
Ryedale District Council, Ryedale House, Malton, North Yorkshire, YO17 7HH
Tel: 01653 600666  Fax: 01653 696801
www.ryedale.gov.uk working with you to make a difference

19 Late Observations (Pages 2 - 101)

Please Contact Jo Holmes/Karen Hood

Extension 310/386

Date of Publication 12 February 2016

E Mail jo.holmes@ryedale.gov.uk; 
karen.hood@ryedale.gov.uk

PLANNING COMMITTEE

Tuesday 16 February 2016 at 6.00 pm
 
Council Chamber, Ryedale House, Malton

     Agenda

Public Document Pack

http://www.ryedale.gov.uk/


 
 

 

  
Please Contact: Mrs Karen Hood 
 
Extension 386 
 
Email:  karen.hood@ryedale.gov.uk 
 
 

 
 

 

 
 
All Members of the Planning Committee Ref: Agendas/Planning/2015/2016 
Council Solicitor 
Head of Planning & Housing   
Managing Development Team Leader  

 
 
 

12 February 2016 
 
 
 
Dear Councillor 
 
Meeting of the Planning Committee - 16 February 2016 
 
With reference to the above meeting I enclose for your attention the late observations 
received since despatch of the agenda.   
 
Yours sincerely 
 

 
 
Mrs Karen Hood 
Managing Development Team Leader 
 
 
Enc 

   

Page 2

Agenda Item 19



ITEM NO. 7 

APPLICATION NO: 15/01180/MFUL 

 
PROPOSAL: Infilling of fishing lake together with change of use  of land to form a 

158no. space car park with siting of 7no. glamping units and erection 

of reception building to accommodate cafe , shop, exhibition and 
meeting space, service  kitchen, public toilets and shower rooms, 

storage and a 3 bedroom managers apartment to include demolition 

of existing service  building that includes owners private 
accommodation, and formation of on site  road, pathways and 

landscaping 
 

LOCATION: Pickering Trout Lake, Undercliffe, Pickering, North Yorkshire, 

YO18 8JH 
 

 

RECOMMENDED CONDITIONS 
 
1  The development hereby permitted shall be begun on or before ^IN;. 

 
 Reason:- To ensure compliance with Section 51 of the Planning and Compulsory Purchase 

 Act 2004 

 
2  No development shall take place on site, until a method statement in relation to the potential 

 presence of White Clawed Crayfish in the lake has been submitted to, and approved in writing 

 by the Local Planning Authority. Thereafter all development shall be carried out in 
 accordance with the approved method statement. 

 

 Reason: In the interests of biodiversity, to ensure that no protected species are harmed by the 
 development, and to satisfy the requirements of the NPPF, Policy SP14 of the Ryedale Plan - 

 Local Plan Strategy, and the Wildlife and Countryside Act.1981. 
 

3  Unless otherwise approved in writing by the Local Planning Authority in consultation with 

 the Highway Authority, the development shall not be brought into use until provision of a 
 pedestrian route, from the site to Park Street, as shown on drawing number

 LTP/2044/01/002.01 Rev B  is provided and appropriately lit  and signed. This route must be 

 kept available and fully open to  the public during the car park operating hours until such time 
 as an alternative route is provided and the Local Planning Authority in consultation with the 

 Highway Authority agrees in writing to  its withdrawal. 

 
 Reason; To ensure a satisfactory pedestrian route, and to satisfy the requirements of Policy 

 SP20 of the Ryedale Plan - Local Plan Strategy.  

 
4 Unless otherwise approved in writing by the Local Planning Authority, there shall be no 

 excavation or other groundworks, except for investigative works, or the depositing of 

 material on the site until the access(es) to the site have been set out and constructed in 
 accordance with the published Specification of the Highway Authority and the following 

 requirements: 
 

 a. The existing access shall be improved by widening the access  to 6.3 metres as shown on 

 drawing no. 2044/T1/01.01 that part of  the access road extending 10metres into the site shall 
 be constructed in accordance with standard detail E7 

 

 b. Any gates or barriers shall be erected a minimum distance of  10 metres back from the 
 carriageway of the existing highway and shall not be able to swing over the existing or 

 proposed highway. 
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ITEM NO. 7 

 c. Provision to prevent surface water from the site/plot  discharging onto the existing or 

 proposed highway shall be constructed in accordance with the approved details and 
 maintained thereafter to prevent such discharges.  

 

 All works shall accord with the approved details unless otherwise agreed in writing by the 
 Local Planning Authority. 

 

 Reason:- In accordance with Policy SP20 of the Ryedale Plan - Local Plan Strategy  and to 
 ensure a satisfactory means of access to the site from the public highway in the interests of 

 vehicle and pedestrian safety and convenience. 
 

5 The development shall not be brought into use until a splay is provided eastwards giving 

 clear visibility of 18.5m measured along the centre line of the major road from a point 
 measured 2.0m down the centre line of the access. The eye height will be 1.05 metres and the 

 object height shall be 0.6m. Once created, these visibility areas shall be maintained clear of 

 any obstruction and retained for their intended purpose at all t imes. 
 

