Bridge Head and Kingswood identified as strategic employment
sites — tests established to ensute that development at these sites does not
adversely affect the role of the city centte. '

The setting, character or appearance of strategically important buildings,
features and historic/architectural ateas should be protected and where
possible enhanced.

Bevetley Borough Local Plan

B21

E25

Seek protection of Conservation Area’s character; encourage apptopriate
development, ttee planting etc.; resttict Permitted Development Rights.

Design ctiteria in, or adjacent to, Conservation Areas.
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B27 Ctriteria for new uses for old buildings.

BE37 Protect character of the building, sctting ot special features of Listed
Buildings

E38 Encourage the use of traditional materials and practices for wotk to
histotic buildings.

E39 Ctitetia for altering or converting Listed Buildings.

In9 Criteria for the expansion or redevelopment of existing business
premises.

S2 Centtal Shopping Ateas identified on the Proposals Map.

S4 Will approve development proposals for uses within Classes A1, A2 and
A3 within the Secondary Shopping Zones, providing access etc.
satisfactory.

S12 In shopping atreas will approve suitable first floor uses

D13 Retain significant shop fronts.

D14 New shop fronts and fascias to relate sympathetically to the building,

Emetging Policy

Draft East Riding Local Plan Document (January 2013)

S7 Delivering Retail Development
EC4 Suppotting the vitality and viability of centtes
ENV3 Valuing our heritage

Section 66 of Planning (Listed Buildings and Conservation Areas) Act 1990 -
Special regard to the desitability of preserving the building or its setting

Section 72 of Planning (Listed Buildings and Consetvation Areas) Act 1990 -
Special regard to the desitability of preserving or enhancing the Consetvation Atea

RELEVANT PLANNING HISTORY

12/02327/PLF Change of use from shop to restaurant and take away, installation of new
shop front and installation of extraction flue to rear —Withdrawn

12./02328/PLB Installation of new shop front and installation of extraction flue to tear
in connection with proposed change of use to restaurant and take away -- Withdrawn

12/04031/PLB - Installation of new shop front, erection of a first floor extension to rear
with pitched roof and intetnal alterations —Pending Consideration
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CONSULTATION REPLIES

Parish
Council

Public
Protection
Division

No Objection

I am awate that a previous proposal for a fish and chip shop led to a
significant degree of opposition and was subsequently withdrawn.
When assessing planning applications for potential food businesses
reference is often made to the Guidance on the Control of Odour

and Noise from Commercial Iitchen FExhaust Systems Defra
(January 2005).

Annex C of this guidance includes a risk assessment method for
odour in which dispetsion, proximity of receptors, size of kitchen
and cooking type are considered. This is particularly impottant
whetre potentially high odour risk premises are being proposed near
to sensitive receptors with extraction at low level.

With this proposal, the exact type of cooking to be carried out on
the premise (if approved) has not been stated. The amended
application statement from November 2012 teads as follows:

“The kitchen will be equipped with a microwave and domestic type
cooker. Food will be warmed through or toasted. There will be no
large scale cooking. Fume extraction will be through the cooker

hood discharging via a domestic type louvered vent fitted to the
outside wall.’

This statement does not specify the type of cooking but does paint a
pictute of very low tisk in terms of odour when consideted with the

fact that there are to my knowledge no nearby residents which could
be affected by this.

Given the proposals as they stand on this application it could be
considered that a requitement to fit an extraction system normally
associated with a latger scale or higher odour risk commercial
kitchen would be excessive. The difficulty with this particular issue
however is that if gtanted a certain class use (i.e. Al which includes a
café as in this case) should the citcumstances change and a different
food type ot scale be prepared on the premises which may then
increase the risk (according to Defra Guidance) then the planning
system may not be able to require appropriate extraction systems are
installed commensutate with that change. It may well be the case
that if the premise changed hands and became mote of a
café/restautant in its own tight then a subsequent planning
application to A3 or A5 use may be required. At that time I would
expect that we would be consulted again and have the opportunity
to tequite a mote robust extraction system apptoptiate for what was
being proposed.

In addition to the extraction system I am becoming increasingly
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Conservatdon

QOfficer

aware of a number of complaints in Beverley about the permanent
storage of commercial waste bins on telatively narrow footpaths at
the reat of or next to commezcial premises. I fully appreciate that
histotic town centres were not designed or built with waste disposal
as a consideration and indeed the alleyway at the reat of this premise
currently houses a number of commercial waste bins already. I note
that the application has been amended to include a bin stote.

If committee are minded to apptove this application I would
strongly suggest that a condition is included in any permission which
restricts the storage of bins to the bin store/cuttilage of the premise
at all times other than an appropriate period immediately priot fo
collection and not on footpaths ot the highway.

If the proposed use is as stated in the documentation submitted with
the application, {on the face of it low risk in terms of noise and
odour) and that any significant change in catering scale/style may
requite a further application for change of use I would recommend
apptoval. This approval would be with an approptiate condition
restricting the location/use of the bins but without specific
conditions to control the extraction

No objection to the principle, the scheme has the potential to
improve the architectural and historic interest of the building
significantly. Request some minor amendments to the shop front.

1% Amended Plans response:

No objection to the principle. This amendment addresses some of
the concerns that T have raised in my previous comments. However,
some information is still vague. As this is a listed building in a vety
sensitive location, 1 would like to see mote information before
making a final decision.

I appreciate that the pilaster design has changed. Unfortunately the
joinery details are still vague. Joinery details in a 1:5 scale will be
needed to fully assess the design of this shop front. These details
should include information about the proposed: colour scheme for
this shop front. The design of the entablature is still only an outline

and it is not clear at all how the awning will be integrated ot added
to it.

I still wonder whether these large glazed areas could be visually
broken up by timbet mullions and a transom. Especially 2 transom
could be continued actoss the entrance doot to create a fanlight
above it. The proposed door, due to its increased height is looking
slightly awkward. I would also like to see how the lowering of the
entrance step will result in a ramp on the inside of the shop, details
are needed to understand this feature. The drawings indicate a kind
of internal lobby, detailed plans are needed to clarify this.
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Public Rights
of Way

Beverley and
District Civic
Society

Georgian
Society ot
Bast
Yorkshire

The plans now show an outlet for a fume extraction equipment,
there is no information about air conditioning units. However
relatively recent pipework to the rear of the building indicates that
air conditioning units will ot already have been installed.

Further to your letters dated 10th October, the working map shows
that Beverely footpath No.7 is adjacent to the application site. It
seams unlikely that the application will have any effect on the Public
Right of Way

Bevetley Civic Society We have two different objections to this
planning application. 1. The rear of this site borders a public
footpath which is defaced and obstructed by numerous large
commetcial waste bins. Proper provision should be required on each
of these ptoperties for the storage of waste within thelr own
cuttilage, and certainly in this case this should be made a condition
of any proposal. The form of the additional first floor area should
integrate with the existing building in a traditional manner. A change
of pitch should break at the line of the existing main range though
this is unlikely to give enough headroom for useable 1st floor space.
Instead 2 second patallel traditional pitched roof and internal valley
should be preferred. The proposed shop frontage drawing is
somewhat vague about the form of the existing traditional brackets
at each end of the fascia. Clearly rewriting the existing will continue
the clumsy underhang of the fascia panel. The proposed traditional
treatment should be applauded if it follows correct detail and
proportion. Thetefore a small adjustment to the fascia panel depth
should be preferred. 2. The most recent application to make a fish
and chip shop on this propetty was withdrawn, after it had met with
fierce opposition. The property is absolutely central to the ancient
core of the town, being on the site of the medieval archbishop's hall
and the earliest known Guildhall. Now a new proposal comes from
a business that runs fish and chip shops - very good ones. But we
would like assutances that this application is not a Trojan Horse to
bring fish and chips to the ‘testautant’ and, in a short time, carry out
fish and chips to the ground floor too. Can the planning authority
ensure this in some way?

Our general view of the proposal is that it should be suppotted,
especially since various improvements regarding the storage of bins
have been made in the amended application. We do have a few
concerns remaining regarding the design of new elements and the
histotic fabric to be removed. Although the staircases to be
removed appeat not to be very old, one of them merited inclusion in
the list description. We would suggest that if further investigation
shows that there are any eighteenth century elements surviving
eithet the plans should be reconsidered ot the televant tmbers
should be preserved along with the sash windows which are to be
reserved. The proposed shop front will be an improvement, but we
would like to see mote details of the proposal. The drawings show
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PUBLICITY

Neighbours/
Publicity

what appears to be the generic “traditional” type shop font which
was common 1980°s with routed fluting and applied panel moulds.
We would hope that, through study of historic examples, something
a bit mote refined and specific could be developed.

A response has been received from:

Guest and Philips Jewellets, 23/24 Saturday Market

Stating the following:

No objecton to the proposed change of use provided that, given
the previous withdtawn application fof a use as a fish and chip shop
and the applicants other business, this will not lead to the eventual
establishment of a fish and chip shop or take away. Suggest that a
condition is imposed preventing such a use. Rubbish bins should be
kept on their own propetty.

CASE ON BEHALF OF THE APPLICANT

21-22 Saturday Market appeats to have been two sepatate buildings at one time
but has been use as one unit as a newsagent, the entirety of the first floor is used

as part of the shop. Itis a building that is 2 storeys to eaves with accommodation
in the roof.

Application is for shop at ground floor and a café at first floot

Existing shop front will be removed and new shop front installed

Fizst floor extension to rear with mono pitch roof proposed

Large scale drawing and sections of shop front provided in amendment 3/ 10/12

Futrther amendments wete provided on the 28/12/2012 and the latest
amendments on the 15/1/2013

Planning applicaton if for a mixed use of the building for A1/A3
Shop front is not original and is from 1960’s.

Proposed to remove the inappropriate shop front and replace it with something
mote appropriate. :

Internal alterations proposed which are being dealt with under the listed building
application '

The application is in line with policies within the BBLP, the JSP and the RSS
along with the provisions of the NPPF

Proposed alterations to shop front will have a positive impact on the listed
building and enhance the conservation atea

Local plan supports full use of upper floots

Site within the town centre therefore untestricted opening houts are requested
and there are no good reasons why this should not be the case

Public patking available outside premises and rear door to bin stote opens
inwards and does not affect Prow

Food from café to be warmed through or toasted with a domestic type cooker
and microwave, there is no intention of latge scale cooking. Fume extraction is
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through cooket hood via a domestic type louvered vent on outside wall.

KEY ISSUES

. Policy/Principle of Development
« Design/Impact on Listed Building/Consetvation Area
+ Impact on Residential Amenity

OFFICER COMMENTS

Applications are to be determined in accordance with the Development Plan unless there
are material considerations which indicate otherwise.

"The National Planning Policy Framewotk (NPPF) is a material consideration which must
be taken into account in planning decisions. If the NPPF contains policy guidance that is
relevant to this application, the report below will explain this, and consider the extent to
which development plan policy is consistent with the NPPF and the weight to be given
to that policy. Fot 12 months from the date of publication of the NPPF full weight may
still be given to relevant development plan policies adopted since 2004 even if there is a
limited degree of conflict with the Framework. The RSS falls into this category. For
policies in the JSP and the Local Plan due weight should be given to relevant policies in
existing plans according to their degree of consistency with the NPPE.

It is the Government's clear policy intention to revoke the Regional Spatial Strategy
subject to the outcome of the environmental assessments that are cutrently being
undertaken. Undl it is abolished the RSS remains patt of the development plan although
the intention to abolish the RSS can be treated as a material planning consideration with
the weight to be attached to this intention being a matter for the decision maker.

In this case, the Development Plan comptises the Regional Spatial Strategy (RSS), the
Hull and East Riding Joint Structure Plan (JSP) and the Beverley Borough Local Plan
(BBLP) the relevant policies ate listed above and will be discussed in more detail below.

The NPPF requites LPA's to apptove development proposals that accord with the
development plan without delay and where the development plan is absent, silent ot
televant policies ate out date, grant permission unless any adverse impacts of doing so
would significantly and demonstrably outweigh the benefits when assessed against the
policies of the NPPF, taken as a whole or specific policies in the NPPF indicate
development should be restricted.

One of the core 12 planning‘ principles of the NPPF that should underpin both plan-
making and decision taking is to be proactive in driving and supporting sustainable
economic development.

Policy/Principle of Development
The application site is within the town centre of Bevetley which is identified as 2
Principal Town under policy YHS5 of the Regional Spatial Strategy. According to policy

YHS5, Principal Towns should be the main local focus for housing, employment,
shopping, leisure, education, health and cultural activities and facilities.
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Policy EC1 of the Joint Structure Plan states that “The principal town centres, fown centres and

district senires will provide complimentary office, shopping, and other commercial uses, bealth, education,
leisure, recreation, entertainment, culture and public services”,

These policies are considered to be in line with the provisions of the NPPF and can
therefore be attributed significant weight in the decision making process.

Policy S4 of the Beverley Borough Local Plan (BBLP) relates specifically to Secondary
Shopping Zones and states that development proposals for uses within Classes Al, A2
and A3 will be approved provided that they are satisfactory in terms of theit provision
for customer and delivery patking and there being no significant adverse impact on
neighbours or theit sutroundings generally.

Policy 312 of the BBLP deals with the re-use or change of use and alteration to

propetties in the shopping area and supports the use of upper floots providing there is
no impact on neighbouts or the surrounding area.

The above policies catty less weight due to the fact that they are not strictly in
accordance with the provision of the NPPF. Their weight will be discussed in more
detail below in this paragraph.

Draft policy S7 of the East Riding Local Plan (ERLP) lists the settlement network and

hierarchy of centres, Beverley being classed as a Town Centre details of which are set out
in the draft Allocations Document.

The draft Allocations Document of the ERLP shows the application site as being
Primary Shopping Frontage and within the Primary Shopping Area.

Draft policy EC4 of the ERLP states that tetail development (A1) will be supported
within the Primary Shopping Frontages. Non-retail development will be supported
within the Primary Shopping Frontages where the propotrtion of non-retail uses
represents approximately no more than 25% of a Primary Shopping Frontage within a
Town Centre. Proposals that support night time economy, whete there ate no

implications on amenity are considered as valuable to the vitality and viability of the
Town Centre.

Draft policy EC4 and the existing BBLP policy $4 take two slightly different approaches
to the provision of non A1l retail premises within the town centre.

Whilst the BBLP states that the application site is within the secondary shopping zone
where Al, A2 and A3 uses are acceptable, the policies of the draft ERLP state that as
primary shopping frontage (at ground floor level) Al retall is supported. Non AT uses

can be supported where no more than 25% of Primary Shopping Frontage is given to
non Al retail.

As the policies of the draft ERLP are detived fortn a mote up to date evidence base and
in accordance with the provisions of the NPPF it is considered in this case that policy
EC4 should be given mote weight in this case.

The application site is an existing shop within the town centie of Bevetley and the
proposal is to retain the exiting ground floor to cteate a shop/delicatessen at ground
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floor level and at first floor level create a café/A3 use. The ptemises tequire a change of
use as a mixed use is being created within classes Al and A3.

No assessment has been made in accordance with the draft ERLP by the applicant, as
the application was submitted before the draft Strategy and Allocations docurments of the
ERLP wete apptoved by the Cabinet in December. However, since the approval of the
Plan in dsaft form it is necessary to consider the relevant policies. )

The application as submitted, with the A1 (retail) patt of the use at ground floo level and
the café/non-tetail use at first floor level is in accordance with draft policy EC4 of the
ERLP and it is considered that thete is no impact on the vitality and viability of the
Town centre providing this layout is retained. The impact of the A3 element at ground
floot level would need to be considered in the light of the emerging policy requirements
and therefore it is recommended in this case that a condition be imposed on any
petmission granted to restrict the layout in accordance with the plans submitted with the
A1 (tetail) element at ground floor level and the A3 (café/restaurant) element at fixst
floor level only. Should the applicant then wish to alter the balance or distribution of
uses in the future, a further application would be tequited to vary the condition and an

assessment of the proportion of non Al uses within the primary shopping frontage could
be assessed.

Therefore in conclusion it is consideted that the principle of the use as a shop at ground
floot level and a café at first floor level is in kne with the most up to date policies in the
draft ERLP and the provisions of the NPPF.

Design/Impact on the Listed Building/Conservation Area

When consideting applications in Conservation Areas special attention should be paid to

the desirability of preserving or enhancing the character or appearance of the
consetvation area.

Policy E27 of the BBLP deals with the convetsion of existing buildings within
Conservation Areas to new uses and states that it will be approved providing thete is no
significant impact on  the building itself of the character of the atea or neighbouts, etc.

In addition to this when considering applications for listed building consent special
regard should be had to the desirability of preserving the building or its setting or any
features of special architectural or historic interest, which it possesses.

Policies E37, E38 and B39 of the BBLP deal with application for Listed Building
Consent or Planning Applications for development of Listed Buildings and state that

proposals will be supported providing the special architectural or historic intexest will be

presetved, traditional materials, practices and standatds ate applied and the importance of
the retention of the original fabtic is tecognised.

Policies D13 and D14 of the BBLP specifically relate to shop fronts and state that
existing shop fronts should be retained if they are significant and that new shop fronts,
fascias and alterations to them will be approved if they ate architecturally sympathetic to
the building and adjoining buildings

These policies are considered to be in line with the provisions of the NPPF and can
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therefore be attribute due weight in the decision making process.

Section 12 of the NPPFE deals with the historic environment. Para 137 states that new

developments within Conservation Ateas that enhance or better reveal their significance
should be consideted favourably.

Section 131 deals with planning applications and states that the desirability of sustaining

and enhancing the significance of the heritage asset and putting them to viable uses
should be taken account of.

Draft policy ENV3 of the BRLP considers development and heritage assets. It states
that heritage assets should be put to an appropriate, viable and sustainable use. It goes

onto say that significant views, setting, charactet, appearance and context of heritage
assets should be consetved.

The proposed application also involves external alterations to the property in the form of
alterations to the shop fronts, and a fitst floor extension to the rear of the property, these
are dealt with in turn below:

Shop Front

The existing shop front to both units is constructed of aluminium framed windows and
is to be replaced with a more traditional design. The existing fascia and brackets ate to
be retained unaltered as patt of the application. The new shop front incorporates stall
risers and pilasters and creates a symmettical shop front with two latge windows either
side of the centre, a smaller window at one side and an entrance door at the othet.

The Conservation Officer requested some amendments to shop front to create two
separate pilasters in the centre along with the recommendation of mullions and a
transom to break up the expanse of glazing and a transom above the door. Some of the
alterations have already been carried out by way of amended plans but further changes
are still required to ensure the most appropriate scheme is secured.

Beverley Civic Society have also commented on the fascia and brackets, stating that the
ptesent fascia‘is clumsy, however this element of the shop front is not being altered by
this proposal and is to remain the same as existing. The alterations already suggested by
the Conservaton Officer are consideted to enhance the character of the Consesrvation
Atea and positively impact on the chatacter ‘of the Listed Building and it is not
considered necessary to ask fot futther amendments to the fascia.

The Geotgian Society for East Yotkshire have also commented on the shop front and
asked for amendments. They have stated that the new shop front is a generic
“tyaditional” shop front common in the 1980’ and that we should look to historic
examples to create some thing more refined.

This has already been done by studying the two adjacent traditional shop fronts to the
north of the site which both have large glazed window, but both are broken up into
smaller panes with mullions. In addition to this it is noted that Stretfords (19 Saturday
Market) does not have any mouldings within the stall riser. These details form part of

the additional amendments requested which would be consideted to further improve the
proposed shop front.
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It is therefore suggested that the application be deferred for the submission of further
amended plans and the further comments of the Conservation Officer.