 Reason: In accordance with policy SP20 of the Ryedale Plan - Local Plan Strategy and in the 

 interests of road safety. 
 

6  Unless otherwise agreed in writing by the Local Planning Authority, there shall be no 

 excavation or other ground works, or the depositing of material on site until a survey has been 
 submitted to, and approved in writing by the Local Planning Authority, in conjunction with 

 the Highway Authority, that demonstrates that the bridge and access from the site to 

 Undercliffe, is structurally capable of carrying all construction traffic associated with the 
 development. The survey shall be carried out in  accordance with a methodology that has first 

 been submitted to and approved in writing by the Local Planning Authority. 

 
 Reason: To ensure that the access to the site is safe, and the development does not damage the 

 existing bridge. And to satisfy the requirements of Policy SP20 of the Ryedale Plan - Local 
 Plan Strategy and the NPPPF.  

 

7  Surface water draining from areas of vehicle parking shall be passed through an oil 
interceptor or series of oil interceptors, prior to being discharged into any watercourse, 

soakaway or surface water sewer. The interceptor(s) shall be designed and constructed to have 

a capacity compatible with the area being drained, shall be installed prior to the occupation of 
the development and shall thereafter be retained and maintained throughout the lifetime of the 

 development. Clean roof water shall not pass through the interceptor(s). Vehicle washdowns 

 and detergents shall not be passed through the interceptor  
 

 Reason: To maintain water quality, and to satisfy the requirements of Policy SP17 of the 

 Ryedale Plan - Local Plan Strategy. 
 

8   Unless approved otherwise in writing by the Local Planning Authority, there shall be no 

 establishment on a site compound, site clearance, demolition, excavation or depositing of 
 material in connection with the construction of the site, until proposals have been 

 submitted to and approved in writing by the Local Planning Authority for the provision  of: 
 

 (i) on-site parking capable of accommodating all staff and sub- contractors vehicles clear of 

 the public highway 
 

 (ii) on-site materials storage area capable of accommodating all  materials required for the 

 operation of the site. 
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ITEM NO. 7 

 The approved areas shall be kept available for their intended use  at  all t imes that construction 

 works are in operation.  No vehicles associated with on-site construction works shall be 
 parked on the public highway or outside the application site. 

 

 Reason:- In accordance with Policy SP20 and to provide for appropriate on-site vehicle 
 parking and the storage facilit ies, in the interests of highway safety and the general 

 amenity of the  area. 

 
9 The development shall be carried out in accordance with the submitted flood risk assessment 

 (by GGP Consult Ltd, dated August 2015) and the following mitigation measures it details: 

 
1. Surface water shall be limited to the greenfield runoff rate so that the 

proposed development does not increase the risk of flooding off-site. 
2. Provision of a minimum of 3,650.73m

3
 compensatory flood storage as detailed in section 9 

to manage the flood flows on site so that they are not pushed onto others.  Measures will 

include creation of a swale and not raising car park levels above 31.75m AOD (existing 
maintained level of the lake) in the location of the existing lake. The applicant should be 

aware that surface water attenuation storage cannot be utilised for the storage of flood 

flows, as it  may not be available for use at the time of flooding. 
3. Finished floor levels shall be set no lower than 33.38m above Ordnance Datum (AOD). 

4. The flood resilience measures detailed in section 12 are to be incorporated into the 

development.  
 

 These measures shall be fully implemented prior to occupation, and according to the 

 scheme’s phasing arrangements (or with any other period, as agreed in writing, by the Local 
 Planning Authority). 

 

 Reason: To ensure the satisfactory storage of/disposal of surface water from the site, to 
 prevent flooding elsewhere by ensuring that compensatory storage of flood water is provided 

 and to reduce the risk of flooding to the proposed developments and future occupants. And to 
 satisfy the requirements of the NPPF and policy SP17 of the Ryedale Plan - Local Plan 

 Strategy.  

 
10  There shall be no raising of ground levels within flood zone 3. All excess spoil shall be 

 removed from site. 

 
 Reason: To ensure that there is no loss of flood storage on site, and that future flood flows are 

 not pushed onto others, and to satisfy the requirements of policy SP17 of the Ryedale Plan - 

 Local Plan Strategy and the NPPF. 
 

11  The development shall be carried out in accordance with the submitted flood warning and 

 evacuation plan, which shall be updated in accordance with the guidelines of the Environment 
 Agency. 

 

 Reason: In the interests of safe access/ egress, to ensure that use of the site does not impact on 
 the emergency services, and to satisfy the requirements of the NPPF, the Technical Guidance 

 to the National Planning Policy Framework, and policy SP17 of the Ryedale Plan - Local Plan 
 Strategy. 

 

12  The package treatment plant and the petrol interceptor shall be operated in accordance with a 
 management plan, details of which shall be submitted to and approved in writing by the Local 

 Planning authority. 