On receipt of satisfactory amended plans it is considered that this element of the
application would be in line with the above policies in the BBLP and the emerging
policies in the Draft ERLP and long with the provision of the NPPF. The new shop
front, once the amendments are in place will enhance the character of the Conservation
Area and positively impact on the character and appearance of the Listed Building,

Reai Alterations and FExtension

The proposed extension is at first floor level and is to accommodate the kitchen to the
proposed café/restaurant. It is situated above an existing single storey flat roof
extension. The proposed extension is adjacent to an existing two storey element of the
building and at the request of the Consetvation Officer, the new extension has been set

in fractionally to create a clean division between the old and the new parts of the
building.

At ground floor level a bin stote has been added to the building to ensure that adequate
space is provided to all bins to be stored on site rather than on the Pubic Right of Way to
the tear. The bin store cteates a new door in the existing rear elevation which does not
detract from the building of the atea. At first floor level in the rear an air extraction grill
is proposed in connection with the fume extraction equipment.

The proposed extension, extraction grill and new door to the bin store are considered
acceptable and preserve the character of the Conservation atea and will not adversely
impact on the chatactes and appeatance of the Listed Building.

The Civic Society have suggested that the toof slope of the new extension should be
altered to a more traditional approach. Initially the Conservation Officer had suggested
that the roof should cteate another valley gutter however on further inspection it was
considered that due to the age of the existing roof the valley gutter would have a bigger

impact on the historic fabric and design therefore the present approach is considered the
better: option.

It is therefore considered that both the rear alterations and extensions, along with the
suitably amended plans for the new shop front are in line the above policies in the BBLP
and the emerging policies in the DERLP along with the provisions of the NPPF. The
new shop front, one the amendments ate in place will enhance the character of the

Conservation Area and will have a positive impact on the character and appearance of
the Listed Building.

Impact on Amenity

Whilst there are no immediate residential neighbouss the issue of general amenity is being
considered.

The application involves the use of the fitst floor as a café/restaurant and as such issues

arising from cooking odouts need to be considered. Within the design and access
statement it states that “The kitchen will be equipped with a microwave and domestic fjpe cooker.
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Food will be warmed through or toasted. There will be no laige scale cooking, Fume extraction will be
through the cooker hood discharging via a domestic type lonvered vent fitted to the onlsice wall.”

Policy IN9 of the Beverley Borough Local Plan states that proposals for the expansion or
re-development of existing employment premises within their existing sites will be
apptoved, providing they do not raise issues relating to the effect on the amenity,

appearance or character of adjacent propexties ot the area, toad safety problems, nature
conservation or the loss of agricultural land.

The above policy is considered relevant and in line with the provisions of the NPPF and
can therefote be attributed due weight in the decision making process.

Section 11 of the NPPF para 109 deals with the ait quality and states that new and

existing development should not be put at unacceptable risk from (amongst other things)
ait pollution.

Policy ENV1 of the DERLP deals with design and other issues such as amenity.

Cooking Smells/Odours

In terms of odour from cooking smells, the proposed use is a café as opposed to a
restaurant. However, the two uses ate within the same Use Class A3 and if approved the
premises could be used for any purpose within that use class. The applicants have stated
that they intend to warm up food and utilise 2 domestic cooker and as such there are no
large scale cooking ranges/extractors involved. A small domestic fume extraction system
is proposed which expels on the rear wall of the new extension. At this scale it is
" considered that the proposed use is unlikely to have any adverse impact on the amenity
of neighbouring propetties from odour and cooking smells.

The Public Protection Officer has confitmed that they have no objection to this scale of
opetation with the fume extraction equipment proposed. There are concetns that should
the opetation change to 2 testaurant as opposed to a café then better fume extraction
equipment will be required. If this did occur, whilst planning permission would not be
tequired for the change in the type of food cooked on the ptemises or the change from a
café to a restaurant, planning permission would be required if new ot additional fume
extraction equipment was required and any issues regarding noise/odour atising from
such installations would be considered at that time.

An adjacent neighbour has requested that a condition is imposed on the application to
prevent the premises becoming a fish and chip shop. The change of use to a fish and
chip shop (for the consumption of hot food off the premises —i.e. a hot food take away)
would require further planning permission, therefore it is not necessary to impose a
condition in this respect. However the use of the premises as a fish and chip restaurant
at first floot level would not require further planning permission, but as stated above,
new or additional extraction equipment would require planning permission, and in the

event that a statutory nuisance occutred from cooking odours, Public Protection would
have control over the issue.

Bin Storage

The storage of bins has also become an issue in other areas of Bevetley therefore the
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application has been amended to accommodate on site bin storage. Public Protection ate

satisfied with this and the inclusion of a bin store also addresses issues raised by some
other consultees.

Impact of Proposed Fitst Floor Extension

The proposed first floor extension is to the rear of the site, above an existing single
storey extension. The extension is adjacent to the rear roof of Stretfords (no. 19
Saturday Matket) which are commercial premises. With the proposed roof design thete
will be no impact on the amenities of this neighbour to the north. The neighbour to the
south is Guest and Philips jewellety, the extension is not adjacent to their boundary
therefore again there will be no impact on that property.

It is considered that the issues relating to amenity within the application have been
. satisfactorily addressed and that there will be no loss of amenity to the neighbouring
properties or the atea in general. The application is therefore considered to comply with
the above policies from the BBLP, the NFFP and the Draft ERLP.

Other Issues

Highways

As the site is within Saturday Matket, there is ample parking for visiting members of the
public. The application is not therefore considered to have any impact on the public

highway or existing parking situation.

CONCLUSION

It is considered that the proposed application with the suggested amendments is
acceptable in line with the provisions of national and local planning policies. The new
shop front and rear extension will enhance the character of the conservation area and will
have a positive impact on the character and appearance of the listed building. The use of
the premises as a shop at ground floot level and a café/restaurant above is classed as a
tmixed use, however in order to comply with the provisions of the NPPF and draft
planning policy it is necessaty to ensure that only the Al retail element of the use is
operated at ground floot level and this can be achieved by condition. The use as a
café/restaurant at first floor level is also considered appropriate in principle and the level
of fume extraction proposed for the type of food to be cooked on the premises is also
considered adequate and will not lead to a loss of amenity to adjacent neighbours.

HUMAN RIGHTS ACT 1998

It is considered that a decision made in accordance with this recommendation would not
result in any breach of Convention rights.

RECOMMENDATION

That the application be DEFERRED for the submission of amended plans showing the
addition of mullions to the large glazed windows (and the removal of the moulding from
the stall risers to accommodate the smaller glazing panels), further joinery details showing
these amendments along with a details showing the existing brackets in relation to the
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shop fascia, re-consultation with Conservation Officer and expiry of consultation on an
amended description to inchude changes to the shop front.

Once satisfactory amendments have been made and subject to no new issues being raised
as a result of re-consultation, the Ditector of Planning and Economic Regeneration be
authorised to APPROVE the application subject to the following conditions:

1

The development heteby permitted shall be begun befote the expiration of three
years from the date of this permission.

This condition is imposed in ordet to comply with the provisions of Section 91 of
the Town and Country Planning Act 1990. '

The proposed A3 café/restaurant use hereby approved shall only be operated at
first floor level (within the atcas specified on the approved plan sef f0 be added upont
receipt of amended plans) and only Al retail uses shall operate at ground floot level
(with the exception of the access to the first floot).

This condition is imposed in order to ensure that the vitality and viability of the
Primaty Shopping Frontage is not adversely affected by the loss of an Al retail unit
to non-retail use, which has not been assessed under this application.

The approved ventilation, filtration and fume extraction equipment shall be used at
a1l times when hot food is prepated and served on the premises and shall be cleaned
and maintained in accordance with the manufacturers instructions, 2 copy of which

shall be supplied to the Local Planning Authority before hot foods ate prepated on
the premises.

This condition is imposed in otdet to ensure that the residential amenities of the
surrounding area ate not adversely affected by smells and fumes.

Note — Futther planning petmission and/ot listed building consent may be required
for any new ot replacement installations.

No development shall take place untl details of the materials to be used in the
construction of the external surfaces of the development hereby petrmitted have
been submitted to and approved in writing by the Local Planning Authority.
Development shall be cattied out in accordance with the approved details.

This condition is imposed becausc the submitted application did not specify the
rmaterials to be used in the proposed development or the specified materials were
not considered acceptable. It is considered that the use of inapptoptiate matetials

could be harmful to the appearance of the area and that the Council therefore needs
to tetain a measure of control.

Note: The developet’s attention is drawn to the fact that development cannot
commence until the facing materials have been agreed. A period of at least 10
working days should be alowed for the submission and approval ptocess.
Developers are, however, advised that whilst the Council expects to be able to

respond within 10 working days, the lack of a response within that time should not
be taken as a deemed approval.




5 The development heteby permitted shall be carried out in accordance with the
following approved plans:

Drawing Numbers:

Awaiting the submission of amended plans

This condition is imposed for the avoidance of doubt and to ensure that the
development hereby permitted is cattied out in accordance with the approved
details in the interests of the character and amenity of the area and the provisions of

the development plan.

Relevant Planning Policies

Regional Spatial Strategy
YHS Principal Towns
ENVY Historic Envitenment -

Joint Structure Plan

SP1 Character and distinctiveness of settlements and their setting (ncluding
impottant features) to be protected and enhanced.

SP5 Development proposals to achieve high standard of design.

EC1 Employment development to be concentrated in DS1-3 setlements.

Hull City Centre to act as sub-regional focus. Principal towns and towns
to provide complementary tole commensurate with size and function.
Humber Bridge Head and Kingswood identified as strategic employment
sites - tests established to ensure that development at these sites does not
adversely affect the role of the city centre.

ENV6 The setting, character or appeatance of strategically important buildings,
featutes and historic/architectural areas should be protected and where
possible enhanced.

Bevetley Borough Local Plan

E21 Seek protection of Consetvation Area's character; encourage appropriate
development, tree planting etc.; restrict Permitted Development Rights.

E25 Design critetia in, ot adjacent to, Conservation Ateas.

B27 Critetia for new uses for old buildings.

E37 Protect character of the building, setting or special features of Listed
Buildings.

E38 Encourage the use of traditional materials and practices for wotk to

: histotic buildings.

E39 Critetia for altering ot converting Listed Buildings.

In9 Criteria for the expansion or tedevelopment of existing business
premises.

S2 Central Shopping Areas identified on the Proposals Map.

S4 Will approve development proposals for uses within Classes Al, A2 and
A3 within the Secondary Shopping Zones, providing access etc.
satsfactory.

512 In shopping ateas will approve suitable first floor uses.

D13 Retain significant shop fronts.
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D14 New shop fronts and fascias to selate sympathetically to the building.

Draft Bast Riding Local Plan Document (December 2012) (DERLP)

S7 Delivering Retail Development
EC4 Suppotting the vitality and viability of centres
ENV3 Valuing our heritage

National Planning Policy Framewotk

Reason for Decision

Tt is considered that the proposed application with the suggested amendments is
acceptable in line with the provisions of national and local planning policies. The new
shop front and rear extension will enhance the character of the consetrvation area and will
have a positive impact on the character and appearance of the listed building. The use of
the premises as a shop at ground floor level and a café/restaurant above is classed as a
mixed use, however in order to comply with the provisions of the NPPF and draft
planning policy it is necessary to ensure that only the Al retail element of the use is
opetated at ground floor level and this can be achieved by condition. The use as a
café/restaurant at first floor level is also consideted apptroptiate in principle and the level
of fume extraction proposed for the type of food to be cooked on the premises is also
considered adequate and will not lead to 2 loss of amenity to adjacent neighbouts.

Tn making this decision the Council has followed the requirements in paragraphs 186 and
187 of the National Planning Policy Framewotk. Various amendments have been sought
throughout the planning process to ensure that the scheme is in line with national and
local planning policy and that the alterations to the building will enhance the character of

the Conservation Area and will positively impact on the character and appeatance of the
Listed Building.
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REPORT TO EASTERN AREA PLANNING SUB-COMMITTEE

COMMITTEE DATE: 4 February 2013

PARISH: Bridlington Town Council

WARD: Bridlington Old Town

APPLICATION NUMBER: 12/04535/0UT

APPLICATION TYPE: Qutline Planning Permission

DESCRIPTION: OUTLINE - Erection of 2no dwellings following
demolition of existing dwelling (Access,
Appearance, Layout and Scale to be considered) at
86 Brookland Road Bridlington East Riding Of
Yorkshite YO16 4HB

APPLICANT: Mr H Kyte

DATE RECEIVED: 19 November 2012

RECOMMENDATION: Approve

INTRODUCTION

This application seeks outline planning permission with all matters except landscaping to
be considered for the erection of two two-storey dwellings following demolition of an
existing dwelling which forms part of an end-tertaced propetty.

The site is located within a well established residential area within the development limits
of Bridlington, close to the town centre. The site includes the overgrown garden to the

dwelling to be demolished.

The dwellings would front onto Brookland Road, a residential street mainly comprising
of terraced properties with a number of properties similat to those proposed.

PLANS AND ILLUSTRATIONS

Appendix 1 — Site Location Plan

Appendix 2 — Site Layout Plan/elevations

KEY PLANNING POLICIES

"The Development Plan for the atea includes the Joint Structure Plan (] SP), and the East

Yorkshire Borough Wide Local Plan.(EYBWLP)
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Joint Structure Plan

SP1 Character and distinctiveness of settlements and their setting
(including important features) to be protected and enhanced.

SP5 Development proposals to achieve high standard of design.

East Yotkshire Borough Wide Local Plan

EN1 Development Limits (Environment)
H2 Development Limits (Housing)
™4 Development and the Transport System

Draft East Riding Local Plan

33 Focusing Development

National Planning Policy Framework

RELEVANT PLANNING HISTORY

None televant.

CONSULTATION REPLIES

Town Council

Highway Control

Yotkshire Watet
Services Limited

Recommend approval.

This application is acceptable as the proposed development will not
genetate an unacceptable increase in the level of vehicle turning
movements and on-street patking on the adjacent public highway
netwotk. ‘The proposed vehicular access serving this development
should be made wide enough to accommodate the turning
requirements of motor cats at the junction with Brookland Road.
Visibility for the deivers of emetging vehicles should be compatible
with the traffic flows and the vehicle speeds that can be expected at
this location. Parking facilities for two cars per dwelling should be
provided within the site curtilage. The site is accessible to
pedestrians by means of the adjacent public footway. Shopping
facilities and alternative means of public transpott are available
within walking distance. Thete have been no tecorded injuty
accidents on the adjacent public highway within the period 2007 -
2011,

No comments.

Environment Agency No comments.

(Planning Liaison)
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PUBLICTTY

Neighbours/ 82 Brookland Road object.
Site Notice

Key issues raised include:

«  Will result in loss of on street cat parking
+ Increased traffic

« Danger of reversing onto road

+ Increased drainage problems

+ Demolition process could cause damage

CASE, ON BEHALF OF THE APPLICANT

A Design and Access Statement has been submitted to support the application the key
points identified are as follows:

- The site is cutrently a derelict piece of land

- The proposal is of a scale and in character with the surtounding area
- Minimal effect on the street scene

- The proposal will not ovetlook neighbours’ gardens

- Adequate provision has been made in the proposal to accommodate for disabled
wheelchairs on the ground floot

KEY ISSUES

. Principle of development

+ Impact on neighbouring properties

« Impact upon the character and appearance of surrounding atea
» Highway safety

»  Other considerations

OFFICER COMMENTS

Applications ate to be determined in accordance with the Development Plan unless there
are matetial considerations which indicate otherwise.

The National Planning Policy Framewotk (NPPF) is a matetial consideration which must
be taken into account in planning decisions. If the NPPT contains policy guidance that is
relevant to this application, the report below will explain this, and consider the extent to
which development plan policy is consistent with the NPPF and the weight to be given
to that policy. For 12 months from the date of publication of the NPPF full welght may
still be given to relevant development plan policies adopted since 2004 even if there is a
Jimited degree of conflict with the Framework.. For policies in the JSP and the Local
Plan due weight should be given to relevant policies in existing plans according to their
degree of consistency with the NPPF,
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Principle Of Development

The site is located within the development limits of Bridlington, which is identified by
the East Yotkshite Borough Wide Local Plan as a majot town.

Patagraph 49 of the NPPF states that housing applications should be considered in the
context of the presumption in favour of sustainable development and paragraph 17,
which sets out the core planning principles, states that planning should “proactively drive
and support sustainable economic development to deliver the homes, business and
industzial units, infrastructure and thriving local places that the country needs”.

The NPPF states that decision makers may also give weight to relevant policies in
emerging plans according to theit stage of preparation of that plan, with greater weight
being given to the mote advanced it is in its stage of preparation. The Draft East riding
Local Plan has been agreed for consultation. Policy S3 identifies Bridlington as a
Principal Town within the hietarchy of settlements and will function as a focal point for
housing growth.

Therefore, it is considered that the principle of residential development on the site is
acceptable as it would represent a sustainable form of development to help meet the
growing need for housing within the town.

Impact on Neighbouring Propetties

Although in ocutline form, the application includes all details apart from landscaping. It is
considered that the proposed dwellings will have an acceptable relationship with the
neighbouring properties and the remaining propesties within Brookland Road. There are
no proposed windows in the side elevation; therefote it is considered that no overlooking
ot loss of privacy will occut. To the tear there is a modest size garden, which borders the
adjacent neighbouring gatdens to the rear, and with a sufficient separation distance from
these properties.

There is one small window at first floor to the neighbouring property to the south;
however it is not considered that the proposal would cause significant loss of light as

there is an adequate gap between the two propetties.

Impact Upon The Character And Appeatance Of Surtounding Area

The ptoperties within Brookland Road represent a mixture of designs, with diffeting
window styles and materials. The original properties within the street ate located directly
to the north of the site and opposite and comptise two/three storey terraced properties.
Immediately to the south are more modetn two-stotey dwellings. The proposed

~dwellings are therefore not considered to be out of character with the sutrounding
properties, as their ridge height will be similat to the propetties to the south. As a result
the ptoposed development as a whole would not unduly dominate the streetscene or
neighboutring properties.

Highway Safety

The objector has raised concerns regards the availability of on-street catr parking
Brookland Road has two-way traffic and parking on both sides of the road. Bach of the
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proposed dwellings will have two off-street cat spaces available at the front of each
property, so would accommodate their own parking needs. The proposal would reduce
the availability of on-street parking in the front of the dwellings but it is not considered

that this reduction would cause a highway safety hazard nor would it be a justifiable
reason for refusal of the application.

No objection has been raised by the Highway Officer, however he recommends a
condition to ensure that the dwellings should not be occupied until the vehiculat and

pedestrian access has been provided and space has been laid out within the curtilage of
the dwellings for two cats to be parked.

In summary, as the development includes two off-street parking spaces per dwelling, it

does not raise any concerns with regards to highway safety and consequently complies
with Policy TM4 of the Local Plan.

Qther Considerations

The objector also exptesses concern that the proposal may tesult in subsidence following
the demolition of the end terraced dwelling resulting in damage to the neighbouring
properties. Howevet, this is not a material planning consideration and is a mattet for the
builder and building control to ensure safety on the site at all times and that the

construction of the proposed dwellings complies with building regulations and the Patty
Wall Act.

A further objection concerns blocked drains and the pressute on the sewerage system.

However Yorkshire Water has been consulted and have made no comments on the
application.

"CONCLUSION

It is considered that the principle of residential development in this location 1s
acceptable. The design of the proposed dwellings will ensure that there is an acceptable
relationship with the neighbouring properties whilst at the same time having an
acceptable appearance within the street scene. Off-street parking has been provided and
is not considered a highway hazard, however a condition is apptopnate to cnsute
reasonable and adequate space is provided within the curtilage of the dwellings.

HUMAN RIGHTS

It is considered that a decision made in accordance with this recommendation would not
tesult in any breach of Convention rights.