 
 Reason: In the interests of protecting water sources, ecology and to satisfy the requirements of 

 policy SP17 of the Ryedale Plan - Local Plan Strategy and the NPPF. 
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ITEM NO. 7 

 

13  Prior to the commencement of the development hereby permitted,  or such longer period as 
 may be agreed in writing with the Local Planning Authority, details and samples of the 

 materials to be used on the exterior of the building the subject of this permission shall be 

 submitted to and approved in writing by the Local Planning Authority. 
 

 Reason: To ensure a satisfactory external appearance and to satisfy the requirements of 

 Policies SP12, SP16 and SP20 of the Ryedale Plan - Local Plan Strategy.  
 

14  Prior to the commencement of work on the construction of the reception building that part of 
the development hereby permitted, the developer shall construct on site for the written 

approval of the Local Planning Authority, a one metre square free standing panel of the 

external walling to be used in the construction of building. The panel so constructed shall be  
retained only until the development has been completed. 

 

 Reason: To ensure a satisfactory external appearance and to satisfy the requirements of 
 Policies SP12, SP16 and SP20 of the Ryedale Plan - Local Plan Strategy.  

 

15   Prior to the commencement of any work on site, a programme of works and methodology for 
 all construction traffic, shall be submitted to, and approved in writing by the Local Planning 

 Authority. The  programme and methodology shall include agreement with the North 

 Yorkshire Moors Railway, and the Office of Road and Rail Regulation. It shall also include 
 t imings for all such work. Thereafter all work shall be carried out in accordance with the 

 approved programme and methodology unless a variation has first  been agreed in writing by 

 the Local Planning Authority. 
 

 Reason: In the interests of highway and pedestrian safety, and the amenities of neighbouring 

 occupiers, and to satisfy the requirements of Policy SP20 of the Ryedale Plan - Local Plan 
 Strategy. 

 
16   Prior to the commencement of the construction of the reception building hereby approved, 

 and notwithstanding the submitted plans, details of all windows, and doors,  including means 

 of opening, depth of reveal and external finish on 1:10 scale drawings shall be submitted to 
 and approved in writing by the Local Planning Authority 

 

 Reason: To ensure an appropriate appearance and to comply with the requirements of Policies 
 SP12 and SP16 of the Ryedale Plan - Local Plan Strategy. 

 

17   Unless otherwise agreed in writing, the rainwater goods on the reception building shall utilise 
 rise and fall brackets, and shall be constructed of cast iron. 

 

 Reason: To ensure an appropriate appearance and to comply with the requirements of Policies 
 SP12 and SP16 of the Ryedale Plan - Local Plan Strategy. 

 

18  Notwithstanding the submitted details, there shall be no external lighting within the site, or on 
 any building, unless details have first  been submitted to, and approved in writing by the Local 

 Planning Authority. 
 

 Reasons: In the interests of visual amenity, and to protect the character of Pickering 

 Conservation Area, and the setting of Pickering Castle, and to satisfy the requirements of 
 policy SP12 of the Ryedale Plan - Local -Plan Strategy. 
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ITEM NO. 7 

 

19    Notwithstanding the submitted details, and prior to the commencement of the development 
 hereby permitted, details of the hard landscaping and surfacing within the site shall be 

 submitted to and approved in writing by the Local Planning Authority. 

 
 Reason: To satisfy the requirements of Policies SP12 and SP16  of the Ryedale Plan – Local 

 Plan Strategy. 

 
20  The glamping accommodation hereby permitted shall be occupied for holiday purposes only; 

 and not as a person’s sole or main place of residence. 
 

 Reason: It  is not considered that the application site is suitable for permanent residential use 

 because it  is located in open countryside, in an area where permanent residential development 
 is only permitted in exceptional circumstances, and the site lies within a wider area liable to 

 flooding, and to satisfy the requirements of Policies SP20 and SP21 of the Ryedale Plan - 

 Local Plan Strategy.  
 

21   The owners/operators of the accommodation hereby permitted shall maintain an up-to-date 

 register of lettings/occupation of the glamping units, and advertising will be maintained at all 
 t imes and shall be made available for inspection to an officer of the Local Planning Authority 

 on request.  

 
 Reason: To ensure the holiday unit does not become occupied as a permanent dwelling and to 

 comply with the requirements of Policy SP20 and Policy SP21 of the Ryedale Plan. 

 
22  Unless otherwise agreed in writing by the Local Planning Authority, the glamping 

 accommodation car park and reception building shall be retained in the same ownership, and 

 no part sold or let out separately.  
 

 Reason: The site is located adjacent to an area liable to flood, which requires the applicant to 
 sign up to the flood line, and also implement the flood risk strategy. It  is not considered that 

 this can be adequately managed if parts of the site are in separate ownership.  

 
23   Unless otherwise agreed in writing by the Local Planning Authority, the glamping units shall 

 be restricted to a maximum of 7 units sited in the area shown on the drawing AR20 Revision 

 A.  They shall comprise former railway rolling stock, details of which shall first  be submitted 
 to, and approved in writing by the Local Planning Authority prior to their sit ing on the 

 application site. 

 
 Reason: To ensure that the development of the site accords with policies SP12, SP16 and 

 SP17 of the Ryedale Plan - Local Plan Strategy in relation to flood risk and heritage impact. 

  
24  Notwithstanding the provisions of The Town and Country Planning (General Permitted 

 Development)(England)Order 2015) (or any Order revoking and re-enacting that Order with 

 or without modifications), no part of the site shall be used for the siting of caravans, camper 
 vans, glamping units, lodges, tents or any other form of holiday accommodation. With the 

 exception of: 
 

• the 7 glamping units shown on the submitted plans and; 

• use of the car park for the siting of caravans and campervans during a maximum 6 day 
period in connection with the annual war weekend.  
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 Reason: The site is not considered to be suitable for the siting of holiday use except as 
 detailed above for heritage, flood risk and neighbour amenity reasons. And to satisfy the 

 requirements of policies SP21,  SP17, SP12 and SP8 of the Ryedale Plan - Local Plan 

 Strategy.  
 

25  Unless otherwise agreed in writing by the Local Planning Authority, the car park shall not be 

 used for 24 hour stay subject to the following exceptions: 
 

• The use of the owners accommodation and occupants of the glamping units; 

• Use of the car park as detailed in Condition 24; and 

• Parking for neighbouring occupiers with a residents pass in identified spaces, details of 
which shall first  be submitted to and approved in writing by the Local Planning 

Authority 
 

 Reason: In the interests of heritage of the area, flood risk and neighbour amenity, and to 

 satisfy the requirements of Policies SP12, SP17 and SP20 of the Ryedale Plan - Local Plan 
 Strategy.  

 

26  The building hereby approved shall be used as a reception building to include cafe, shop, 
 railway related exhibition use and public toilets and shower facilit ies for the glamping units.  

 

 Reason: For the avoidance of doubt, and to satisfy the policies contained in the Ryedale Plan - 
 Local Plan Strategy and the NPPF. 

 

27  Unless otherwise agreed in writing by the Local Planning Authority, the multi function space 
 shall be restricted to exhibitions, meetings and shop sales in connection with the railway only. 

 The cafe area shall be restricted to a maximum of 35 covers and a 105m2 floor area. The 

 retail space shall be restricted to a maximum floor area of 71m2. 80% of the floor area of 
 sales from the building shall be railway related. The 20% of the floor area utilised for general 

 sales shall be restricted to a maximum floor area of 15m2. 
 

 Reason: It is not considered that the location of the site outside the town centre commercial 

 limits is appropriate. And to satisfy the requirements of Policy SP7 of the Ryedale Plan - 
 Local Plan Strategy and the NPPF. 

 

28  Unless otherwise agreed in writing by the Local Planning Authority, and with the exception 
 of the toilets and showers, the reception building shall not be open to the public outside the 

 hours of 8am until 8pm. 

 
 Reason; In the interests of preserving the amenities of neighbouring occupiers, and the 

 character of the area, and to satisfy the requirements of policy SP20 of the Ryedale Plan - 

 Local Plan Strategy. 
 

29.  Notwithstanding the provisions of the Town and Country Planning (General Permitted 

 Development)(England) Order 2015 or any document amending it  with the exception of cold 
 sandwiches, the cafe shall be used for the sale of food and drink on the premises only, and not 

 as a hot food takeaway.  

 
 Reason: In the interests of the amenities of the area, and the amenities of neighbouring 

 occupiers, and to satisfy the requirements of policy SP12 and SP20 of the Ryedale Plan - 
 Local Plan Strategy. 
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 30  The residential accommodation shall be restricted to the part of the building shown on the 

 submitted plans, and shall be occupied by a manager of the reception building, the Glamping 
 units and the car park. 

 

 Reason; In the interests of flood risk, neighbour amenity and heritage, and to satisfy the 
 requirements of policies SP20,  SP17, SP12 of the Ryedale Plan - Local Plan Strategy.  

    

31 Unless otherwise agreed in writing by the Local Planning Authority, no building or other 
 obstruction including new tree planting, shall be permitted over or within 5.0 (five) metres 

 either side of the centre line of the water main, which cross the site (In order to allow 
 sufficient access for maintenance and repair and to protect the structural integrity of the pipe 

 from tree root infestation). 

  
 Reason: To ensure maintenance and protection of water courses, and to satisfy the 

 requirements of policy SP12 of the Ryedale Plan - Local Plan Strategy and the NPPF. 

 
32   Prior to the commencement of the development hereby approved, a management plan and 

 programme of works for the infilling of the trout lake shall be submitted to, and approved in 

 writing by the Local Planning Authority in conjunction with North Yorkshire Highways, the 
 NYMR and the relevant rail regulator. The plan shall include type of fill, number of 

 vehicular movements, size of lorries and hours of operation. There after the development, 

 including construction work, shall be carried out in accordance with the submitted plan. 
 