RECOMMENDATION

That the application be APPROVED subject to the following conditions:

1. Apptoval of the details of the landscaping of the development (hereinafter called
"the reserved matter") shall be obtained from the Local Planning Authority 1n

wtiting before any development is commenced and the development shall be
carried out as approved.

83




‘This condition isrirnposed in ordet to comply with the requirements of Section 92
of the Town and Country Planning Act 1990.

2. Application for the approval of the reserved matter shall be made to the Local

Planning Authority before the expiration of three years from the date of this
permission.

This condition is imposed in order to comply with the provisions of Section 92
of the Town and Country Planning Act 1990.

3. The development hereby permitted shall be begun before the expiration of two
years from the date of approval of the reserved matter.

This condition is imposed in order to comply with the provisions of Section 92
of the Town and Country Planning Act 1990.

4. No dwelling shall be occupied until the means of vehiculat and pedestrian access
has been provided and space has been laid out within the cuttilage of that
dwelling fot two cars to be parked in accordance with details to be submitted to

and approved in writing by the Local Planning Authority. These vehicle parking
and turning facilities shall thereafter be retained.

This condition is imposed in order to ensure a safe and adequate means of
vehiculat and pedestrian access and to ensure that reasonable and adequate space
is provided within residential curtilages to meet nosmal parking demands and
avoid the need for vehicles to park on the highway where they could adversely
affect the safety of other highway usets.

5. The development hereby permitted shall be carried out in accordance with the
following approved plans:

Drawing Numbers:

362/12/02 - Proposed layout plans, elevations aﬁd location plan - received on 19
November 2012

This condition is imposed fot the avoidance of doubt and to ensure that the
development hereby permitted is cartied out in accordance with the approved
details in the interests of the character and amenity of the area and the provisions
of the development plan. .

Note to Applicant

The Applicant/Agent must contact the Bast Riding of Yotkshire Council’s Streetscene
Services (Highways) Section, Becklands Patk Depot, Becklands Industrial Estate, Market
Weighton, Bast Riding of Yotkshire YO43 3GA (tel: 0845-6001666) regarding the
construction specification of the vehicular access before any works are commenced in

the public highway.
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Relevant Planning Policies

. Joint Structure Plan

SP1  Character and distinctiveness of settlements and their setting (including
important features) to be protected and enhanced.

SP5  Development proposals to achieve high standard of design.

East Yorkshire Borough Wide Local Plan -

EN1 Development Limits (Environment)
H2 Development Limits (Housing)
TM4 Development and the Transport System

Reason for Decision

The ptinciple of residential development in this location is acceptable'. The design of the
proposed dwellings will ensure that there is an acceptable rclationship with the
neighbouring properties whilst at the same time having an acceptable appearance within
the street scene. Off-street parking has been provided and will be secured and retained by
rmeans of a condition to ensute reasonable and adequate space is provided within the

curtilage of the dwellings.

In making this decision the Council has followed the requirements in paragraphs 186 and
187 of the National Planning Policy Frameworlk.
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REPORT TO EASTERN AREA PLANNING SUB-COMMITTEE

COMMITTEE DATE: 4 February 2013
PARISH: _ Foston Parish Council
WARD: East Wolds And Coastal

APPLICATION NUMBER: 12/04559/VAR

APPLICATION TYPE: Vatiation of Condition(s)

DESCRIPTION: Vatriation of Condition 2, relating to the demolition
of the existing dwelling, of approved application
08/02530/PLF at Green Close Cottage Gembling
Lane Gembling East Riding Of Yotkshite YO25

8HS
APPLICANT: Miss Tracy McNelis
DATE RECEIVED: 7 November 2012
RECOMMENDATION: Refuse

INTRODUCTION

This application is being reported to committee at the request of Councillor Evison for
the following teason: ‘the applicant feels that the otiginal flood tisk has been removed”.

The application sceks to remove a condition imposed on a planning permission for a
replacement dwelling, to allow both the original dwelling, and the new dwelling, to be
setained. The site is within the small hamlet of Gembling, which in planning terms, is in
the open countryside, whete most forms of development ate resisted.

When permission was granted in August 2008 a condition was imposed stating that the
otiginal dwelling must be demolished within 28 days of the first occupation of the new
dwelling. Notrmally a replacement dwelling is built on the site of the existing, but in this
case it was agreed that the dwelling could be built on higher land to the rear, to avoid tisk
of flooding. A condition was necessary because the new dwelling was not being built on
the footprint of the otiginal dwelling. The reason fot the condition states “This condition
is imposed because development plan policy would not normally allow the erecton of -
new dwellings in this location, and the approval is based on the dwelling being 2
replacement of the existing dwelling”

The new dwelling has now been completed but not yet occupied.
Having completed the new dwelling, the applicant is now secking to remove the
condition so that the otiginal dwelling can be retained. They argue that flood alleviation

works have now been implemented to solve the problems of surface water tun-off, such
that the original house is no longer at tisk of flooding and can be retained.
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Removal of the condition would effectively result in planning permission having been
granted for a large new dwelling that would fundamentally conflict with local and
national planning policy aimed at protecting the countryside.

PLANS AND ILLUSTRATIONS

Appendix 1 — Location Plan
Appendix 2 — Approved Plans

KREY PLANNING POLICIES AND GUIDANCE

Joint Structure Plan

SP5 Design

East Yotkshire Bérough Wide Local Plan ( )
EN1 Development limits 7
ENZ2 Development in the open countryside

4 - Replacement dwellings

Draft East Riding Local Plan

Policy S4 Supporting development in Villages and the Counttyside’ and
suppotting para 4.38.

National Planning Policy Framework — para 55 — homes in countryside

RELEVANT PLANNING HISTORY

07/00733/PLF — erection of first floox extension at side and two-storey extension at rear ( >
of Green Close Cottage. Approved 23 /03/07

07/03181/PLF- erection of extension to rear and detached garages to Green Close
Cottage. Approved 1 5/08/07

07/03956/PLF — siting of mobile home. Approved

08/02530/PLE — erection of dwelling following demolition of existing. Approved
08/08/08

08/20512/ AMPLAN — ptoposed minot amendments to 08/02530/PLF. Approved
24/10/08

09/20191/AMPLAN — minor amendment to 08/02530/plf to increase width of porch
etc. Approved 01/06/09 '

09/20237/ AMPLAN — minor amendment to 08/02530/plf in telation to size and style
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of chimney.

10/30111/CONDET - submission of details tequired by condition 3, 5, 6, 7 of
08/02530/PLF. Approved 17/03/10

11/02309/PLF - installation of photovoltaic panels to new dwelling. Approved
09/08011 |

12/01901/PLF erection of single storey extension at rear and side of new dwelling.
Approved 31/05/12

EXTANT PLANNING PERMISSTONS

At the present time, thete ate no residential plots with extant planning permission within
the Parish.

Highway Control No objections
Yorkshire Water No comments. Gembling is not served by the public sewer networtk,
Services Limited Propetties on septic tanks or similar.

Land Drainage Team No objection. The reduced flood tisk to this property is reliant on

(ERYC) the village drainage system being maintained by the owners. Details
of time scale of drainage works provided.

Parish Council Objection. Without the flooding imperative the application would
have probably been refused as inappropriate to the hamlet of
Gembling, and contrary to Policy T1 of the EYB Wide Plan part 6
being outside development limits, and not related to the public
transport network. Additionally, Gembling is designated Open
Countryside (paragraph 4.5.4) where development is inappropriate
except to meet agricultural needs. To accept the variation would be
to set a precedent to all those that have sufficient plot size in
Gembling. This in contradiction to the clear planning guidelines
refetred to above in patagraph 4.5.4.

PUBLICITY

Neighbouts/ Objection from Diamond Cottage, Gembling
Publicity
« Purpose of otiginal application to construct house at higher
elevation.
e FBlood alleviaion ptogramme had following dates Mason
Clatke reports and options Feb 08; funding approval
12/03/08 ; application undes section 38 of Commons Act
11/05/08; Public hearing Planning Inspectorate 20/10/08;
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Planning Inspector Decision 21/01/09; Ground works
engineets engaged 5/09; completion 07/09
o Repotts being refetred to were in public domain
before  application made to East Riding of
Yorkshire Council
» Owners could have awaited outcome of flood alleviation
programme as did other owners '
o Applicant is using reports they ignored before their
application
o Key issue is — would planning consent have been granted but
for flooding? Previous applications refused as inappropriate
in Getnbling and outside development limits, unrelated to
public transport network.
- *  Would set precedent
+ As original house free of flooding should an application be
made to demolish new dwelling?

Gembling House supports on grounds that existing cottage adds to
the chatacter of the village, and thete is a lack of affordable homes
in the area.

CASE ON BEHALF OF THHE APPLICANT

. Village suffered from sutface water flooding in 2005 and 2007.

. Flood alleviation scheme designed in 2008 and has been implemented

« Reduction in flood risk has occurred after planning condition put in place

+ New open drainage ditch built at side of adjoining toad.

+ House is in flood zone 1. Flooding classed as low tisk.

. Demolishing dwelling will not benefit adjoining dwellings re flood tisk.

»  Planning authority acknowledged that site in open countryside where new
development controlled. Special justification put forward on flood risk
grounds. FRA submitted.

« New dwelling complete. Extensions to it have been approved..

. Gembling is an attractive settlement and cottage is attractive. Loss could
advetsely affect character and amenity of locality. Would expose larger
(new) dwelling to rear.

. Benefits of retaining cottage in streetscene terms outweigh benefits which
would have occurred from its demolition. As no longer at risk of
flooding greater weight should be attached to its tetention.

. No adverse amenity issues for either dwelling if cottage retained.

+  Demolition would undermine duty to demonstrate sufficient housing
supply.

«  When condition imposed it was reasonable etc. Special circumstances that
justified a new dwelling in open countryside and influenced requirement
for demolition have changed.

KEY ISSUES

«  Policy Considerations — dwellings in open counttyside
+  Drainage Issues
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. Any other matetial considerations that would justify an exception to policy

OFFICER COMMENTS

Applications ate to be determined in accotdance with the Development Plan unless there
are material considerations which indicate othetrwise.

The National Planning Policy Framework (NPPF) is a material consideration which must
be taken into account in planning decisions. If the NPPF contains policy guidance that is
relevant to this application, the report below will explain this, and consider the extent to
which development plan policy is consistent with the NPPF and the weight to be given
to that policy. For 12 months from the date of publication of the NPPF full weight may
still be given to relevant development plan policies adopted since 2004 even if there is a
limited degree of conflict with the Framework. The RSS falls into this category. For_,
policies in the JSP and the Local Plan due weight should be given to televant policies in
existing plans according to their degree of consistency with the NPPF.

It is the Government's clear policy intention to tevoke the Regional Spatial Strategy
subject to the outcome of the environmental assessments that are currently being
undertaken. Until it is abolished the RSS remains patt of the development plan although
the intention to abolish the RSS can be treated as a matexial planning consideration with
the weight to be attached to this intention being a matter for the decision maket.

Policy Considerations

Gembling is a small hamlet that does not have 2 development limit in the East Yotkshite
Botough Wide Local Plan (EYBWLP). This is echoed in the Draft East Riding Local
Plan (ERLP) which was apptoved for consultation putposes in December 2012 and can
now be afforded some weight. In planning terms Gembling is in the open counttyside
where most forms of development, and in patticular new dwellings with no agricultural
justification, are resisted. The NPPF is also clear in this approach to protecting the
countryside and steering development into appropriate and sustainable locations, and
specifies when new homes in the countryside may be acceptable (paragraph 55). The
position taken in the EYBWLP and the Draft ERLP are fully consistent with this
approach. Removal of the condition would therefore result in planning permission
effectively having been granted for an extra new dwelling that would be wholly in conflict
with local and national planning policy aimed at protecting the countryside.

Planning policy does however recognise that, for whatever reason, dwellings in the
countryside may need to be replaced. The otiginal application was thercfore assessed
against Policy H4 of the EYBWLP which allows replacement of existing dwellings. It

states:

“Proposals for the replacement of an existing dwelling in the open countryside will be
permitted where they form part of a group of houses. Elsewhete proposals will only be
permitted where the ptevious residential use has not been abandoned. In all cases,
proposals will only be acceptable where they ate of a similar size to the existing dwelling
to be teplaced and will be of a design and character to reflect the surtounding area.”

The key issue here is that policy does not require that any specific justification must be
given in order to seck consent for a replacement dwelling. Planning permission would
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have been granted for a replacement dwelling irrespective of the flooding issue. The
flooding issue only had a bearing on allowing the new dwelling being sited on higher
ground. Importantly the policy does not stipulate that dwellings must be sited on or

close to the footprint of the existing dwelling, although in practice this tends to be the
case.

The 28 day period for demolition was to allow the applicants to continue to live in the
original dwelling until the replacement was complete, but then to ensure demolition took
place within a reasonably short petiod of time.

The Council were satisfied at the time of consent that the new dwelling was an
appropriate size and design, and would be a suitable replacement that overall would be in
keeping with the appearance of the atea.

.

Drainage

The issue of flooding is irrelevant in consideting this application, as it had no bearing on
the ptinciple of allowing the new dwelling. The flooding problems at this site only
affected the siting of the replacement dwelling on higher ground.  Nevertheless, as the

matter has been faised by the applicant the background to the drainage issues ate
explained below.

The application for the replacement dwelling made in 2008 followed pre-application
advice given to the applicant after flooding of Green Close Cottage from localised
sutface water. The applicants had alteady obtained permission for, but not built,
extensions to the cottage. The advice given was that a replacement dwelling of the size
proposed would be acceptable taking into account the approved extensions. The
proposed siting of the teplacement dwelling on higher ground was justified, quite
reasonably on the basis of flooding.

The applicants would have been fully aware of the proposed flood alleviation works as
these wete being discussed ptior to commencement of work on the new dwelling.
Although they depended on an application under the Commons Act, it is clear that
discussions and works were progressing at the time of the application and certainly at the
time of commencement of the dwelling in June 2009. It is cettainly uncleat why the
-applicants chose to continue with work at the same time that drainage wotrks were being
undertaken directly opposite theit home. Shortly after starting wotk the drainage
improvements were completed, so the applicants could have ceased wotk on the new
dwelling at that stage, before incutring substantial costs, but instead chose to continue.
Indeed, works have continued until the present, and the applicants have even
commenced construction of an extension to the new dwelling, approved last yeat.

Other Matetial Considerations

It should be recognised that temoving this condition would result in an additional new
dwelling in the counttyside outside a sustainable settlement, contrary to adopted policies
and Government guidance. An alternative suggested by an objector, is that the applicants
demolish the new dwelling if the flooding that initiated the original application s no
longer a risk factor. Whilst there may be some sympathy for this view, because the
applicants continued to build the new dwelling ‘at their own risk’, officers are not
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recommending this course of action, because it would not be feasible ot enforceable to
frame a condition imposing a time scale for the demolition to take place.

The applicants now argue that the streetscene would be enhanced should the existing
dwelling be retained. They state that the “benefits of retaining the cottage in streetscene
terms outweigh benefits which would have occutred from its demolition in terms of
flood tisk”. While it is recognised that the existing cottage is attractive and relates well to
the streetscene, this was not considered to be an over-tiding factor limiting development

at the time of the original permission and the proposal was considered to satisfy the
requirements of Policy H4.

In a similar way any shortfall in overall housing numbets would not be a justification fot
approving an additional dwelling in the open countryside.

CONCLUSION

It is considered that the condition was faitly and reasonably imposed, on the
understanding that petmission was being granted for a replacement, not an additional
dwelling. The applicants embarked on building the new dwelling, and continued to
complete the new dwelling, in the full knowledge that works wete being undertaken to
tesolve the flooding issues. As granting permission for teplacement dwellings in the
circumstances of this case did not and does not depend on there being a flooding
problem, teleasing the applicant from their obligation would set a dangerous precedent,
and undermines the policy approach towards allowing genuine replacement dwellings.
Approval to the variation of this condition would result in an additional dwelling in the
open countryside which would be contraty to adopted and emerging policies and
Government guidance that aim to limit new development in the open countryside. It is

considered that there are no matetial considerations that would justify an exception to
this approach.

HUMAN RIGHTS ACT 1998

It is considered that a decision made in accotdance with this recommendation would not
result in any breach of Convention rights.

RECOMMENDATION

That the application be REFUSED for the following reasormn:

1. Condition 2 was included at the time of the approval under reference no
08/02530/PLE to ensure compliance with Policy H4 of the East Yorkshire
Bogrough Wide Local Plan and other policies of restraint, notably Policies EN1
and EN?2 of the Hast Yorkshire Borough Wide Plan that aim to control new
housing development in the open countryside. The consent in 2008 was justified
only on the basis of it being for a replacement dwelling. The removal of the
condition would result in an additional new dwelling in the open counttyside
thereby being contrary to Policies ENI, EN2 and H4 of the East Yotkshite
Borough Wide Local Plan, Policy 34 D of the Draft East Riding Local Plan and
guidance in the National Planning Policy Framework, in particular paragraph 55.

East Yotkshire Borough Wide Local Plan
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Policy EN'1

"Subject to consideration against all relevant development plan policies proposals
will be permitted whete they are within defined development limits unless they
would result in harm to, ot loss of, site considered important to the character and
amenity of the surrounding area. Development within these limits shall be sited,
designed and landscaped so as not to harm the appearance of the atea.

Proposals outside these ateas will be treated as devclopment in the open
countryside.”

Policy EN2

"Proposals acceptable in the open countryside under other plan policies will be
permitted where in terms of siting, layout, design and landscaping they:-

1. Avoid the loss of the best and most versatile agricultural land; and

2. Will not harm the character of the surrounding area; and

3. Safeguard sites and features considered important for their landscape,
amenity ot historical value; and :

4, Safeguard nature conservation interests; and

5. Will not harm the landscape setting of settlements.”

Policy H4

"Proposals for the replacement of an existing dwelling in the open countryside
will be permitted where they form part of a group of houses. Elsewhere

ptoposals will only be permitted where the previous residential use has not been
abandoned.

In all cases, proposals will only be acceptable where they are of a similar size to
the existing dwelling to be replaced and will be of 2 design and character to
reflect the surrounding atea."

Draft East Riding Local Plan Policy S4 D:
Suppotting development in Villages and the Countryside

D. Outside of a development limit, land will be regarded as the Counttyside and
the following forms of development encouraged, whete proposals respect the
intrinsic character of theit surroundings:

1. Conversion of buildings for economic development (including work-live units),
tourism, community ot residential uses. Convetsions for new housing will be
supported whete the preservation of the building would enhance the immediate
setting and where it:

i would reptesent the optimal use of a heritage asset or would be appropriate
enabling

development to secute the future of a hetitage asset; or
ii. would te-use a redundant or disused building.




The recommendation is based upon established and important principles of
planning policy. If the Committee wishes to come to a contrary decision it

should do so in the form of a recommendation to the next available meeting of
the Planning Committee.
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REPORT TO EASTERN AREA PLANNING SUB—COMMITTEE

COMMITTEE DATE: 4 February 2013
PARISH: Aldbrough Parish Council
WARD: Mid Holderness

APPLICATION NUMBER: 12/04689/PLF

APPLICATION TYPE: Full Planning Permission

DESCRIPTION: . Change of use from an existing dwelling (Class
C3) to form a residential care home (Class C2) at
The Cedars Hull Road Aldbrough East Riding Of
Yorkshire HU114QR

APPLICANT: D Bunting
DATE RECEIVED: 3 December 2012
RECOMMENDATION: Approve
INTRODUCTION

This application seeks full permission for the change of use of an existing tesidential
dwelling (use class C3) to form a residential care home (use class C2) at The Cedars, Hull

‘Road, Aldbrough. The site is located to the south of the main body of the village,

outside the current development limits and is therefore considered to be m open
counttyside. The propetty is a latge detached dwelling set in substantial grounds, set
well back from the main road. Access is via an existing private driveway, which would
remain unchanged. The site is located within Aldborough Conservation Area and there
are 2 number of trees within the site that are protected with a Tree Preservation Order

(TPO).