 Reason: In the interests of highway and railway safety, and to satisfy the requirements of the 

 NPPF, and Policy SP20 of the Ryedale Plan - Local Plan Strategy  
 

33   There shall be no commencement of development on site  until  the applicants demonstrate 

 that a safety plan for the use of the level crossing has been agreed in writing relevant rail 
 regulator for the  level crossing. 

 
 Reason: In the interests of highway and rail safety, and to satisfy the requirements of  Policy 

 SP20 of the Ryedale Plan - Local Plan Strategy.  

 
34   Notwithstanding the submitted information, the development shall be carried out in 

 accordance with a phasing programme of details which shall first  be submitted to, and 

 approved in writing by the Local Planning Authority. 
 

 Reason.: In the interests of maintaining the character of the area, and the amenities of 

 neighbouring occupiers, and to satisfy the requirements of Policies SP12, SP16, SP17 and 
 SP20. 

 

 35  Precise details of the re-building of the end gable of the existing building on site to facilitate 
 the access to the site, shall be submitted to, and approved in writing by the Local Planning 

 Authority prior to such works being carried out on site. Thereafter the building shall be  

 demolished in its entirety prior to the occupation of the reception building and the glamping 
 units. 

 
 Reason: In the interests of maintaining the character of the area, and to satisfy the 

 requirements of Policies SP12, SP16 and SP20 of the Ryedale Plan - Local Plan Strategy and 

 the NPPF 
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36 Unless a phasing plan has first  been agreed in writing by the Local Planning Authority, all 
planting, seeding and/or turfing shown on drawing 4258-3-06-AR20-01-A1 shall be 

 carried out in the first  planting season following the commencement of the development, or 

 such longer period as may be agreed in writing by the Local Planning Authority. Any trees or 
 shrubs which, within a period of five years from being planted, die, are removed or become 

 seriously damaged or diseased shall be replaced in the next planting season with others of 

 similar sizes and species, unless the Local Planning Authority gives written consent to any 
 variation. 

 
 Reason: To enhance the appearance of the development hereby approved and to comply with 

 the requirements of Policy ENV7 of the Ryedale Local Plan 

 
37  Public access of the site shall be via the main entrance at the southern end. The existing 

 access shown at the northern end of the site shall be only be used by the applicant and his 

 family.  
 

 Reason: For the avoidance of doubt, in the interests of visual amenity and highway safety, and 

 to satisfy the requirements of policy SP20 of the Ryedale Plan - Local Plan Strategy.  
 

38 Notwithstanding the provisions of the Town and Country Planning (General Permitted 

 Development)(England) Order 2015 or any document amending the area shown for car 
 parking shall not be used for any other purpose. 

 

 Reason: In the interests of maintaining the character of the area, and the amenities of 
 neighbouring occupiers, and to satisfy the requirements of Policy SP12 and SP20 of the 

 Ryedale Plan -  Local Plan Strategy. 

 
39  Approved plans condition 

 

INFORMATIVES: 
 

1 You are advised that a separate licence will be required from the Highway Authority in order 
 to allow any works in the adopted highway to be carried out. The ‘Specification for Housing 

 and Industrial Estate Roads and Private Street Works’ published by North Yorkshire 

 County Council, the Highway Authority, is available at the County Council’s offices. The 
 local office of  the Highway Authority will also be pleased to provide the detailed 

 constructional specification referred to in this condition. 

 
2 Before fish can be moved to other water, written consents from the Environment Agency  will 

 be required to: 

 

• Catch the fish is using an instrument other than a rod and line 

• Introduce fish to another water body 
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ITEM NO. 10 

 

 

 

APPLICATION NO: 15/01323/MFUL 

 

PROPOSAL: Erection of 6no. two bedroom dwellings, 7no. three  bedroom dwellings 

and 5no. four bedroom dwellings with associated garaging, parking 

and amenity areas and formation of vehicular access onto High Stree t 

 

LOCATION: Land East O f High Street, Slingsby, Malton 

 

 

UPDATE REPORT 

 
The plans and elevations proposed were not included on the original agenda, the plans including those 

additional plans received since the earlier Committee report  was prepared, are appended to this report for 
completeness. Members will appreciate the following information was outstanding when the Committee 
report  was prepared: 
 

• Details of the exist ing and proposed levels on the site; 

• Confirmation of the window and door materials; 

• Ground surfacing details; 

• The views of the T ree and Landscape Officer; 

• The views of the Highway Authority; 

• Details of how surface water is to be drained from the site, including a detailed scheme to ensure 
this is possible and that it will not  unacceptably increase the proposed site levels; and 

• Precise details of proposed boundaries and the t reatment  of the exist ing stone wall, including any 
reduction in its height . 

 
In addit ion, when preparing the Committee report , re-consultat ion had just  commenced on revisions to 
increase the floor sizes to 79m

2
 of Plots 1, 2, 15 and 16 in order to meet  the requirements of Registered 

Providers (RP). To date no addit ional responses have been received, the consultat ion period expires on 18 
February 2016. The changes in this respect  are considered to be acceptable and to provide an 
enhancement to the Conservat ion Area.  

 
Addit ional information has been submitted in regard to the proposed boundary details, exist ing stone wall 
proposals, proposed levels, and ground surfacing materials. The Conservat ion Officer and Case Officer 

have re-visited the site to assess these details prior to the preparat ion of this update report . 
 

Proposed Levels 

 
The application site is on an elevated area with hardstanding at  present . The hardstanding slopes to the 

north, which reflects the fall in land levels from the B1257 in a northerly direct ion. As a result , High 

Street  is on a much lower level than the applicat ion site, so both the application site and the two pairs of 
semi-detached propert ies on the western side of High Street   are substant ially elevated above the road 

level. The applicat ion site has a steep embankment from the road level to the site with a stone wall on the 
boundary; the level within the site is approximately 1m lower than the top of the stone wall and also 
slopes towards the north. The site is also substantially lower than Hunters Hill and Croft  Hill on the south 

and south-eastern side. Croft House is located on an elevated posit ion above the site  and its garden level 
gradually reduces in height  in a northerly direct ion along the eastern boundary of the site. The change in 
ground levels is also relat ively pronounced between West  Cottage to the north and the applicat ion site 

along High Street, with West  Cottage being substantially lower, again reflect ing the natural change in 
ground levels. 
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The proposal seeks to build off the exist ing ground levels within the site. The propert ies have much 
higher finished ground floor levels than the road level on High Street , by nearly 4m in some instances. 

The proposed development will be noticeable from the B1257, part icularly when passing through the 
village, and the scale of the proposed development will be very visible. However, the appearance of the 
site at  present  is very noticeable and the proposed development is considered to represent  an 

enhancement. The change in levels for the proposed dwellings along High Street  is 1.65m between Plot  1 
and Plot  15, and the change in road level between he same plots is approximately 3m. This proposed 
change in levels is also representat ive of the steeper verges in front  of the respect ive plots. It  is considered 

that  to reduce the levels further would mean the proposed development could be at  odds with the 
surrounding propert ies with some of the proposed propert ies being substant ially lower than the existing 

stone wall. The two pairs of semi-detached propert ies on the opposite side of the High Street are also on 

substant ially higher land than the road level.  These exist ing propert ies also have broadly similar levels to 
the proposed dwellings, if not , slight ly lower. There are also buildings to the south and south west  that 

have higher ridge heights than the proposed dwellings. The relat ionship between plot  1 and West  Cottage 

is considered to be acceptable given the 21m separat ion and the existence of the stone wall.  
 

The highest  finished ground floor level is proposed for Plot  12, but  this is st ill approximately 2.5m below 
the garden level of Hunters Hill, the adjoining property to the southern side. The finished floor levels 
progressively fall to the north which is also reflect ive of the existing ground levels both within and 

outside the applicat ion site. The proposed new road is graded from High Street  into the development 
rising approximately 2.6m. The Conservat ion Officer has no object ion to these proposed levels, and 
considers these to be the most appropriate in the context  of the site and surrounding propert ies. 

 
In summary, the proposed development will be readily visible given the exist ing site levels and the 
retent ion of the exist ing stone wall. The proposed propert ies will be substant ially higher than the road 

level on High Street. However, in this context the proposed development is considered to relate well to 
surrounding propert ies and to ensure that  the character and appearance of the Conservation Area is 
enhanced. 

 
Windows and Door details 

 

It  is proposed that  the elevat ions of plots 1, 2,3,4,11,12, 15, 16, 17, and 18 facing a road will have t imber 
windows. All other elevat ions are proposed to have UPVC windows. 

 
There is no object ion to the use of  t imber windows in the elevat ions of the plots detailed. The use of 
UPVC windows on the remaining elevat ions is a concern. However, these elevat ions are the less sensit ive 

locations and with the evolution of UPVC windows, there are some examples of such windows that  can 
be considered to be acceptable in Conservat ion Areas. As such, it  is not  considered to be possible to rule 
out  UPVC in this locat ion and a condit ion is recommended accordingly to ensure the window details 

proposed are acceptable in terms of their design, glazing bars, profile, method of opening, and level of 
reveal. 
 

No details have been provided in regard to door details. It is considered that this can also  be addressed by 
a condit ion.  
 

Ground surfacing details 
 

The proposed adopted access and footpaths are to be of tarmac, with the proposed private access areas 

finished in grey block paving. The parking spaces are to be of heather block paving. The paths are to be 
constructed of 900mm sandstone paving slabs. The remaining parts of the gardens are to be grassed. 

These details have been discussed with the Conservation Officer and are considered to be acceptable. 
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Tree and Landscape Officer views 
 

The T ree and Landscape Officer has requested that  the garages for plots 9 and 10 are omitted because of 
their potential to damage the root  systems of an adjoining tree. The applicant  has agreed to this request 
and condit ions are requested to protect  the t rees on the eastern side. 