It is proposed that the care home would be occupied by people who are not able to look
after themselves as they have an intellectnal disability and require full-time care. The
application proposes that there would be 3 membets of staff on site duting the day and 1
member of staff overnight. The agent has provided a further suppotting statement to
clatify the proposal and has stated that the proposed tesidents would be at the very mild
end of leatning disability who are just incapable of independent living, and should
therefore be entitled to a “normal” family life. The proposed staffing level would be
open to review and additional staff could be employed whete necessary.

This application is repotted to Committee due to 2 request from Councillor Grove and
as the Parish Council have raised a strong objection to the application.

PLANS AND JLLUSTRATIONS

Appendix 1 — Location Plan




Appendix 2 - Existing and Proposed Site Layout Plans
Appendix 3 - Existing Floot Layout Plans
Appendix 4 - Proposed Floor Layout Plans

KEY PLANNING POQLICIES AND GUIDANCE

The Development Plan for the area comptises the Regional Spatial Strategy, Joint
Structure Plan, and the Holdetness District Wide Local Plan.

chional Spatal Strategy

YH6 Local Service Centres and Rutal Coastal Areas

YH7 Location of Development* §
ENV11 Health, Recreation and Sport ( ">

Joint Structure Plan

SP1 Character and distinctiveness of settlements and their setting (including
important features) to be protected and enhanced.

SP5 Development proposals should achieve a high standard of design
ENVGE The setting, character ot appeatance of strategically important buildings,
features and historic/architectutal areas should be protected and where

possible enhanced.

Holderness District Wide Local Plan

G2 Sustainable Location of Development -
G6 Design of New Development (>
G7 Planning 2nd Design Considerations

Env2 Trees & Hedgerows

Env24 Development in Conservation Areas

Env25 Consetvation Areas - Design Considerations

Env33 Impostant Open Area Within or adjacent to Settlements

Cf1 Retention and Creation of Community Facilities

Cf2 Community Facilities

Cf4 Residential Cate Homes Location
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Cf5 Residential Care Homes

Cfe Care Homes - Conversions - open space
Tr7 Car Parking

U9 Drainage

uU10 Run-Off

Draft Bast Riding Local Plan

ENV1 Integrating High Quality Design

ENV2 Promoting a High Quality Landscape

ENV3 Valuing our Heritage

C2 Supporting Community Services and Facilities

National Planning Policy Framewotk

Section 72 of Planning (Listed Building and Consetvation Areas) Act 1990 - Special
regard to the desirability of preserving or enhancing the Conservation Area.

RELEVANT PLANNING HISTORY

None directly relevant to this application.

CONSULTATION REPLIES
Parish 1" Response
Council

No objection, although there ate concerns as to the potential impact

of the proposal on the community, especially the young and the
vulnerable. '

. The Parish Council is concerned in respect of the level of
staffing and what degtee of threat or alarm the proposed
residents present to the people of Aldbotough.

- The site is close to a busy road, what steps are to be taken to
ensure that the vulnerable residents do not wander onto the
road and create a danger to themselves and other motorists.

2nd Response

Following a Ffurther Parish Council meeting in respect of the

proposal the Parish Council Strongly object to the application for
the following reasons:




Highway
Control

Conservation
Officer

Trees and
Landscape
Section

- The applicant can give no assurances that the proposed
residents would be at the mild end of learning disability and
accepted that tecnagers in other care homes who attained the
age of 18 could be allowed as residents.

- It would be totally unacceptable to have the potential for seven
young men with learning difficulties to be housed together in
what could never be a secure environment under the present
ptovisions of Class C2

- The overwhelming feeling from all the residents in the village is
that the residents of the care home would be capable of causing
alarm ot distress to the small community and do not feel that
Aldbrough is a place that can accommodate people with special
needs

. ‘Thete ate no facilities neat to hand, public transport is minimal
and there will be no benefit to the village and would be more
suited to a larger utban coqurbaﬂon.

- In recent years the village has been the subject of a number of
contentious entetprises and we seek the support of the Planning
Cominittee

No objections - The site is within 2 30mph speed limit and is served
by an existing vehicular access from Hull Road. Thete is a footway
leading from the site enttance towards the village and there is space
within the curtlilage for the parking, loading, manoeuvting of
vehicles. A condition is recommended to ensure that these facilities
are provided and retained

The site is located within Aldbotough Consetvation Area, therefore
the LPA must have special regard to the desirability of pteserving or
enhancing the character and appearance of the area.

The Cedats is a 20" Centuty dwelling probably built around the
1930, all the proposed changes to the building would be internal
and -the appearance would not be altered. The addition of the 3
gravelled parking spaces would not significantly affect the setting of
the site which is well secluded by a tature tree belts.

The proposal weould have a neutral impact, pteserving the chatacter
and appearance of the Conservation Area. It is important that any
signage at the entrance to the site is kept minimal and traditional in
form and appearance. Some painted timber signs may requite
advertisement consent.

The trees to the notthern side of the driveway are protected by a
Tree Preservation Order. The existing driveway is broken tarmac
and thete are no proposals in the application to alter this. The
parking spaces for staff/visitors adjacent to the existing garage
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PUBLICTTY

Neighbouts/
Publicity

outbuilding will not impact on any trees as the hardstanding is
alteady in place. Any future alterations to the driveway or the area of
hatdstanding could impact on the health and/or stability of the
trees. A condition is recommended to ensute that a method
statement is submitted ptiot to any alterations to the hard surfacing

ot access and for any pruning works necessary to the trees to
facilitate access

Letters of objection have been received from:

- Aldborough Hall, Hornsea Road, Aldborough,

- Long Leys, Hull Road Aldborough,

- 5 Hotnsea Road, Aldborough

- 9 Elm Gtove, Aldborough

- 4 Sandpits Lane, Aldbotough

- 32 Church Street Aldborough

- Daisy Farm, Homnsea Road, Aldborough

- 21Queensmead, Aldborough

- 4anonymous lettets (names provided but no addresses)

Raising some or all of the following points:

- The usual scenario is that childten with behavioural problems
and are petsistent offendets ate put in a quiet village and reap
havoc on the village and the immediate neighbours. There is 2
similar home in Withernwick that has experienced similar
problems

- Homes such as these are a massive drain on Police resources

_ There is likely to be an increase in traffic and the access and
entrance ate only equipped to deal with a single flow of traffic
and will therefore impact setiously on road safety in the area

- Houses like these should be placed in larger conurbations

. There will be an increase in the victims of ctime locally should
permission be granted and the fear of ctime will increase
disproportionately

- The proposal will not suppott economic growth and will not
make a positive contribution to sustainability objectives

- 'The staffing levels ate a concern with only one member of staff
on duty overnight, and if passed will the Council guarantee the
safety of our children

- The proposal will result in antisocial behaviour and will impact
on Aldbrough

- The true nature of the proposal has been kept hidden so that it
goes under the tadar and it is believed that is not for elderly
residents

- Ttis appalling that the nearby residents were not consulted

- A residential home for the eldetly would be more appropriate

- There would be nothing for the residents to do during the
daytime
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CASE ON BEHALF OF THE APPLICANT

A supporting statement has been submitted with the application, the main points of
which are summarised below:

- The proposal is fot the change of use of a private dwelling to a cate home which will
be occupied by people that ate not able to look after themselves as they have an
intellectual disability and requite full-time care. The care will be provided by 3
members of staff duting the day and 1 member of staff ovetnight

- 'The existing building is suitable for the proposed use as it can be adapted to provide
multiple bedrooms as well as a large open plan living area for the residents to enjoy.
There is a large expanse of external amenity atea that is maturely landscaped and will
enable residents to temain cared for in the application site.

- The existing building is located outside the development limits but is adjacent to and
therefore is felt to be sustainable within the settlement of Aldborough and will make
a positive contribution towatds sustainability objectives including the maintenance
of local services, businesses and facilities in a rural area

- The development will provide employment opportunities as full-time carets will be
required both day and night

- liis felt that the existing building is ideal for the type of development proposed as 1t
will sustain the role of the settlement

- Aldborough is identified as a Primary Rural Service Centre in the Draft Strategy
Document and although the site is outside the development limits the proposal is
suitable in terms of meeting revised policy SS2 of this document

- Although the site is located adjacent to an impottant open area it should be noted
that there are no alterations that would disturb this atea

- Thete ate cutrently 5 bedrooms in the property and it is proposed to create 7
bedrooms, the scale of the buildings is to temain as existing

- All the landscaping details ate to remain as existing with the excepton of 7 car
parking spaces which are to cater for both the staff as well as the visitots

- Access to the site is to remain as existing and is gained to the east of the dwelling off
Hull Road

KEY ISSUES

«  Planning Policy Context
» Impact on Residential Amenity
+ Design/Impact on Surrounding Area
» Impact on the Consetvation Area
+ Patking/Highway Safety
.+ Trees and landscaping
+ Drainage/Flood Risk

OFFICER COMMENTS

Applications are to be determined in accordance with the Development Plan unless
material considerations indicate othetrwise.
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Planning Policy Context

The Nadonal Planning Policy Framework (NPPF) is a material consideration which must
be taken into account in planning decisions, If the NPPF contains policy guidance that is
relevant to this application, the repott below will explain this, and consider the extent to
which development plan policy is consistent with the NPPF and the weight to be given
to that policy. For 12 months from the date of publication of the NPPF full weight may
still be given to relevant development plan policies adopted since 2004 even if there is a
limited degree of conflict with the Framework. The RSS falls into this category. Fot
policies in the JSP and the Local Plan due weight should be given to televant policies in
existing plans according to their degree of consistency with the NPPF.

It is the Government's clear policy intention to revoke the Regional Spatial Strategy
subject to the outcome of the environmental assessments that are currently being
undertaken. Untl it is abolished the RSS remains part of the development plan although
the intention to abolish the RSS can be treated as a  material planning consideration
with the weight to be attached to this intenton being a matter for the decision maker.

The Development Plan for the atea comprises the Regional Spatial Strategy for
Yorkshire and the Humber (RSS), the Joint Structutre Plan for Kingston Upon Hull and
East Riding of Yotkshire (JSP) and the Holderness District Wide Local Plan (HDWLP).
The Draft Bast Riding Local Plan is also a material consideration.

Section 3 of the NPPF supports the sustainable growth and expansion of all types of
businesses and enterprise in rural areas, promotes the development and divessification of
agricultural and land-based rural businesses, supports sustainable rural tourism and

leisure developments and promotes the retention and development of local services and
community facilities.

Policies Cf1, Cf2, Cf4, Cf5 and Cf6 of the HDWLP are relevant to the proposal and seck
to encoutage the retention and creation of community services and to ensure that they
are in the most appropriate location for their users. Proposals for residential homes
should normally be located within residential areas of larger settlements, however could
be located in rural locations if there is a need for such a facility and adequate facilities ate
made for on-site occupational facilities and thete are transport links to nearby towns and
villages. In addition to this, proposals fot tesidential homes should have direct vehicular
access to a publicly maintained highway, improved parking and access facilities, and such
facilities should have adequate areas of private open space for the needs of tesidents.

Policy C2 (Supporting community services and facilities) of the Draft Fast Riding Local
Plan seeks to tetain or enhance existing services and facilities and seeks to prevent the
loss of existing health, education and other facilities.

The site is located outside the development limits of Aldbrough to the south of the main
body of the village, it is however, in close proximity to the village and access is from the
main Hull Road. The property itself is located set back from the road in substantial
gtounds within the Conservation Arca and there are a number of trees on the eastern and
western boundaries and is therefore screened from public vantage points. The property is
located adjacent to an atrea identified as an important open area within or adjacent to
settlements (Bnv33 of the HDWLP). The proposal is for the change of use of the
property to a residential care home and will not involve any alterations to the external
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fabric of the house. The internal alterations will involve the creation of 7 bedrooms a
communal dining/living area an office, disabled bathroom, 3 other bathrooms and utility
room and kitchen. The care is to be provided by 3 members of staff during the day and
1 member of staff over-night. There is a large area of private garden surrounding the
propetty that would be used by the residents.

Whilst the site is located outside the village development limits, it is located in close
proximity to it. Aldbrough is classed as a Primaty Rural Service Centre in the Draft East
Riding Local Plan. Thete is a tange of facilities within the village in the form of shops,
public houses, other local businesses (including a caravan park), village hall and a primary
school, and is therefote considered to be a suitable and sustainable location for the
creation of a new residential cate home. The site is within easy access of the larger
setilements of Withernsea and Hull whete a latger number of other services and
amenities are available. The site is a good distance from neighbouring properties to the
north and east and there is suitable and safe access to the site from the main road.

The proposal would provide a new community facility in the form of a residential care
home to that is to be occupied by people that are not able to look after themselves as
they have an intellectual disability and require full-time care. The property is not directly
visible from the road frontage or other public vantage points due the fact that it is set
back from the road and there are trees to the boundaries of the site. The proposal will
not impinge on the existing open area adjacent to the settlement.

It is therefore considered that the proposal complies with policies Env1l of the RSS,
Cf1, Cf2, Cf4, Cf5 and CF6 of the HDWLP, the advice contained in the NPPF and the
Draft East Riding Local Plan in respect of community facilities and rural enterprises.

Impact on Residential Amenity

Policies G6 and G7 of the HDWLP require that development should not hatm the
character of the area, should be approptiately designed, sited and landscaped to minimise

its visual impact, which can be atttibuted due weight as they remain relevant and in line
with the advice contained within the NPPF.

Paragraphs 56 and 59 of Part 7 of the NPPF are relevant to this element of the ptoposal.
Paragraph 56 places great impottance on the design of the built environment, stating that
good design is a key aspect of sustainable development, and require planning to always
seek to secure high quality design and a good standard of amenity for all existing and
future occupiers of land and buildings.

The dwelling itself is located over 100 metres from the closest residential propetties to
the north-east and east, and over 60 metres from the residential properties to the north-
west. There ate no residential ptopertes to the south of the site as the site adjoins open
fields. ‘There are trees to the western and eastern boundaties of the site that provide good
screening. Thete ate no external alterations proposed to fabric of the building, the only

alterations ate to the internal layout to create additional bediooms and communal living
areas.

Objections have been received from the Parish Council, the Ward Councillor and a

number of tesidents of the village raising concerns in respect of antisocial behaviour and
an increase in ctime. The ptoposed use is that of a care home (CZ), which could be
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occupied by a variety of different types of residents such as the eldetly, intellectually
disabled (both young and old) or adults, all whom may require different levels of care. In
this case the applicant has advised that it is the intendon that the residential care home
would be occupied by people who ate at the mild end of the learning disability spectrum
who are incapable of independent living. The care home is secking to provide its
residents with some element of “normal family life” 1n an environment where they can

be propetly looked after.

The agent has stated that the staffing levels would be open to teview, depending on the
needs of the residents. It is not considered that there is any justification to conclude that
the proposed tesidents would cause any “threat or harm” to the residents of Aldborough,
or that their presence would result in an increase in crime ot antisocial behaviout.

The propetty is located a good distance from the neighbouting properties and the issues
of a potential increase in-crime or antisocial behaviour are not considered to be an issue
in this case despite the fears of local residents and the Patish Council. Tt is important
that all people have the opportunity to live with a degree of independence wherever
possible and this proposal would provide an additional facility in the area where this
would be possible with the suppott of carers, The siting of the premises would also
allow the occupants of the care home, whether they be young or old, some degree of
integration into the existing community which would help enhance the diversity of the
village in line with the aims of the NPPF.

Therefore, it is considered that the proposal would have an acceptable relationship with
the neighbouring properties and would not have a dettimental impact on the visual and
residential amenities of these properties and there is no evidence to suggest that it would
result in antisocial behaviour ot an inctease in ctime in the village.

Based on the above it is considered that the proposed development would have an
acceptable relationship with the surtounding residential properties and would not harm
the visual and residential amenities of the neighbouring properties. It is therefore
considered that subject to the condition detailed above that the proposal is in accordance
with policies SP5 of the Joint Structure Plan, G3 and G6 of the Holderness District Wide
Local Plan, the guidance contained within Section 7 of the NPPE in respect of design
and impact and the policies in the Draft Bast Riding Local Plan.

Design/Impact on Surrounding Area

Policies SP1 and SP5 of the JSP requite that consideration should be given to histotic
street and development pattetns; important skylines and views; valuable open ateas
within settlements; and important edges and settings to settlements as well as ensuring
that development proposals respect local landscape and settlement chatacter and should
achieve a high standard of design that integrates visually and physically with its
surroundings. Policies G6 and G7 of the IDWLP require that development should not
hatm the character of the atea, should be apptoptiately designed, sited and landscaped to
minimise its visual impact, which can be attributed due weight as they remain relevant
and in line with the advice contained within the NPPT.

Patagraphs 17, 58 and 60 of the NPPF require new development proposals should seck

to achieve a high standard of design, respond to the local character and history and
teflect the identity of local surtoundings and mmatetials, and ensure that development is

107




visnally attractive as a result of good architecture, and should seek to reinforce local
distinctiveness.

The proposal seeks consent for the etection of the change of use of the propetty and
thete are no external alterations proposed. The property is screened from public vantage

points and the main road by the existing trees on the boundaries, which would not be
affected by the proposal.

Therefote, it is not considered that the proposal will have a detrimental impact on the
character and appearance of the atea, would not be visually prominent in the landscape
and would not have a dettimental impact on the open nature of the surrounding land.
The proposal is therefote consideted to comply with policies SP1 and SP5 of the JSP and
polices G6 and G7 of the HDWLP and the advice contained in Section 7 of the NPPF
and the policies within the Draft East Riding Local Plan. '

Impact on the Conservation Atrea

The site les within the Consetvation Area and thetefore the Local Planning Authority
must pay special regard to the desirability of preserving ot enhancing the Area.

Regional Spatial Strategy policy ENVY seeks to safeguard and enhance the historic
envitonment and Joint Structure Plan policy ENV6 secks to protect, and where
appropriate enhance, the setting, character or appearance of strategically important
buildings, features and areas of historic or architectural interest, which includes Listed
Buildings and Conservation Areas. Policy ENV3 of the Diaft East Riding Local Plan
seeks to ensute that hetitage assets are conserved, particulatly those that contribute to the
setting of Conservations Atea, such as views, landscape settings and open spaces.

Local Plan polices Env24 and Env25 ate also applicable to this development proposal.
. Policy E24 requires that proposals should preserve or enhance the Conservation Area
and policy Env25 seeks to ensute that development proposals place special regard to
such matters as bulk, height, material, colout, vertical ot hotizontal emphasis and design
and safeguarding of views. The requirements of these policies ate considered to be
consistent with paragraphs 131 and 137 of the NPPF with regard to development in
Conservation Areas and therefore due weight can be attached to their requirements.

The Consetvation Officer has no objection to the proposal and has stated that the
change of use will have a neutral impact as all the proposed changes are to the interiot of
the property with no external alterations taking place. The alteradons to the gravelled
patking area will not significantly affect the setting of the site which is secluded by the

mature tree belts. Therefore, the proposal will preserve the character and appeatance Of
the Consetvation Area.

In view of the above it is considered that the proposal would ensure that the character of
the Consetvation Area is preserved or enhanced, thetefore complying with the aims and
objectives of Section 72 of the Listed Buildings and Conservation Area Act 1990. The
proposal is considered acceptable and in accordance with Paragraphs 58, 131 and 137 of
the NPPF and policy ENV9 of the Regional Spatial Strategy, policies Env6, SP1 and SP5.
of the Joint Structute Plan and G6, G7, Env24 and ENV25 of the Holderness District
Wide Local Plan and the policies in the Draft Bast Riding Local Plan.
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Patking/Highway Safety

Policy Tr7 of the Holderness District Wide Local Plan, policy SP5 of the Joint Structure
Plan and Paragraphs 17 and part 4 of the NPPT tequire that new development proposals
should provide adequate off-street car parking and servicing to meet the likely demand
generated by the schemes in 2 mannet which is convenient and will not affect the
character or amenities of the surtounding area. In this case the development plan

policies can be attributed due weight as they temain relevant and in line with the advice
contained in the NPPF.