 
Highway Authority views 
 

The Highway Authority has confirmed that  there is no object ion to the applicat ion subject to detailed 
condit ions. One of the conditions relates to the provision of a new glazed bus shelter. At  present  there is a 

bus stop adjoining the site, located approximately where the new access is to be formed but no shelter. 

There is no object ion to the requirement for a new bus stop, however, given that  the site is within the 
Slingsby Conservat ion Area, a new glazed bus stop may not  be appropriate. The recommended condition 

has therefore been amended so that  the requirement is for a new bus stop, raised kerbs and footway. An 

informative is added that , should the new locat ion be capable of accommodating a bus stop shelter, this 
should relate to the character of the area, it  is located within. 

 
Surface water drainage details 
 

The developer has submit ted a revised drainage scheme that  ut ilises the proposed finished grounds levels 
appraised above. The drainage scheme seeks to attenuate surface water on site, and discharge at  a 
restricted rate into a storm water drain in High Street . The discharge rate is above that requested by the 

Internal Drainage Board. The details have been sent  to the Internal Drainage Board and Yorkshire Water 
to establish if these details are sat isfactory. Members will be updated at  the meeting.  
 

Boundary details and the t reatment  of the exist ing stone wall 
 
Apart  from the formation of the new access road, the stone wall is maintained at the exist ing height. A 

condit ion is recommended to ensure that  this occurs. The Conservat ion Officer has requested that  the 
stone that  will be demolished to create the access is re-used within the development; this could be on the 

new stone walls within the site. Again, a condit ion is recommended to this effect . 

 
It  is proposed to have ‘Yellow’ stone walls on the side of plots 4 and 15 on the entrance to the 

development with hedges on the frontage of all the other plots. The rear areas and rear boundaries 
between plots are to have 1.8m high close boarded fences. A new stone wall is proposed to the south of 
plot  15. There is considered of be no object ion to this boundary treatment. It  is ant icipated that  the 

reference to ‘Yellow’ stone is to that of natural limestone, however, the imposit ion of a condit ion is 
required to ensure that  the precise type of stone is agreed prior to commencement of the development. 
Together with the hedge species. 

 
Conclusion 
 

It is considered that  the proposed scheme will be capable of enhancing the character and appearance of 
the Slingsby Conservat ion Area and will ensure the sett ing of nearby Listed Buildings is are not  adversely 
affected.  It  is also considered that  the proposal will not  adversely affect  the amenity of the occupiers of 

adjoining propert ies. 
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Subject  to the surface water drainage scheme being considered sat isfactory,  the expiry of the consultation 

period, and the complet ion of a S106 Agreement, this application can be recommended for approval. 
 
 

RECOMMENDATION:  Approval  subject to confirmation that the  surface  water drainage 

details are acceptable, the expiry of the  consultation period and the 

completion of s106 agreement in regard to Affordable  Housing and 

Public Open Space 
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RECOMMENDED CONDITIONS 
 
01 The development hereby permitted shall be begun on or before 21 January 2018. 
   

 Reason:- To ensure compliance with Sect ion 51 of the Planning and Compulsory Purchase Act 
2004 

 

02 Notwithstanding the submitted details, and before the development hereby permitted is 
commenced, or such longer period as may be agreed in writ ing with the Local Planning 

Authority, details and samples of the materials to be used on the exterior of the buildings 

boundaries and structures, the subject  of this permission shall be submit ted to and approved in 
writ ing by the Local Planning Authority.  

   

 (NB Pursuant  to this condit ion the applicant  is asked to complete and return the attached 
proforma before the development commences so that  materials can be agreed and the 

requirements of the condit ion discharged) 
   
 Reason: To ensure a sat isfactory external appearance and to sat isfy the requirements of Policy 

SP20 of the Ryedale Plan - Local Plan Strategy. 
 
03 Prior to the commencement of the development hereby permitted, the developer shall construct 

on site for the written approval of the Local Planning Authority, a one metre square free standing 
panel of the external walling to be used in the construct ion of building. The panel so constructed 
shall be retained only until the development has been completed. 

   
 Reason: To ensure a sat isfactory external appearance and to sat isfy the requirements of Policy 

SP20 of the Ryedale Plan - Local Plan Strategy. 

  
04 Notwithstanding the details submitted and prior to the commencement of the development, details 

of all windows, doors and garage doors, including their design, profile, material, glazing bar 

details means of opening, depth of reveal, external finish, and cross-sect ional drawings at  1:20 
shall be submit ted to and approved in writ ing by the Local Planning Authority. 

   
 Reason: To ensure an appropriate appearance and to comply with the requirements of Policy 

SP20 of the Ryedale Plan - Local Plan Strategy. 