A number of objections have been received from the occupiers within the village as there
are concerns that the proposal will result in problems of highway safety and access. The
dwelling is curtently accessed via an existing access off Hull Road, with a driveway
Jeading up to the house. There are 7 parking spaces proposed within the cuttilage of the
site. It is not thought that the proposal would result in a significant increase in vehicular
and pedestrian access to the site, and there is a footpath leading from the site into the
village. There are no objections to the proposal from the Highway Control Officer,
subject to a condition to ensure that the patking is provided and retained within the site.

Therefore, is it not considered that the proposal would have a detrimental impact on
highway safety and the proposal is therefore in accordance with policies SP5 of the JSP,
G2 and T+7 of the FIDWLP, the advice contained within the NPPF relating to safe and

secute layout of new development and safe and suitable access for all and the policies in
the Draft East Riding Local Plan.

Ttrees and Landscape

Policy Env2 of the Holdetness District Wide Local Plan states that when considering
proposals for new development, the Council will expect existing healthy trees and
hedgerows to be retained so far as such retention is teasonably practical. The NPPF
(cote principles) supports development which contributes to conserving and enhancing
the natural environment and promotes visually attractive development from, amongst
other things, as a result of good landscaping. Policy Env2 of the Holderness District
Wide Local Plan can be attributed due weight in the decision making process as it
remains relevant and in line with the aims of the NPPF.

There ate 2 number of trees within the site and on the boundaries, some of which ate
protected with a Tree Preservation Otder. There are no alterations proposed to the
access driveway and the only other alterations are to create parking spaces close to the
existing garage. The Trees and Landscape Officer has commented that the alterations to
the parking spaces would not impact on any trees. Howevet, in view of the fact that these
are protected trees within the site it is considered that a note should be added to any
permission given to advise the applicant that should any alterations to the driveway be
required in the future that do not require planning petmission, it would be necessary to

ensure that the trees on the boundary of the diveway are protected due to their TPO
status.

Thercfore, subject to an appropriate condition it is is considered that the application is in
accordance with policy Env2 of the HDWLP and the policies in the Draft Fast Riding

Local Plan and the NPPF in respect of the protection of existing trees on and around the
site.
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Drainage/Flood Risk

Policy U9 of the HDWLP states that all new development should be served by mains
drainage and in circumstances where this is not possible, small scale development may be
permitted using private treatment provided the developer can demonstrate the suitability
of this form of disposal to the satisfaction of the Local Planning Authority. Policy U10
of the HDWLP requites development proposals to be designed so as to avoid adverse
impact on existing watercoutses resulting from an increase in the rate of surface water
run-off from the site. The NPPF (section 10) requires new development to be directed
away from areas at highest tisk of flooding but where development is necessary making it
safe without increasing flood tisk elsewhete and (section 11) requires new development
to conserve the natural environment by preventing new development from contributing
to unacceptable levels of soil or water pollution. Policies U9 and U10 of the HDWLP
can be attributed due weight as they are consistent with the aims of the NPPF to prevent

the risk of flooding and pollution by controlling the disposal of foul water and protecting
groundwater.

The application does not ptopose any alterations to the existing drainage, which is via 2
connection to the main sewer for foul drainage and surface water currently discharges to
an existing watetcoutse which are shown on the submitted plans.

The site does not lie within an atea at tisk of flooding, it is in Flood Zone 1; thetefore, a
Flood Risk Assessment is not required.

Thetefore, based on the above it is considered that subject to a suttable condition, the
development can be satisfactorily drained, and is not at an unacceptable risk of flooding
and would therefore comply with policies U9 and U10 of the Holderness District Wide
Local Plan, the policies in the Draft East Riding Local Plan and the policy contained
within the NPPF relating to Flood Risk and drainage.

CONCLUSION

Whilst the site is located outside the village development limits, it is located in close
proximity to it. Aldbrough is classed as a Primary Rural Service Centre in the Draft East
Riding Local Plan. Thete is a range of facilities within the village in the form of shops,
public houses, other local businesses (including a caravan park), village hall and a primary
school, and is therefore considered to be a suitable and sustainable location for the
creation of a new residential care home. The site is within easy access of the larger
setlements of Withernsea and Hull whete a larger number of other services and
amenities are available. 'The site is a good distance from neighbouring properties to the
north and east and there is suitable and safe access to the site from the main road.

The proposal would provide a new community facility in the form of a residential care
home to that is to be occupied by people that ate not able to look after themselves as
they have an intellectual disability and require full-time care {although it could
accommodate different types of residents within use class C2). The site is in a relatively
accessible location accessible via walking, car, bike and public transport. The property is
not the road frontage or othet public vantage points due the fact that it is set back from
the road and the substantial trees to the boundaties of the site.
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It is not considered that the proposed change of use will harm the character and
appearance of Conservation Area or the area as a whole, will not give rise to issues of
highway safety/access or parking, will not impact on the existing trees within and
adjacent to the site and will not harm the visual and residential amenities of the
neighbouring properties or the village as a whole. The proposal is consideted to be in
accordance with the aforementioned policies of the development plan and the policy
contained within the National Planning Policy Framewotk in all aspects.

HUMAN RIGHTS ACT 1998

It is considered that a decision made in accordance with this recommendation would not
result in any breach of Convention rights.

RECOMMENDATION
That the application be APPROVED subject to the following condition(s)

1. The development hereby petmitted shall be begun before the expitation of three
years from the date of this permission.

This condition is imposed in order to comply with the provisions of Section 91 of
the T'own and Country Planning Act 1990.

2. No patt of the development shall be brought into use until the vehicular access to it
and the vehicle parking, loading, off-loading and manoeuviing facilities serving it
have all been constructed in accordance with the submitted details and the vehicle

patking, loading, off-loading and manoeuvring facilities shall thereafter be so
retained.

This condition is imposed in order to ensure that the demand for vehicle parking
and servicing can be met within the site as vehicles having to patk, load or un-load

or manoeuvte on the public highway would adversely affect the safety of other
highway users.

3. The development hereby permitted shall be carried out in accordance with the
following approved plans:

BUNTING 10 2012 1 - Floor Layout Plans as Existing
BUNTING 10 2012 2 - Proposed Layout Plans
BUNTING 10 2012 3A - Existing and Proposed Site Layout Plans

This condition is imposed for the avoidance of doubt and to ensure that the
development hereby permitted is carried out in accordance with the approved

details in the interests of the character and amenity of the area and the provisions of
the development plan.

Note to Applicant/Agent:

Ptior to the erection of any signage to the entrance of the site the applicant/agent is
advised to contact the Local Planning Authotity as any such signage may requite separate
advertisement consent,
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Should any alterations be required to the driveway in the future that do not requite
planning permission it would be necessary to ensure that the trees on the boundaty of
the driveway are protected during any construction wotk in otder to protect the futute
health and stability of these trees as they are protected via a Tree Preservation Ordet.
For advice please contact the Council’s Trees and Landscapes Section.

Relevant Planning Policies

Regional Spatial Strategy

Y6 Local Service Centres and Rural and Coastal Atcas

YH7 Location of Development

ENVY Historic Environment

ENV11 Health and Recteation

Joint Structute Plan

SP1 Character and distinctiveness of settlements and their setting (including
impottant featutes) to be protected and enhanced.

SP5 Development proposals to achieve high standatd of design.

ENVG The setting, character ot appeatance of strategically important buildings,

features and historic/architectural ateas should be protected and where
possible enhanced.

Holderness District Wide Local Plan

G2 Sustainable Location of Development.

Go6 Design of New Development

G7 Planning and Design Considerations

Env24 Development in Conservation Areas

Env25 Consetvation Areas - Design Considerations

Env33 Important Open Areas Within ot Adjacent to Settlements
Cf1 Retention of Community Facilities

Cf2 Community Facilitics

Ct4 Residential Care Homes - Location

Cf5 Residential Care Homes - Access

Ci6 Residential Care Homes: Conversions - Open Space
Tt7 Cat Parking

U9 Drainage

U10 Run-Off

Draft East Riding Local Plan

ENV1 Integrating High Quality Design

ENV2 Promoting a High Quality Landscape

ENV3 Valuing our Heritage :

C2 Supporting Comimunity Services and Facilities

National Planning Policy Framework

Reason for Decision

Whilst the site is Jocated outside the village development litnits, it is located in close
proximity to it. Aldbrough is classed as a Primary Rural Sexvice Centre in the Draft Bast
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Riding Local Plan. There is a range of facilities within the village in the form of shops,
public houses, other local businesses (including a caravan), village hall and a primary
school, and is therefore considered to be a suitable and sustainable location for the
creation of a new residential care home. The site is within easy access of the larger
settlements of Withernsea and Hull where a larger number of services and amenities are
available. The site is a good distance from neighbouring propetties to the north and east
and there is snitable and safe access to the site from the main road.

The proposal would provide 2 new community facility in the form of a residential care
home to that is to be occupied by people that are not able to look after thetnselves as
they have an intellectual disability and require full-time care. The site is in a relatively
accessible location accessible via walking, car, bike and public transpott. The property is
not the road frontage or othet public vantage points due the fact that it is set back from
the road and the substantial trees to the boundaries of the site.

It is not considered that the proposed change of use will harm the character and
appeatance of Conservation Area ot the area as 2 whole, will not give rise to issues of
highway safety/access or patking, will not impact on the existing trees within and
adjacent to the site and will not harm the visual and residential amenites of the
neighbouring propetties or the village as a whole. The ptoposal is considered to be in
accordance with the aforementioned policies of the development plan and the policy
contained within the National Planning Policy Framework in all aspects.

In making this decision the Council has followed the requirements in paragraphs 186 and
187 of the National Planning Policy Framework.
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Site Plan

Can be used for Planning and Building Control purposes only.
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REPORT TO EASTERN AREA PLANNING SUB-COMMITTEE

COMMITTEE DATE: 4 Tebruary 2013

PARISH: Skipsea Parish Council

WARD: East Wolds And Coastal

APPLICATION NUMBER: 12/04920/REG3

APPLICATION TYPE: Regulation 3 - Development by Council

DESCRIPTION: Etection of 6no. affordable dwellings at Land
Notth Of 26 Mill Lane Skipsea East Riding Of
Yotkshire YO25 8SP

APPLICANT: East Riding Of Yorkshire Council

DATE RECEIVED: 10 December 2012

RECOMMENDATION: Apptove

INTRODUCTION

This application seeks full planning permission for the erection of three pairs of semi-
detached houses facing Mill Lane, on the northern edge of the village of Skipsea.

The site presently forms pait of an agricultural field and is located outside but contiguous
with the defined development limits of Skipsea.

The proposal would continue as part of an existing linear residential development on the

west side of Mill Lane.

There is a substantial field edge hedgerow along the front boundary fronting Mill Lane,
which will be removed to allow development to take place.

PLANS AND ILLUSTRATIONS

Appendix 1 - Site Location Plan.

Appendix 2 - Site Layout Plan.
Appendix 3 — Elevations

Appendix 4 — Contextual Site Sections

KEY PLANNING POLICIES AND GUIDANCE

Regional Spatial Strategy

H4 The Provision of Affordable Housing
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Joint Structure Plan

SP5 Development proposals to achieve high standard of design.

Bast Yorkshire Borough Wide Local Plan

EN2 Open Countryside

EN14 Landscape Features

Hé Affordable Housing in the Rural Areas
TMG6 Accéssibﬂity to Developn.le;xt

TM7 Car Parking

National Planning Policy

Draft Rast Riding Local Plan — H2(C). _ Providing Affordable Housing

CONSULTATION REPLIES

Skipsea Parish Strongly object:
Council

The proposed development site should be looked at to provide
bungalows for the elderly/disabled, as there are only 4 council
bungalows in the village. There has been local news stations that
state Bast riding Council ate lacking in ptoviding accommodation
for disabled petsons, according to the flood risk assessment there is
no tisk of flooding of the proposed site which would be an ideal site
to provide eldetly/disabled homes. This would also provide homes
fot local people who may want to move out of Council houses and
therefore free up 2/3 bed accommodation,

The new properties would be more cost efficient regarding heating —
with less garden atea to maintain.(How much does Hast Riding
Council spend in supplying stair lifts/wet rooms/alternative bathing
for elderly/disabled people ~when gtound floor purpose built
accommodation could be built on the Mill lane site.

'The site slopes to the west/tear of proposed development — it has to
be noted that part of the field slopes toward he Bridlington Road. In
approaching the village from Ulrome during the recent bad weather,
standing water has coveted the left hand side caitiageway in two
areas, if there is surface water dispessal from the site will this
inctease the tisk. There has been standing water on the main road
adjacent to the village green, further along neat to Cross Street and
Hotnsea Road. Yorkshite Water state that the combined sewer does
not have the capacity to accept discharge of surface water from the
site. Foul water disposal requires looking into as accotding to other
proposed plans fro development within the village it was stated that
there was no mote capacity for same. The pumping station on
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Highway Conttol

Trees and Landscape
Section

Yorkshire Water
Segvices Limited

Bevetley And Notth
Holdetness Drainage
Board

Nature Conservation
Officer (Biodiversity)

Beeford Road has been under water during the 2007 floods and
recent 2012 floods — the discharge overflow from the pumping
station discharges into the adjacent dyke/watercourse of Batmston
Dtain. farimers or landowners allowed this to happen they would be
prosecuted.

Other ateas of concetn ate that the flood risk assessment mentions
that the shallow ditch on Mill Lane whete the proposed
development s planned was dry in November 2012 — this is not
always the case and this requires checking.

Speed limit — requites to be extended to beyond Mill House —
Skipsca Sands have applied for 12 month occupancy use — therefore
this will increase the volume of traffic on an alteady natrow country
lane with two bad bends, which have been the scenes of vehicles
coming off the road.

Mill Lane is 2 telatively lightly trafficked highway and consequently
there are no capacity issues with the proposal. The horizontal
alignment (bend) helps teduce vehicle speeds travelling south
towards the village centre yet the lane has sufficient width to
accommodate two way movements for the vast majority of vehicles
that use the lane — motot cats.

The proposed dwellings will gain access and egress onto and off Mill
Tane via vehicular crossings that have the required width and
visibility splays commensurate with the site location, use and
proposed amended road speed.

Parking for at least two vehicles within each plot will be provided,
together with a turning facility for Plot 6 due to the plots location
close to the bend in Mill Lane allowing entry onto the highway ina
forward gear.

No objections in ptinciple. Planning conditions advised.

Yorkshire Water has no objection in principle to the proposed
separate systems of drainage on site and off site, he ptoposed.
amount of domestic foul water to be discharged to the public
combined water sewert, or the proposed point of discharge of foul
water to the respective public sewer. Conditions should be attached
in order to protect the local aquatic environment and YW
infrastructure:

Where possible, the risk of flooding should be reduced and that, as
far as is practicable, surface water atising from a developed site
should be managed in a sustainable manner to mitmic the surface
water flows atising from the site ptiot to the proposed development.

No objections. Subject to compliance with the mitigation and

enhancement strategies recommended in the report, there is unlikely
to be a significant impact on protected or notable species resulting
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from this scheme. Advise that these recommendattons should be
imposed by way of a planning condition.

Humber Atchaeology Whilst the application site lies within an area of archaeological
Partnership interest, the natute and scale of these proposals would not appear to
advetsely affect any below-ground archaeological deposits.

PUBLICTTY ’

Neighbours/ Comments have been received from the following addresses;
Publicity e Mill Farm, Mill Lane, Skipsea x 2
» Mill House, Mill Lane, Skipsea

Matters taised include;

o The present plan will dwatf the two bungalows at 25 & 26
Mill Lane.

e Six new bungalows would complement the t\'vo existing
bungalows

¢ More consideration needs to be given to affordable housing
in the form of bungalows.

e The development needs a wider road width.

¢ Consideration should be given to putting a 30mph speed
limit.

e Provision needs to be made for the ditch which takes water
from the farm ficlds.

CASE ON BEHALF OF THE APPLICANT

The site is the southeast cotner of an agricultural field at the northern end of the village.

Mill Lane is an unclassified road which gives access to Skipsea Sands Holiday Park.
Traffic testrictions and controls stop access to Ultome from this route. Main Street
(B1242) is 200m away and the main road through the village. The village has facilities
which cater for everyday living without the need to travel to neighbouting towns. Shops
and amenities include places of worship, general stote, post office, newsagent and public
house. Skipsea Primary School is on Hotnsea Road. The district doctor’s surgery is in
neighbouring Beeford.

The existing propetties to the south of the site are semi-detached affordable / social
houses. These ate predominantly two storeys but the site’s immediate neighbours is a pair
of semi-detached buggalows.

The authority has identified a need for additional affordable housing within the
immediate atea of the site, The scale and type of housing reflects the identified need and
the site conditions. The form of development has regard to the rural setting and is a
logical extension to the village envelope.
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Government policy suppotts the release of land to provide affordable housing to meet
local needs in tutal areas providing there is an identified community need for affordable
housing based upon a comprehensive assessment of local housing need.

The initial and successive occupancy of rural exceptions housing will be regulated to
ensure availability in perpetuity for identified needs, if necessary by a planning obligation
~ ot a planning condition. It is important that rural exceptions housing remains affordable.
The housing if permitted by this application will be subject to established arrangements

of the authority and intended to ensure initial and successive occupancy by local people
in housing need.

The design is simple and modest in keeping with the local character. The land being
considered for this development is classed as Grade 3 (good 10 moderate quality agricultural
land) on Natural England’s Agricualtural Land Classification — Provisional (England).

Environmental considerations have been taken into account and important interests
must not be prejudiced. Alternative potential development sites within the locality have
been explored, but unfostunately the Authority does not have access to sufficient land.
Thetefore, it is considered that this land is appropriate for the proposed development
under the local planning policy.

KEY ISSUES

»  Policy Position

s Design

+  Highways

o Flood risk

« Landscape Featutes

OFFICER COMMENTS

Policy Position

Applications are to be determined in accordance with the Development Plan unless there
are matetial considerations which indicate otherwise. The Development Plan for the area
comprises the Regional Spatial Strategy, Joint Structure Plan, and the East Yotkshire
Borough Wide Local Plan. The Council has produced its Draft Bast Riding Local Plan
(ERLP) which was approved for public consultation by Cabinet on the 11" December

2012, and therefore policies within that document carty due weight and require
consideration.

“The National Planning Policy Framework (NPPL} 1s 2 matetial consideration which must
be taken into account in planning decisions. If the NPPF contains policy guidance that is
relevant to this application, the repost below will explain this, and consider the extent to
which development plan policy is consistent with the NPPF and the weight to be given
to that policy. For 12 months from the date of publication of the NPPF full weight may
still be given to relevant development plan policies adopted since 2004 even if thete is a
limited degree of conflict with the Framework. The RSS falls into this category. For
policies in the JSP and the Local Plan due weight should be given to relevant policies in
existing plans according to their degree of consistency with the NPPF.
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It is the Government's clear policy intention to revoke the RSS subject to the outcome of
the environmental assessments that are currently being undertaken. Until it is abolished
the RSS temains part of the development plan although the intention to abolish the RSS
can be treated as a material planning consideration with the weight to be attached to this
intention being a matter for the decision maket.

Affordable Housing

RSS policy (H4), recognises that the region needs to increase its provision of affordable
housing, to addtess the needs of local communities.

The National Planning Policy Framework (NPPF) makes clear that, amongst other
matters, Local Planning Authorities should be responsive to local citcumstances and plan
housing development (evidence based) to reflect local needs, patticulaly for affordable
housing, inchuding through rural exception sites whete appropriate.

The EYBWLP policy EN2 sets out the critetia for development in the open countryside
acceptable under other plan policies. Policy H6 permits residential development on sites
outside the development limits of a settlement whete the proposal would meet an
identified need for affordable housing in the locality which could not be met in any other

way. It makes clear that suitable arrangement should be made to ensute that the benefits
of the scheme will be available in perpetuity.

The Draft ERLP policy H2(C) suppotts the use of rural exception sites for affordable
housing adjacent to the development, limits of a village, where this meets an identified
local need for the type and scale of development, ate of a scale and design that is

apptoptiate to the role, character and appearance of the settlement and provide for a
100% affordable housing.

The Council have undertaken a Strategic Housing Market Assessment (SHMA) 2011
across the Authotity area. Need for additional affordable housing in Skipsea is identified
in the SHMA, with further evidence drawn from the Council's Housing Register and
tarnover in the existing council owned homes in the village.

The SHMA found that a further nine affordable homes wete needed in the village of
Skipsea over the five year period from 2011 - 2016, with the majority of these being
smaller dwellings to meet general rather than older people's housing needs. At the
beginning of April 2012 there were 19 households on the Council's Housing Register
who gave Skipsea as their first choice location for re-housing, with 10 being general need
and nine being older ot disabled houscholds.

There ate currently 29 affordable rented homes in Skipsea with 20 belonging to the
Council and nine to a housing association with whom the Council has a nomination
agreement for 50% of vacancies. There ae only four two bedroom houses, all of which
belong to the housing association.

Turnover is limited in the Council's stock of 16 three-bedtoom houses and four

bungalows: only five properties wete re-let between Aptil 2010 and December 2012: two
houses and three bungalows.

The addition of six two-bedroom houses to the Council's housing stock will help it to
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meet the need for affordable, smaller family homes in the village. This need is likely to
increase when the welfare reforms telating to under-occupation of social rented homes
take effect and families seek opportunities to down-size to ptoperties.

While Skipsea Parish Council see this as an ideal site for bungalows to provide
eldetly/disabled homes, this does not address the general needs as identified in the
SHMA, evidence drawn from the Council's Housing Register, or the opportunity for
families who will seek to down-size as a tesult of the welfare reforms.

Design

The proposal includes thice paits of two storey semi-detached dwellings running parallel
to Mill Lane. The dwellings ate set back from Mill Lane in line with the existing
bungalows to the south to provide front gardens and off street parking for two cars. Rear

gardens of a size commensusate to the style and proposed use of the dwellings has been
provided.

The only existing residential property likely to be affected is the ditect neighbour to the
south 26 Mill Lane. That immediate neighbour forms cne half of a pair of serni-detached
bungalows. The distance between 26 Mill lane and the fitst proposed two storey dwelling
is some 18m which is more than adequate to ensure that there will not be a negative
impact on the amenities of that dwelling.

Beyond the bungalows are more semi-detached two storey dwellings and consequently,
the proposed dwellings will not look out of place in this setting.

It is therefore considered that the proposed development complies with the design
requirements set out in the EYBWLP and JSP (SP5), which ate consistent with the
design objectives set out in the NPPF.

Highways

With regards to highways, some concern has been raised with regard to traffic on Mill
Lane. The Highway Control Officer is of the view that as Mill Lane is a reladvely lightly
trafficked highway there ate no capacity issues with the proposal. The horizontal
alignment (bend) helps reduce vehicle speeds travelling south towards the village centre
yet the lane has sufficient width to accommodate two way movements for the vast
majority of vehicles that use the lane.

Further to the above, the Highway Control Officer is recommending that the speed limit
in the atea of the development be reduced to 30mph. The proposed dwellings will gain
access and egress onto and off Mill Lane via vehiculat crossings that have the required

width and visibility splays commensurate with the site Jocation, use and proposed
amended road speed.

Patking for at least two vehicles within each plot will be provided, together with a turning

facility for Plot 6 due to the plots location close to the bend in Mill Lane allowing entty
onto the highway in a forwasd gear.

Surface water run-off from the driveways will be collected via drainage grips ot similar
catchment facilities priot to this run —off reaching the publicly maintainable highway.
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Given the above, it is considered that this proposed development will provide adequate
off street parking to setve the development, and will not cause danger to the adjacent
highway which is lightly trafficked, and adequate in size to accommodate the proposed

development. The ptoposal is therefore considered to comply with policies TM6 & TM7
of the EYBWLP.

Flood Risk

A level 1 Strategic Flood Risk Assessment (SFRA) has been prepared and forms patt of
the detail submitted with the application.

The latest SFRA1 indicative Flood Risk map (Appendix 4), the proposed development
site lies entirely within Flood Zone 1. A sequential test is not required to be undertaken 1f
the site is within Flood Zone 1, with no appreciable, ‘significant’ tisk from surface water
and/or groundwater flooding. In additon, if the site is less than 1ha, no further action is
required in respect of flood tisk. The proposed development is thetefore approptiate,
subject to the sequential test being passed.

The site is identified as being within a potential groundwatet emergence zonel. The

map confirms that the risk posed to the site from groundwater flooding is negligible to
low.

A shallow ditch is present running along the road frontage. At the time of the site visit
(November 2012) the ditch was dry, and there was no evidence of a continuation of the
ditch either to the Notth or the South and has no beating on drainage of the site.

Landscape Features

The aims and objective set out in the NPPF seek to ensure that the planning system
contributes to and enhances the natural and local environment, as in part does policy
EN14 of the EYB, which seeks to ensute that existing landscape features which make a
positive contribution to the environment are safeguarded.

An ecological sutvey has been carried out which recognises the existing hedgerow as

offeting good nesting, foraging and roosting habitat for birds, small mammals and
insects.

Whilst it is recognised that this hedge will have to be removed in part to allow for
development, mitigation is offered by new hedge planting to the site frontage, and along
the full extent of the notth and west boundaries.

The ecological survey makes a series of recommendation to mitigate the loss of the

hedgerow, which includes ecological enhancements to the site.
The Council’s Nature Conservaton Officer has been consulted and is satisfied that the;

ecological enhancements are satisfactory, and that planning conditions be imposed to
ensute that these are complied with.
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CONCIUSION

This application for six affordable dwellings forms a satisfactory scheme of development

that satisfies policy, nationally (NPPF), regionally (RSS) and locally (EYBWLP & Draft
ERLP).

The design is consideted to be complementary to its location, and whilst the

development is located in open countryside, it can be considered as a rural exception site
fot 100% affordable housing. '

The site does not lie in an area susceptible to flood risk, and is satisfactory in regard to
the safe use of the adjacent highway.

The loss of habitat by temoval of the toadside hedgerow can be mitigated for by
ecological enhancements which will be required by means of planning conditions.

HUMAN RIGHTS ACT 1998

Tt is considered that a decision made in accordance with this recommendation would not
result in any breach of Convention rights.

RECOMMENDATION

That the application be APPROVED subject to the following conditions:

1. The development heseby permitted shall be begun before the expiration of three
years from the date of this petmission.

This condition is imposed in ordet to comply with the provisions of Section 91
of the Town and Country Planning Act 1990.

2. No development shall take place until details of the matetials (brick) to be used in
the construction of the external surfaces of the development heteby permitted
have been submitted to and approved in wtiting by the Local Planning Authority.
Development shall be carried out in accordance with the approved details.

This condition is imposed because the submitted application did not specify the
materials to be used in the proposed development or the specified materials were
not consideted acceptable. It is considered that the use of inappropriate
materials could be harmful to the appearance of the area and that the Council,
therefore, needs to retain a measure of control. ‘

Note: The developet’s attention is drawn to the fact that this development
cannot commence until all the facing materials bave been agreed. A petiod of at
least 10 working days should be allowed for the submission and approval
ptocess. Developers are, howevet, advised that whilst the Council expects to be
able to respond within 10 working days, the lack of a response within that time
should not be taken as a deemed apptoval. Please note that samples of matetials

will only be needed if specifically requested. In the event of this, please arrange
with the case officer for the samples to be seen on site.
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No development shall take place until full detatls of both hard and soft landscape
works for the whole site together with a programme of implementation have
been submitted to and approved in writing by the Local Planning Authotity and
these works shall be carried out as approved ptiot to the occupation of any part

of the development of as may be otherwise agreed in writing by the Local
Planning Authority.

These details shall include:

i) means of enclosure including boundary treatment

i) planting plans including species, plant size, spacing and programme of
maintenance.

This condition is imposed because a well designed landscaping scheme can
enhance the living environment of futute residents, teduce the impact of the
development on the amenitics of existing residents and help to integrate the
development into the surrounding atea.

Al hatd and soft landscape works shall be carried out in accordance with the
approved details. The works shall be carried out prior to the occupation of any
part of the development ot in accordance with a programme of implementation if
this has been previously agreed in writing by the Local Planning Authority.

This condition is imposed because a well designed landscaping scheme can
enhance the living environment of future residents, teduce the impact of the
development on the amenities of existing residents and help to integrate the
development into the surrounding area.

Howevert, for the landscaping scheme to achicve these objectives, it is necessary
to impose a condition, which will ensute that it is implemented.

The details to be submitted for approval in writing by the Local Planning
Authotity in accordance with Condition (3) shall provide for native hedge
planting on the north, east, and west boundaries. Once planted, the hedges shall

thereafter be retained, allowed to grow, and be maintained at a height of no’less
than 1.5m

This condition is imposed in the interest of the amenities and chatacter of the

atea and to assist in assimilating the proposed development into the open
countryside.

If within a period of 5 years from the date of the planting of any tree or shrub
that tree or shrub ot any tree ot shrub planted in replacement for it, is removed,
uprooted or destroyed or dies (or becomes, in the opinion of the Local Planning
Authotity, setiously damaged ot defective) another tree or shrub of the same
species, size and matutity as that originally planted shall be planted at the same

place, unless the Local Planning Authority gives its written comsent to any
vatiation.

This condition is imposed as landscaping wotks can enhance a development,
both for its own sake and for the benefit of the wider area. Trees and shrubs can
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fail as a result of a number of causes and it is impottant that, if the landscaping
scheme is to succeed thete is provision for replacement planting,

No development or other operations shall commence on site until protective
fencing is put in place to protect Sycamore T1 in accordance with the details set
out in the submitted Arboricultural Assessment Report October 2012
(hereinafter called the "Approved Tree Protection Scheme"

No excavations for services, storage of matetials, plant or machinery, parking of
vehicles, deposit o excavation of soil or rubble, lighting of fires or disposal of waste
or sutplus construction materials ot liquids, shall take place within any area

designated as being fenced off or othetwise protected pursuant to the "Approved
Tree Protection Scheme".

NB: For the purposes of this Condition "other operations” means any site
prepatation works, demolition, clearance of the site, soil moving, temporary access
construction, widening or alterations to any existing access, delivery to the site of
materials, plant or machinety, erection of hoarding ot screening on or around the
site, use of mototised vehicles, plant or machinery, installation of temporary

buildings in connection with the development, felling, ptuning or temoval of any
tree, shrub or hedge.

This condition is imposed because the Council is under a statutory obligation when
considering planning applications to consider whethet it is necessary to take steps to
prescive existing trees. There ate existing trees within or in the vicinity of the site
and these contribute to the character and appeatrance of the area. It is impottant
that they are ptotected from damage before, during and after construction works.

The affordable housing, hereby permitted, shall be provided in accordance with
the approved scheme and shall meet the definidon of affordable housing in
Annexe 2 of the National Planning Policy Framework or any future guidance that
replaces it and shall thereafter be so retained.

This condidon is imposed as the site is located outside the Village Development
Limits where open matket housing could not be supported. It is necessaty,
therefore that these dwellings provide affordable housing to meet a patticular

need for low cost housing in the local area in perpetuity, regulated by secure
arrangements.

No development shall commence on site until details have been submitted and
agreed in writing by the Local Planning Authority identifying:

i) The arrangements to ensure that the provision is affordable for both first and
subsequent occupiets of the affordable housing; and

ii) The occupancy ctitetia to be used for determining the identity of occupiers of

the affordable housing and the means by which such occupancy ctiteria shall be
enforced.

This condition is imposed as the site is located outside development limits where
open matket housing could not be supported. Itis necessary, therefore that these
dwellings provide affordable housing to meet a patticular need for low cost
housing in the local area in perpetuity, regulated by secure arrangements.
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10.

11.

12.

13.

14.

Unless otherwise agteed in writing with the Local Planning Authority, the
development shall be cattied out in complete accordance with the details shown
on the submitted plan 25189-2 / 101 (tevision B) dated 30/11/2012 (Flood Risk

Assessment & Drainage Strategy Report that has been prepated by GGP
Consult.

This condition is imposed in the interest of satisfactory and sustainable drainage.

Development shall not begin on the site until details of the layout, drainage,
construction, levels and lighting of the proposed footpath fronting the site as
indicated on drawing number 46353 PLO03 have been submitted to and approved
in writing by the Local Planning Authority. No dwelling on the site shall be
occupied untl this footpath has been constructed and completed in accordance
with the approved details.

This condition is imposed in ordes to secure a safe and adequate means of access
and egress to and from the development for pedesttians and other usess, in the
interest of road safety.

No dwelling shall be occupied until the vehicular access has been provided and
space has been laid out within the curtilage of that dwelling ot the site for motot
cats to be patked in accordance with the details included within the submitted
application, drawing numbet 46353 PLO3. Provision shall thereafter be retained
for the parking of these motoscats and this provision shall not be used for any
other purpose.

This condition is imposed in order to ensure satisfactory vehicular access and
that reasonable and adequate space is provided within residential curtilages or the
site to meet notmal parking demands and avoid the need for vehicles to patk on
the highway where they could adversely affect the safety of other highway users.

Prior to the commencement of the development details shall be submitted to and
approved in wiiting by the Planning Authority showing the provision of the
temporary vehicle parking, loading, off-loading and manoeuvting facilities for the
contractors cartying out building and construction wotks on the development
and no other building or construction works shall be commenced until the
temporary vehicle parking, loading, off-loading and manoeuvring facilities bave
been provided in accordance with the apptoved details. The approved vehicle
patking, loading, off-loading and manoeuvring facilides shall be retained during
the construcdon of the buildings on the development.

This condition is imposed to secure adequate patking, servicing, manoeuvring,
loading and off-loading facilities within the site during the construction petiod of
the development for contractors vehicles in the interest of road safety.

The development hereby permitted shall be implemented in strict accordance
with the working approach set out in Paragraph 4.1.2.1 of the FEcological Sutvey (
Mill Lane, Skipsea, Wold Ecology Ltd, September 2012} as submitted with the
application, any vatiation thereto shall be agreed in writing by the local planning
authority before such change is made.
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15.

16.

17.

This condition is imposed in accordance with the recommendations of the
Ecological Survey forming part of the application, to ensure that all species ate
protected having regard to the Wildlife and Countryside Act 1981 (as amended)
and The Conservation of Habitats and Species Regulations 2010

No development shall commence until plans and particulars of a detailed
Ecological Enhancement Mitigation Strategy, based on the recommendations
made in Paragraph 4.1.3.1 of the Ecological Survey (Mill Lane, Skipsea, Wold
Ecology Ltd, September 2012} have been submitted to and apptoved in writing
by the local planning authority. The details shall inclade the exact location,
specification and design of bitd nesting boxes, bat roosting boxes and other
biodiversity features that will be incorporated into the design of the development.
The approved strategy shall thereafter be implemented in accordance with the

apptoved details priot to the occupation of any of the buildings heteby permitted,
unless otherwise agreed in writing by the LPA

This condition is imposed in accordance with the recommendations of the

. Ecological Sutvey forming part of the application, to make approptiate provision

for natural habitat within the approved development, to comply with the

National Planning Policy Framework (NPPF) and the Natural Environment and
Rural Communides Act INERC) 2006.

Notwithstanding the provisions of the Town & Country Planning (General
Permitted Development) Otder 1995 (or any order revoking and re-enacting that
Order with out without modification) no enlatgement ot other alteration of the
dwellinghouse; no addition or alteration to its roof; no porches, garages, other
buildings ot structures; no fences, gates or walls shall be erected or constructed
other than those expressly authotised by this permission.

This condition is imposed in order to ensute that the character and appearance of
the countryside location is maintained, and to ensure that the dwellings remain at

- an affordable price in perpetuity.

The development hereby permitted shall be cartied out in accordance with the
following -approved plans:

Drawing No Description Date Received
PL.0O1/46353 Site Location Plan 10 December 2012
PL03/46353 Proposed Site and Roof Plan 10 December 2012
PL04/46353 Proposed Plans & Elevations 10 December 2012

This condition is imposed for the avoidance of doubt and to ensure that the
development hereby permitted is carried out in accordance with the approved
details in the interests of the character and amenity of the area and the provistons
of the development plan.
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Notes to Applicant

1. Yorkshire Water

a). Please note that it is recommended that any drainage proposals incorporating
soakaways and/ot infiltration systems etc. should be designed based on suitable ground
investigations carried out over at least a 12 months period. This is to ensure that the
design adequately takes account of any seasonal fluctuations in the ground water table.
The developer should also note that the site drainage details submitted have not been
approved for the purposes of adoption or diversion. If the developer wishes to have the
sewers included in a sewer adoption/diversion agreement with Yorkshire Water (under
Sections 104 and 185 of the Water Industry Act 1991), they should contact out
Developer Services Team (tel 0845 120 84 82, Fax 01274 303 047) at the earbest
opportunity. Sewers intended for adoption and divetsion should be designed

and constructed in accordance with the WRc publication 'Sewets for Adoption - a design

and construction guide for developers' Gth Edition, as supplemented by Yorkshire
Watet's requiremnents.

b). The public sewer network is for domestic sewage purposes. This generally means foul
water for domestic purposes and, where a suitable sutface water ot combined sewer is
available, sutface water from the roofs of buildings together with sutface water from
paved ateas of land appurtenant to those buildings. Land and highway drainage have no
right of connection to the public sewer network. Land drainage will not be allowed into a
public sewer. Highway drainage, however, may be accepted under certain circumstances;
for instance, if SUDS ate not a viable option and there is no highway drain available and
if capacity is available within the public sewer network. In this event, a fortmal agreement

for highway drainage discharge to public sewer, undes Section 115 of the Water Industry
Act 1991, will be tequired

2. Highways

a). The development will encroach into land forming patt of the public highway. In order
to implement this planning permission a stopping up order made pursuant to section 247
of the Town and Country Planning Act 1990 is required. This requires a separate
application to be made by the developer ot his agent direct to the government office in
Leeds (telephone number 0113 2800600 or 2836348) That application should be made as
soon as possible after the grant of this permission.

Until such time as a stopping up order is confirmed any encroachment into the public
highway by the development may be unlawful and contrary to the provisions of the
Highways Act 1980. Under section 143 of the highways act 1980 the council as highways

authotity has powess to sexrve formal proceedings requiring the removal of any structure
unlawfully crected in the highway.

b). The Applicant/Agent must contact the Bast Riding of Yorkshite Council's
Streetscene Setvices (Highways), Highways Building, Grovehill Depot, Annie Reed Road,
off Grovehill Road, Beverley HU17 OLF, tel: 0845 6001666 regards the construction &
specification of the proposed vehicular access before any works are commenced on the
public highway. There is normally a three month petiod associated with Traffic
Management Act notifications thetefore contact with D. Shephetd tel; 01482 395699 is
advised to discuss your proposals.
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Trees & Landscape

Additional landscaping should be included on the northern and western boundaries. On
the northern boundary two small trees should be incorpotated, one near the road side
and one to the reat of the dwelling with a further four along the western boundary. The
latter will help break up the views of the site from the Bridlington Road and blend with
other small trees which help break up views of the existing houses on Mill Lane. Species

choice should be in accord with the tree species identified in Para. 6.5.4 of the Ecological
Survey Repott.

Any hard surface between the front of the proposed Sub-Station and the highway shonld
include permeable and above ground construction within the Root Protection Zone of
the Sycamore to avoid damage to the tree and its roots.

If any cable route passes through the Root Protection Zone of the Sycamore, any
trenches shall be hand dug in accordance with NJUG Publication No.10 "Guidelines for
the planning, installation and maintenance of utility services in proximity to trees", or
undertaken by underground boting.

Relevant Planning Policies

Regional Spatial Strategy

H4 The Provision of Affordable Housing

Joint Structure Plan

SP5 Development proposals to achieve high standard of design.
Rast Yorkshite Borough Wide Local Plan

EN2 Open Countryside

Hé Affordable Housing in the Rural Azeas

TMG6 Accessibility to Development

™7 Car Parking

Draft East Riding Local Plan — H2(C). _ Providing Affordable Housing
National Planning Policy Framework

Reason for Decision

This application for six affordable dwellings forms a satsfactory scheme of development
that satisfies policy, nationally, regionally and locally. The design is considered to be
complementaty to its location, and whilst the development is located in open .
countryside, it can be considered as a rutal exception site for 100% affordable housing,
The site does not stand in an area susceptible to flood risk, and is satisfactoty in regard to
the safe use of the adjacent highway.

In making this decision the Council has followed the requirements in patagraphs 186
and 187 of the National Planning Policy Framework.
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DELEGATED LIST —

EASTERN COMMITYEE TO 24,01.2013

APPLICATION NO: DC/12/02095/PLF/EASTSE
APPLICANT: Mr C Aylward
LOCATION: 235 Main Road Bilton East Riding Of Yorkshire HU$1 4DX
DESCRIPTION: Frection of detached dwelling following demeolition of existing.
DATE ISSUED: 18.01.2013
DECISION:
Approve
APPLICATION NO: DC/12/02657/PLF/BASTSE
PP-.02009057
APPLICANT: M Ralph & Sons (Buildess) Ltd ‘
LOCATION: Nags Head Main Street Burstwick East Riding Of Yorkshire HU12
9EB
DESCRIPTION: Erection of 4 dwellings with associated parking following demolition
of existing public house (Re-submission of 11 /03598 /PLF}
DATE ISSUED: 09.01.2013
DECISION:
Refuse
APPLICATION NO: DC/12/03565/PLF/BASTSE
PP-02121659
APPLICANT: Mr WA Bethell
LOCATION: Arnold Grange Atnold Lane West Arnold East Riding Of Yorkshire
HU11 5HP
DESCRIPTION: Part change of use of agricultural building to residential dwelling,
installation of 3 no. windows to first floos and wrought iron guard rails to existing
external staircase
DATE ISSUED: 18.01.2013
DECISION:
Approve
APPLICATION NO: DC/12/04297/PLF/EASTSE
PP-02200132
APPLICANT: Mr Ged Lees
LOCATION: 8 Westfield Garth Walkington Bast Riding Of Yorkshire HU17 8T]
DESCRIPTION: Construction of pitched roof to garage and porch
DATE ISSUED: 18.01.2013
DECISION:
Apptove
APPLICATION NO: DC/12/04315/PLF/EASTSE
PP-02254587
APPLICANT: Mr Davis
LOCATION:

14 Wylies Road Beverley East Riding Of Yorkshire HU17 TAP
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DESCRIPTION:

Erection of conservatory to reat

DATE ISSUED: 10.01.2013
DECISION:
APP]:OVC
APPLICATION NO: DC/12/04405/PAD/BEASTSE
APPLICANT: Punch Partnerships Plc
LOCATION: $hip Inn Main Street Keyingham East Riding Of Yorkshire HU12 ORD
DESCRIPTION: Retention of externally luminated wall mounted lettering signs
to front and rear, one double sided hanging sign with trough lights, and two non
illuminated amenity
boagds.
DATE ISSUED: 17.01.2013
DECISION:
Approve
APPLICATION NO: DC/12/04412/PAD/EASTSE
PP-01976851
APPLICANT: Mt Kenneth Jackson
LOCATION: Beverley Conservative Club 10 Wylies Road Beverley East Riding
Of Yorkshire HU17 7AP
DESCRIPTION: Display of 2 no. externally illuminated fascia signs
DATE ISSUED: 09.01.2013
DECISION:
Apptrove
APPLICATION NO: DC/12/04526/PLF/EASTSE
PP-02286297
APPLICANT: Mr Bassam Mansoor
LOCATION: 78 Victoria Road Beverley East Riding Of Yorkshire HU17 8P]
DESCRIPTION: Erection of two stotey extension to side and first floor extension
: over existing dwelling
DATE ISSUED: 11.01.2013
DECISION:
Approve
APPLICATION NO: DC/12/04527/PAD/EBASTSE
PP-02286559
APPLICANT: Halifax Ple
LOCATION: Halifax 30 - 32 Toll Gavel Beverley East Riding Of Yorkshire HU17
9AR
DESCRIPTION: Display of 1 teplacement non-illuminated projecting hanging sign
DATE ISSUED: 10.01.2013
DECISION:

Approve
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APPLICATION NO:

DC/12/04542/PLE/EASTSE
PP-02285248

APPLICANT: Mz R Peatce
LOCATION: 31 Long Lane Woodmansey East Riding Of Yorkshire HU17 ON]
DESCRIPTION: Erection of a single storey extension to rear and installation
of replacement windows
DATE ISSUED: 03.01.2013
DECISION:
» Approve
APPLICATION NO: DC/12/04572/PLF/BASTSE
PP-02247528
APPLICANT: Mr And Mrs Mike Farrell
LOCATION: 86 Main Street Etton East Riding Of Yarkshire HU17 7PQ
DESCRIPTION: Etection of 2 single storey extension to rear following demolition
of existing swimring pool and detached double garage (ADDITIONAL
DRAINAGE INFORMATION)
DATE ISSUED: 15.01.2013
DECISION:
Approve
APPLICATION NO: DC/12/04579/PLF/EASTSE
PP-02292888
APPLICANT: Preston County Primary School
LOCATION: Preston County Pritnary School Station Road Preston East Riding
Of Yorkshite HU12 8UY
DESCRIPTION: Erection of a mobile classtoom
DATE ISSUED: 17.01.2013
DECISION:
Approve
APPLICATION NO: DC/12/04599/PLB/EASTSE
PP-02295771
APPLICANT: Mz P Hough
LOCATION: Station Farm Cottage Souttergate Hedon East Riding Of Yorkshire
HU12 8]8
DESCRIPTION: Construction of tiled roof to existing day room to the rear following
retnoval of existing glazed roof (AMENDED DESCRIFTION)
DATE ISSUED: 18.01.2013 .
DECISION:
Approve
APPLICATION NO: DC/12/04618/PLF/EASTSE
APPLICANT: Mr And Mrs Peter And Sue Gott
LOCATION: 93 Beaconsficld Withernsea East Riding Of Yorkshire HU19 2ZEW
DESCRIPTION:

Erection of single storey extension to rear and detached garage
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to side following demolition of existing conservatory and garage

DATE ISSUED: 08.01.2013
DECISION:
Approve
APPLICATION NO: DC/12/04630/PLF/EASTSE
PP-02300447
APPLICANT: Mr C Greeves
LOCATION: 58 Westlands Way Leven East Riding Of Yorkshire HU17 5LG
DESCRIPTION: Erection of dormer extension to front
DATE ISSUED: 04.01.2013
DECISION:
Approve
APPLICATION NO: DC/12/04642/PLF/EASTSE
PP-02302189
APPLICANT: Mr And Mtrs Learoyd
LOCATION: St Louie Pattington Road Hollym East Riding Of Yorkshire HU19
28G
DESCRIPTION: Erection of a replacement dwelling (Re-submission of 12/01719/PLF)
DATE ISSUED: 09.01.2013
DECISION:
Approve
APPLICATION NO: DC/12/04651/PLF/EASTSE
PP-02302558
APPLICANT: Mrs K Waring
LOCATION: Land South West Of $andhill Nurseries Wyton Road Preston East Riding
Of Yorkshire HU12 8TY
DESCRIPTION: Erection of a portakabin office building, composting toilet, two
bay poly tannel and siting of 3 steel storage containers
DATE ISSUED: 18.01.2013
DECISION:
APPIOVC
APPLICATION NO: DC/12/04655/PLF/BEASTSE
PP-02304653
APPLICANT: Mr & Mrs A Rich
LOCATION: Sandholme Sandholme Lane Leven East Riding Of Yorkshire HU17 5LW
DESCRIPTION: Erection of first floor extension to side
DATE ISSUED: 10.01.2013
DECISION:
Approve
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APPLICATION NO:

DC/12/04658 /PLE/BASTSE
PP-02303980 -

APPLICANT: MEKM (Beverley) Ltd
LOCATION: MKM Building Supplies Swinemoor Lane Beverley Fast Riding Of Yorkshire
HU17 0JX
DESCRIPTION: Retention of buitding used for the sale of food and drink ancillary
to rmain use of site as a builder's merchant
DATE ISSUED: 11.01.2013
DECISION:
Approve
APPLICATION NO: DC/12/04667/PLF/EASTSE
PP-02306506
APPLICANT: Ms Stephanie Taylor
LOCATION: 8 South Glebe Lockington East Riding Of Yorkshire Y025 95T
DESCRIPTION: Erection of single storey extension to rear and side and alterations
to existing roof
DATE ISSUED: 15.01.2013
DECISION:
Approve
APPLICATION NO: DC/12/04670/VAR/EASTSE
PP-02306382
APPLICANT: Mr & Mrs D Setterington
LOCATION: New Ferry Farm Weel Road Weel East Riding Of Yorkshire HU17 08Q
DESCRIPTION: Removal of Condition 1 (agricultural occupancy) of planning application
308-178A
DATE ISSUED: 14.01.2013
DECISION:
Approve
APPLICATION NO: DC/12/30565/CONDET/EASTSE
APPLICANT: Frank Hill & Son
LOCATION: Hand Car Wash Oyston Motox Services Limited Main Road Skirlaugh
Bast Riding Of Yorkshire FIU11 5DT
DESCRIPTION: Submission of details required by Condition 12 (Landscaping) of
’ planning permission (10/03794/PLE)
DATE ISSUED: 11.01.2013
DECISION:
Approve
APPLICATION NO: DC/12/04718/PLE/EASTSE
PP-02313551
APPLICANT: Mt Waterman
LOCATION: Land North Of 7 Flm Garth Roos East Riding Of Yorkshire HU12 0HH
DESCRIPTION: Erection of dwelling
DATE ISSUED: 15.01.2013
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DECISION:

Refuse

APPLICATION NO: DC/12/04755/PLB/EASTSE
APPLICANT: Mr John Hawley
LOCATION: Hull Daily Mail 5A North Bar Within Beverley Bast Riding Of Yorkshire
HU17 8AP
DESCRIPTION: Installation of external condenser unit and internal alterations
to form disabled toilet and kitchen area
DATE ISSUED; 22.01.2013
DECISION:
Approve
()
APPLICATION NO: DC/12/04795/PLF/EASTSE e
PP-02327548
APPLICANT: Mr And Mrs Beckeit
LOCATION: 44 Kings Square Beverley East Riding Of Yorkshire HU17 9HH i
DESCRIPTION: Erection of conservatory to rear |
DATE ISSUED: 18.01.2013
DECISION:
Approve
APPLICATION NO: DC/12/04877/PLE/EASTSE
PP-02343138
APPLICANT: Mr John Traynor
LOCATION: 17 St Matys Terrace Beverley East Riding Of Yorkshire HU17 8EH
DESCRIPTION: Erection of a two storey and single storey extension and installation
of 3 rooflights to rear and alterations to bay window and dormer window and
instaliation of 1 rooflight
at front
DATE ISSUED: 23.01.2013 —
DECISION: ( )
Approve :
APPLICATION NO: DC/12/05013/AGNOT/EASTSE
PP-02363758
APPLICANT: Mr Jonathan Hodgson
LOCATION: Great Newsome Farm Arables Lane Winestead East Riding Of Yorkshire
HU12 ONR :
DESCRIPTION: Erection of a portal framed building with box profile roof for
the storage of straw
DATE ISSUED: 16.01.2013
DECISION:
Price Approval Required
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APPLICATION NO:

APPLICANT:
LOCATION:
DESCRIPTION:

DC/12/04090/PLE/BEASTNN

PP-02212146

Mz R Bacon

40 York Road Little Driffield Bast Riding Of Yorkshire YO25 5XD
Erection of dwelling following part demolition of existing outbuilding
to create a carport

DATE ISSUED: 04.01.2013
DECISION:
Approve
APPLICATION NO: DC/12/04353/REM/EASTNN
PP-02261363
APPLICANT: Mr Martin Rhodes
LOCATION: Land North Of 103 Marton Road Bridlington East Riding Of Yorkshire
YO16 7DN
DESCRIPTION: Erection of two dwellings to land north of 103 Marton Road following
outline approval 11/05679/OUT (access, appearance, landscaping, layout and scale to
be considered)
DATE ISSUED: 08.01.2013
DECISION:
Approve
APPLICATION NO: DC/12/04432/PLF/BASTNN
APPLICANT: Mr David Watt
LOCATION: Warren Farm Garton Road Sledmere Fast Riding Of Yorkshire YO25
3A]
DESCRIPTION: Erection of pig finishing house
DATE ISSUED: 10.01.2013
DECISION:
Approve
APPLICATION NO: DC/12/04512/PLF/EASTNN
PP-02283242
APPLICANT: Cawkeld Farming Ltd
LOCATION: 1 & 2 Cawkeld Cottage Cawkeld Lane Watton East Riding Of Yorkshire
s YO25 9TH
DESCRIPTION: Demolition of two dwellings and erection of a building for use
as either one or two dwellings
DATE ISSUED: 09.01.2013
DECISION:
Approve
APPLICATION NO: DC/12/04530/PLF/EASTNN
PP-02282886
APPLICANT: Flintctoss Limited
LOCATION: 50 Flamborough Road Bridlington East Riding Of Yorkshire
DESCRIPTION:

Brection of two storey extension to rear following removal of existing




outbuildings to create extension to take-away and staff bed-sit over

DATE ISSUED: 16.01.2013
DECISION:

Approve
APPLICATION NO: DC/i2/04590/PLF/BASTNN

PP-02265466

APPLICANT: Swallow Country Homes
LOCATION: Folly Barn Main Road Gransmoor East Riding Of Yorkshire YO25 8HX
DESCRIPTION:

Change of use, conversion and alteration of redundant agricultural
buildings to form 1 No live/wotk unit

DATE ISSUED: 21.01.2013
DECISION:
Approve
APPLICATION NO: DC/12/04612/PLE/EASTNN
PP-02293061
APPLICANT!: Rhyl Jones
LOCATION: Driffield Fire Station Bridlington Road Driffield East Riding Of
Yorkshire YO25 SHN
DESCRIPTION: Brection of single storey extensions to front and rear
DATE ISSUED: 10.01.2013 o
DECISION:
Approve
APPLICATION NO: DC/12/04615/PLF/EASTNN
APPLICANT: Mr Edward Chetry
LOCATION: 93 Main Street North Frodingham East Riding Of Yorkshire YOZ25 81]
DESCRIPTION: Frection of two storey extension to rear and erection of detached
garage following demolition of existing
DATE ISSUED: 16.01.2013
DECISION:
Approve
APPLICATION NO: DC/12/04627/PAD/BASTNN .
PP-02286743
APPLICANT: Mr Robert Young
LOCATION: 2 Marlborough Tetrace Bridlington East Riding Of Yorkshire
DESCRIPTION: Retention of No2 externally illuminated wall mounted signs and
No1l non illumninated fascia sign
DATE ISSUED: 22.01.2013
DECISION:
Approve
APPLICATION NO: DC/12/04639/REM/EASTNN
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PP-02300282

APPLICANT: FA Burton And Son
LOCATION: Little Westfield Main Street Cottam East Riding Of Yorkshire Y025
3BY
DESCRIPTION: Erection of an agricultural workers dwelling following outline '
approval 10/02604/OUT (access, appearance, landscaping, layout and scale to be
considered)
DATE ISSUED: 08.01.2013
DECISION:
Approve
APPLICATION NO: DC/12/04663/PAD/BEASTNN
PP-02306155
APPLICANT: The Money Shop
LOCATION: 36 King Street Bridlington RBast Riding Of Yorkshire Y015 2DQ
DESCRIPTION: Display of 1 externally illuminated fascia sign
DATE ISSUED: 11.01.2013
DECISION:
Approve
APPLICATION NO: DC/12/04736/PLF/EASTNN
PP-02313615
APPLICANT: Ms Samantha James
LOCATION: 80 St Johns Avenue Bridlington East Riding Of Yorkshire YO16 4NL
DESCRIPTION: Construction of dormer window to front elevation
DATE I1SSUED: 18.01.2013
DECISION:
Refuse
APPLICATION NO: DC/12/04813/PCC/EASTNN
PP-02286621
APPLICANT: Mt lan Harland
LOCATION: East House Fasm Back Street Langtoft East Riding Of Yorkshire
YO25 3TG
DESCRIPTION: Conservation Area Consent for the demolition of existing redundant
agricultural building
DATE ISSUED: 23.01.2013
DECISION:
Approve
APPLICATION NO: DC/12/04814/PLF/BEASTNN
PP-02286665
APPLICANT: Mx Jan Hatland
LOCATION: East House Farm Back Street Langtoft Fast Riding Of Yorkshire
YO25 3TG
DESCRIPTION: Erection of replacement agricultural building following demolition
of existing
DATE ISSUED: 23.01.2013
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DECISION:

Approve

APPLICATION NO: DC/12/04837/VAR/BEASTNN
APPLICANT: RGS Estates Ltd
LOCATION: Imperial Showrooms Olivers Lane Bridlington East Riding Of Yorkshire
DESCRIPTION: Vatiation of condition 14 of planning permission 07/04649/PLEF
DATE ISSUED: 15.01.2013
DECISION:
Approve
APPLICATION NO: DC/12/04839/PLF/EASTNN
PP-02327667
APPLICANT: Mt R F Gobel
LOCATION: 44 Chantty Meadows Kilham East Riding Of Yorkshire YO25 4RB
DESCRIPTION: Frection of two storey extension to side including garage and single
storey extension to rear following demolition of existing garage
DATE ISSUED: 21.01.2013
DECISION:
Approve
APPLICATION NO: DC/12/04845/PAD/EASTNN
APPLICANT: New Look Group PLC
LOCATION: New Look 29 Chapel Street Bridlington East Riding Of Yorkshire
YO15 2DP
DESCRIPTION: Display of 4 no. internally illuminated fascia signs and 2 no.
non-illutnintated fascia signs
DATE ISSUED: 21.01.2013
DECISION:
Approve
APPLICATION NO: DC/13/00041/DEMNOT/EASTNN
PP-0238726%
APPLICANT: DC Thomsen & Co Lid -
LOCATION: Peter Haddock Limited Pinfold Lane Bridlington Bast Riding Of Yorkshite
YO16 6BT
DESCRIPTION: Demolition of steel portal framed buildings
DATE ISSUED: 21.01.2013
DECISION:
Prior Approval Not Required
APPLICATION NO: DC/12/00230/PLF/EASTNE
PP-01781509
APPLICANT: J B Catton & Son
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AT

LOCATION:

Chugch Farm Church Lane Atwick East Riding Of Yorkshire Y25 8DH

DESCRIPTION: Erection of single storey extesisions and external and internal
alterations to allow conversion of two farm buildings to use as 2 no. residential
dwellings and including '
erection of open fronted building for parking

DATE ISSUED: 14.01.2013

DECISION:

Approve
APPLICATION NO: DC/12/04417/PLE/EASTNE
- PP-02269476

APPLICANT: East Riding Of Yorkshire Council

LOCATION: Bemgpton Primary School School Lane Bempton East Riding Of Yorkshire
YO15 1JA

DESCRIPTION: Retention of 1.8 metre high boundary fence

DATE ISSUED: 04.01.2013

DECISION:

Approve

APPLICATION NO: DC/12/04514/PLEF/EASTNE
PP-02261722

APPLICANT: Mts Gresswell

LOCATION: .42 Ranby Crescent Hoensea East Riding Of Yorkshire HU18 15Y

DESCRIPTION: Erection of a consetvatory to rear following demolition of existing

DATE ISSUED: 08.01.2013

DECISION:

Approve

APPLICATION NO: DC/12/04796/VAR/EASTNE
PP-02327741

APPLICANT: Mis Kathleen Robestson

LOCATION: La Mancha Victoria Avenue Hormnsea East Riding Of Yorkshire HU18
INH

DESCRIPTION: Variation on condition 3 (use of extension) from planning permision
97/40663/PLF

DATE ISSUED: 23.01.2013

DECISION:

Approve
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@ The Planning
== INnspectorate

Appeal Decision
Site visit made on 18 December 2012

by John Woolcock BNatRes(Hons) MURP DipLaw MPIA MRTPI
an Inspector appoeinted by the Secretary of State for Communities and Local Government

Pecision date: 15 January 2013

Appeal Ref: APP/E2001/A/12/2177875

Denby House Farm, Rudston, North Yorkshire YO25 3DL

+ The appeal is made under section 78 of the Town and Country Planning Act 1990
agalnst a refusal to grant planning permission.

¢ The appeal is made by E Falkingham and Sons Ltd against the decision of East RidIng of
Yorkshire Council.

« The application No:DC/11/05702/PLF/EASTNN PP-01731301, dated 2 December 2011,
was refused by notice dated 8 May 2012,

e The development proposed s siting of 2 x 36.4 m high (hub) wind turbines.

Decision

1. I allow the appeal, and grant planning permission for the erection of 2 No. wind
turbines (24.6 m to hub and 34.2 m to tip) at Denby House Farm, Rudston,
North Yorkshire YO25 3DL in accordance with the terms of the application
No:DC/11/05702/PLF/EASTNN PP-01731301, dated 2 December 2011, as

amended, subject to the conditions set out in the Schedule of Conditions
attached to this decision.

Preliminary matters

2. Following an objection from the Ministry of Defence (MoD) concerning the
" impact of the turbines on the RAF Staxton Wold radar facility, an amended
scheme was considered by the Council for the erection of 2 No. wind turbines

(24.6 m to hub and 34.2 m to tip). The MoD does not object to the revised
scheme.

Main issues

3. The main issues in this appeal are the effects of the proposed development on
‘ the character and appearance of the area, and whether the benefits of the
scheme would be sufficient to outweigh any harm that might be caused.

Reasons

4. In the East Riding of Yorkshire Landscape Character Assessment (LCA) the
appeal site lies within Landscape Type 13D - the North Wolds Plateau (Open
High Rolling Farmland). This is assessed as high quality, offering a varied
rolling landform, and extensive views with scattered farmsteads and
shelterbelts. The LCA considers this character type to have high sensitivity to
wind farm development because of its openness and attractiveness.

www.planningportal.gov.uk/planninginspectorate
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10.

The proposed turbines would appear as utilitarian structures located just below
a ridge in the open countryside, some 200 m west of the farm buildings. This
is a large-scale agricultural landscape of rounded, rolling hills, with some long
views, which also feature a large sky. In some of these views the turbines
would appear on the skyline. However, turbines of this height would have a
minor impact on the key characteristics of this landscape. The dominant
features would remain, such as the landform, the pattern of fields and
vegetation, along with the sense of openness and wide expanse of sky. I
consider that the overall significance of the impact of the proposed turbines on
the landscape resource would be minor and adverse. I turn next to consider
visual impact.

The turbines would be seen as part of the farm complex in some views, and the
roadside vegetation along the B1253 would soften the visual impact from this
scenic route across the Wolds. Further to the north the landform would provide
an effective screen from many vantage points, Similar considerations apply to
views from the east and from Rudston village. From the south high roadside
hedgerows and tree belts associated with farmsteads would limit opportunities
for prominent views of the turbines. Views from higher land along the B1253
and Thwing Road to the west would be possible, but again trees and vegetation
close to these routes would result in intermittent views of the proposed
turbines for those travelling along these roads. Nevertheless, from the nearest
roads, where visible, the turbines would have a moderate and adverse degree
of visual impact significance. However, with increasing distance this impact
would quickly diminish and the turbines would be readily absorbed into the
wide views of this rolling jandscape. In this context the proposed turbines
would, beyond the immediate vicinity of the appeal site, have a minor or
negligible adverse degree of visual impact significance.

I saw during my visit to the locality other wind turbines in the wider area, and
the Council has referred to others either approved or the subject of appeals.
However, the separation distances of these other turbines from the appeal site,
and from each other, are considerable. For those travelling in the area the
appeal scheme would not make turbines so numerous or concentrated that
successive or sequential views would diminish the overall character and
appearance of this wide agricultural landscape. The proposal would not result
in an unacceptable cumulative visual effect.

The Rudston monolith lies in the churchyard within the village. It was apparent
from my visit that its setting comprises the churchyard and neighbouring parts
of the village. Given the separation distance, the proposed turbines would not
have a significant impact on the setting of the Rudston monolith, The nearest
dwellings lie to the north of the appeal site beyond the B1253. The intervening
vegetation, along with the separation distance, would mean that the turbines
would not have an unacceptable adverse effect on the living COI’]d[tIOl‘lS of
neighbouring re51dents

The proposed turbines would make a significant contribution to the generation
of electricity by using renewable energy, and so the proposal would accord with
climate change objectives by reducing the production of greenhouse gases.
This is a consideration which weighs in favour of allowing the appeal.

The dé\}elbbment 'pian includes The Yorkshire and Humber Plan Regional
Spatial Strategy to 2026 (RSS), the Joint Structure Plan for Kingston Upon Hull
and the East Riding of Yorkshire 2005 (JSP), an\d the East Yorkshire Borough
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11.

12.

13.

14.

15.

Wide Local Plan 1997 (LP). The Localism Act 2011 provides for the abolition of
Regional Strategies by Order, The Secretary of State has announced his
intention to lay an Order shortly revoking the RSS for Yorkshire and the
Humber, which comprises the RSS and the Regional Economic Strategy for
Yorkshire and the Humber, subject to saving policies protecting the York Green
Belt. However, I do not consider that the intention to revoke the RSS changes
my view on this appeal and I see no reason to go back to parties on the
matter. The proposed turbines would contribute to meeting the targets set out

in the RSS for renewable energy capacity, and the scheme gains support from
RSS Policies ENV5 and YHZ.

The harm to the local landscape from the turbines would be at odds with the
aims of RSS Policy ENV10 and SP Policies SP4 and SP5 concerning the
protection of the distinctive character of the Yorkshire Wolds, and development
respecting local landscape and integrating visually with its surroundings.
However, the proposal would accord with LP Policy EN25, which is supportive of
renewable energy generators provided that they would not unduly harm the
appearance of the landscape. LP Policy EN2 provides that proposals acceptable
in the open countryside under other policies would be permitted where they
would not harm the character of the surrounding area. LP Policy EN3 concerns
development in the open countryside and the Wolds Area of Landscape
Protection. This is a non-statutory desighation which provides that
development should not be prominent in or harm the quality of the landscape.
The limited impact of the proposed development would not significantly
compromise the objectives of these policies. Taken as a whole, I consider that
the proposal would accord with the development plan.

Relevant policies of the development plan are generally consistent with the
National Planning Policy Framework (hereinafter the Framework), and require
in this case a balancing exercise between the benefits of the proposal and any
resultant harm. The Framework refers to National Policy Statement for
Renewable Energy Infrastructure (EN-3), which requires that proposals should
demonstrate good design in respect of landscape and visual amenity. The
Framework encourages the use of renewable resources and advises that a
proposal should be approved if its impacis are acceptable.

The landscape in this locality is associated with paintings by David Hockney.
This is a consideration which adds to the overall appreciation of the Yorkshire
Wolds as a valued landscape. The Framework provides that the planning
system should contribute to and enhance the natural and local environment by,
amongst other things, protecting and enhancing valued landscapes. However,
there is no compelling evidence to indicate that the appeal scheme wouid
significantly affect any of the views that feature in David Hockney’s paintings.
This is not a consideration which weighs heavily against the proposal.

Significant weight should be given to the renewable energy benefits of the
proposal. In my judgement, the benefits of the proposed turbines wouid
outweigh the limited harm I have identified to the local landscape. Given that
the planning balance here falls in favour of allowing the appeal, the proposal
would gain support from relevant national policy. I have taken into account all
other matters raised in evidence, but have found nothing to outweigh the main
considerations that lead to my conclusion. -

Otherwise than as set out in this decision and conditions, it is necessary that
the development shall be carried out in accordance with the approved plans,

www.planningportal.gov.uk/planninginspectorate
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16.

for the avoidance of doubt and in the interests of proper planning. A condition
would be necessary, in the interesis of the appearance of the area, to remove
turbines which ceased to operate. Noise conditions to accord with the guidance
in The Assessment and Rating of Noise from Wind Farms, ETSU-R-97 would be
necessary to safeguard the living conditions of neighbouring residents.
However, it would not be reasonable to impose a condition requiring
maintenance in accordance with the supplier's/manufacturer’'s
recommendation, because such a condition would lack the necessary precision
for it to be enforceable. Furthermore, it would be unnecessary as other
conditions would control any unacceptable noise arising from inadequate
maintenance. Appropriate notification about the turbines would be necessary
for air safety reasons. The implementation of a programme of archaeological
work in accordance with a written scheme of investigation would be necessary
to safeguard any archaeological remains.

For the reasons given above and having regard to all other matters raised, I
conclude that the appeal should be allowed.

John Woolcock,

Inspector

www,planningportal.gov.uk/planninginspectorate
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Schedule of Conditions 1 to 11

1)

2)

3)

4)

5)

6)

7)

8y

The development hereby permitted shall begin before the expiration of
three years from the date of this decision.

The development hereby permitted shall be carried out in accordance
with the following approved plans: Area Plan scale 1:17,000, Location
Plan scale 1:2,500, Location Plan and Access scale 1:2,500, Block Plan

scale 1:500, E-3120 Elevation Drawing No.E-3120-50 kW Monopole
Rev.A.

If either of the turbines cease to operate for a continucus period of 12
months (unless such cessation is due to the turbine(s) being under repair
or replacement) then, unless otherwise approved in writing by the local
planning authority, a scheme for the decommissioning and removai of the
turbine(s) and any ancillary equipment and structures relating solely to
the turbine(s), shall be submitted within 3 months of the cessation to,
and for approval in writing by, the local planning authority. The
approved scheme shall be implemented within 12 months of the date of
its approval by the local planning authority.

At the request of and following a complaint to the Council, the operator of
the development shall measure and assess at its expense the level of
noise emissions from the wind turbines following the procedures
described in ‘The Assessment and Rating of Noise from Wind Farms,
ETSU-R-97' published by ETSU for the Department of Trade and Industry.

Noise emissions from the site (as measured Lasg, iomins) in free-field
conditions, at any noise sensitive premises in existence or which have
planning permission prior to this decision, except at any dwelling
occupied by person(s) having a financial interest in the wind turbines,
shall not exceed the greater of 35 dB(A) or 5 dB(A) above the
background noise level (Lago,10mins) during the quiet daytime and shall not
exceed the greater of 43 dB(A) or 5 dB(A) above the background noise
level (Lago,1omins) during night-time at all wind speeds up to 12m/s. Quiet
daytime means all evenings from 6pm to 1ipm plus Saturday afternoon

from 1pm to 6pm plus all day Sunday from 7am to 6pm. Night-time is
defined as 11pm to 7am.

Noise emissions from the site (as measured Lago, 10mins) in free-field
conditions, at any dwelling occupied by person(s) having a financial
interest in the wind turbines shall not exceed the greater of 45 dB(A) or 5
dB(A) above the background noise level (Laggiomins) @t any time at all
wind speeds up to 12m/s.

Tonal noise shall be measured by the operator of the development at its
expense for audibility at the request of and following a complaint to the
Council in accordance with the procedure described in ETSU (page 102
(paragraph 2}).

If, at any property, the tonal noise from the wind turbines exceeds the
threshold of audibility: (a) by more than 2.0 dB but less than 6.5 dB a
penalty of ((5/6.5) x Audibility) dB shall be added to the noise level
derived for that property in accordance with the procedure described in
ETSU (pages 102-103 (paragraphs 2-5)); (b) by more than 6.5 dB a
penalty of 5 dB shall be added to the noise level derived for that property

www.planningportal.gov.uk/planninginspectorate

152




Appeal Decision APP/E2001/Af12/2177875

9)

10)

11)

in accordance with the procedure described in ETYSU {pages 102-103
(paragraphs 2-5)).

The operator of the development shall produce wind speed, wind
direction and turbine operational status data to the Council at its request
to enable compliance with and performance under conditions 5, 6, and 8
to be monitored. The data shall include the wind speed in metres per
second and the wind direction in degrees from north for each 10 minute
period. The measuring periods shall be set to commence on the hour and
in 10 minute increments thereafter, The data shall be provided in a
format previously approved in writing by the local planning authority.
Where wind speed is measured at a height other than 10 m, the wind
speed data shall be converted to a 10 m height, accounting for wind

shear by a method previously approved in writing by the local planning
authority.

No development shail take place until the Ministry of Defence has been
provided with the following information: The proposed date when

+ construction will start and the projected completion date, the maximum

height of proposed construction equipment, and the latitude and
longitude of the turbines.

No development shall take place until a scheme for the implementation of
a programme of archaeological work in accordance with a written scheme
of investigation has been submitted to and approved in writing by the
local planning authority. Development shall be carried out in accordance
with the approved scheme. ‘
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Appeal Decision
Site visit made on 8 January 2013

by Michael R Moffoot DipTP MRTPI DipMgt MCMIE
an Inspector appointed by the Secretary of State for Communities and Local Government

Decision date: 21 January 2013

Appeal Ref: APP/E2001/D/12/2186931

High Trees, 95 Main Street, Brandesburton, Driffield YO25 8RG

e The appeal is made under section 78 of the Town and Country Planning Act 1990
against a refusal to grant planning permission.

« The appeal is made by Mr Stephen Atkinson against the decision of East Riding of
Yorkshire Council.

« The application Ref. DE/12/02798/PLF/EASTNN was refused by notice dated 16 August
2012,

« The development proposed is a detached garage. '

Decision

1. The appeal is dismissed.
Main Issues

2. The main issues are:

« whether the proposed development would preserve or enhance the character
or appearance of the Brandesburton Conservation Area and whether it would
preserve the setting of nearby listed buildings; and

« the implications of the proposal for the retention and heaith of the copper
beech tree adjacent to the site.

Reasons
Effect on the conservation area and listed buildings

3. The National Planning Policy Framework states that when considering the
impact of a proposed development on the significance of a designated heritage
asset such as a conservation area or listed building, great weight should be
given to the asset’s conservation, and significance can be harmed or lost
through development within its setting. It describes the setting of a heritage
asset as the surroundings in which the asset is experienced, and advises that
its extent is not fixed and may change as the asset and its surroundings
evolve. Elements of a setting may make a positive or negative contribution to

the significance of an-asset, may affect the ability to appreciate that
significance or may be neutral.

4. The character of Main Street in this part of the Conservation Area derives from
tight-knit, two-storey buildings and brick boundary walls which give way to
contrasting open areas around the War Memorial and Market Cross.
Approaching the appeal site from the east, the street scene is significantly
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enhanced by a number of mature trees, including an impressive copper beech
that adjoins the site.

5. The bungalow on the site is a relatively modern building, and whilst it sits well
back from the brick wall and foliage that form the front boundary, it is
nevertheless prominent in the street scene from localised viewpoints due to its
scale, elevated position and expansive roof area. The style and form of the
dwelling contrasts with the more traditional buildings in the vicinity.

6. The proposed single garage would be of a simple design with a hipped roof and
matching materials, and would be located between the dwelling and the front
boundary. Although it would be partly screened by foliage to the front and
side, the structure would be a prominent feature in views from Main Street and
the area around the Market Cross due to its elevated siting, and more so
during winter months when leaf fall occurs., It would dominate the front of the
site rather than comprise a subordinate addition to the existing dwelling, and
as a result would be harmful to the character and appearance of the
Conservation Area. As such, it would be contrary to saved Policies G6, G7,
ENV24 and ENV25 of the adopted Holderness District Wide Local Plan which,
amongst other things, reiterate the statutory duty in relation to conservation
areas and seek to ensure that new development is sympathetic to its
surroundings and context in terms of siting and layout.

7. 1 now turn to the implications of the proposal for the setting of listed buildings
in the vicinity of the site. The primary school is an impressive and significant
building in the street scene, and its setting is enhanced by the open grassed
area to the front, the brick walls, railings and trees which enclose it and the
backdrop of the church. The proposed garage would impose upon this setting,
and would therefore conflict with saved Policy ENV22 of the Local Plan which
seeks to preserve and enhance the setting of listed buildings. It would also
adversely affect the setting of the Black Swan public house in views to the

north-east from the green towards the school and church, and this adds weight
to my concerns. '

8. For these reasons, I conclude on the first issue that the proposed development
would fail to preserve or enhance the character or appearance of the
Conservation Area and would harm the setting of listed buildings. As such, it
would be contrary to the Local Plan Policies I have referred to, and would also

conflict with policies in the Framework regarding the conservation of heritage
assets.

Implications for the beech tree

9. The copper beech tree is situated on an area of open ground to the immediate
east of the appeal site and is a fine mature specimen that makes a significant
contribution to the street scene and the character of the Conservation Area.

10. BS5837:2012 Trees in refation to design, demolition and construction -
Recommendations advises that for single stem trees (as in this case), the root
protection area (RPA) should be calculated as an area equivalent to a circle
with a radius 12 times the stem diameter. The RPA is a “layout design tool
indicating the minimum area around a tree deemed to contain sufficient roots
and rooting volume to maintain the tree's viability, and where the protection of
the roots and soil structure is treated as a priority”. It is important therefore
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that the proposal does not encroach upon the RPA of the tree in order to
safeguard its health.

11.. The Case Officer’s repott states that the south-western' corner of the garage
would be 8 metres from the trunk of the free and therefore within the RPA,
whereas the appellant submits that the building would be 10.1 metres from the
centre of the tree. As my site visit was unaccompanied, I was unable to verify
these measurements with the main parties, and no further detailed information
has been submitted in support of either case. T am not therefore convinced
that the “high level raft construction” proposed by the appellant would
safeguard the RPA. In the absence of this information, I am unable to give full

and proper consideration to the implications of the proposal for the health of
the tree,

12. In coming to this view, I am mindful of the playground that has been
constructed to the north of the tree. However, 1 have no information before
me concerning the considerations which led to the provision of this faciiity or

details of its construction, and it therefore has very little bearing on my
decision.

Other Matters

13. I acknowledge that the proposal would increase parking provision within the
site and thereby reduce on-street parking, but this could be achieved within the

curtilage without garaging, and I therefore attach limited weight to this
argument.

Conclusions

14. T am unable to reach a conclusion on the implications of the proposal for tﬁe
retention and health of the beech tree adjacent to the site. However, the harm
that the development would cause to the character and appearance of the

Conservation Area and the setting of nearby listed puildings provide compelling
reasons to dismiss the appeal.

Michael R, Moffoot

Inspector

1 1 take this to be a typographical error as the nearest part of the garage o the tree would be the south-east
corner

'
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