 
05 Before any part  of the development hereby approved commences, plans showing details of 

landscaping and plant ing schemes shall be submit ted to and approved in writ ing by the Local 

Planning Authority. The schemes shall provide for the plant ing of trees and shrubs and show 
areas to be grass seeded or turfed where appropriate to the development. The submitted plans 
and/or accompanying schedules shall indicate numbers, species, heights on plant ing, and 

positions of all t rees and shrubs including  exist ing items to be retained.. All plant ing, seeding 
and/or turfing comprised in the above scheme shall be carried out  in the first  plant ing season 
following the commencement of the development, or such longer period as may be agreed in 

writ ing by the Local Planning Authority. Any trees or shrubs which, within a period of five years 
from being planted, die, are removed or become seriously damaged or diseased shall be replaced 

in the next  plant ing season with others of similar sizes and species, unless the Local Planning 

Authority gives written consent  to any variat ion. 
   

 Reason: To enhance the appearance of the development hereby approved and to comply with the 

requirements of Policy SP20 of the Ryedale Plan - Local Plan Strategy. 
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06 A) No demolit ion/development shall take place/commence until a Written Scheme of 

Invest igat ion has been submit ted to and approved by the local planning authority in writ ing. The 

scheme shall include an assessment of significance and research questions; and:  
  
 1. The programme and methodology of site invest igation and recording 

 2. Community involvement and/or outreach proposals 
 3. The programme for post  invest igation assessment 
 4. Provision to be made for analysis of the site invest igat ion and recording 

 5. Provision to be made for publicat ion and dissemination of the analysis and records of the site 
invest igat ion 

 6. Provision to be made for archive deposit ion of the analysis and records of the site invest igation 

 7. Nomination of a competent  person or persons/organisat ion to undertake the works set  out 
within the Written Scheme of Invest igat ion. 

  

 B) No demolit ion/development shall take place other than in accordance with the Written Scheme 
of Invest igation approved under condit ion (A). 

  
 C) The development shall not  be occupied until the site invest igat ion and post  invest igation 

assessment has been completed in accordance with the programme set  out  in the Written Scheme 

of Invest igation approved under condit ion (A) and the provision made for analysis, publication 
and dissemination of results and archive deposit ion has been secured. 

  

 Reason:-  The site is of archaeological interest and invest igat ion/protect ion and observat ion of the 
site is required by the National Planning Policy Framework. 

 

07 Notwithstanding the provisions of Schedule 2, Part  1 of the Town & Country Planning (General 
Permitted development) Order 1995 (or any Order revoking, re-enact ing or amending that  Order), 
development of the following classes shall not be undertaken on Plots 1-4 and 15-18 other than as 

may be approved in writ ing by the Local Planning Authority following a specific applicat ion in 
that  respect : 

   

 Class A: Enlargement, improvement or alterat ion of a dwellinghouse  
 Class B: Roof alteration to enlarge a dwellinghouse  

 Class C: Any other alterat ion to the roof of a dwellinghouse  
 Class D: Erect ion or construct ion of a domestic external porch  
 Class E: Provision within the curtilage of a dwellinghouse of any building or enclosure, 

swimming or other pool required for a purpose incidental to the enjoyment of a dwellinghouse or 
the maintenance, improvement or other alterat ion of such a building or enclosure. 

   

 Reason:- To ensure that  the appearance of the area is not prejudiced by the introduction of 
unacceptable materials and/or structure(s) and to sat isfy Policy SP20 of the Ryedale Plan - Local 
Plan Strategy. 

 
08 Prior to the commencement of any part of this development, precise details of a scheme for the 

discharge of surface water from the site shall be submit ted to and approved in writ ing by the 

Local Planning Authority.  The development shall thereafter be undertaken in accordance with 
the details thereby agreed. 

   

 Reason:- In order to ensure the site is effect ively drained and to sat isfy Policy SP17 of the 
Ryedale Plan - Local Plan Strategy. 

 

 
 

Page 17



 
 

 
09 Notwithstanding the plans hereby approved, details of the eaves details on all the buildings 

hereby approved shall be submitted to and approved in writ ing by the Local Planning Authority, 

prior to the commencement of the development. 
   
 Reason:- In order to ensure a sat isfactory external appearance and to sat isfy Policies SP12, SP16 

and SP20 of the Ryedale Plan - Local Plan Strategy. 
  
10 Further intrusive invest igat ion as recommended in the Hymas Site Services Site Invest igation 

Report  reference number 7638.05, September 2005 shall be carried out  to determine the extent  of 
contamination over the whole site when the site has been cleared of buildings with a view to 

preparing a full risk assessment for the site. 

   
 Development shall not commence until a Remediat ion Strategy has been submitted to and 

approved in writ ing by the Local Planning Authority.  The approved remediat ion measures shall 

be implemented in accordance with the t imescales in the Remediat ion Strategy Report. 
   

 Reports shall be prepared in accordance with Contaminated Land Report  11 and BS 101 75 Code 
of Pract ice for the Invest igat ion of Potential Contaminated Sites.  

   

 Reason:- In order to assess the potential contamination of the site, and to sat isfy the National 
Planning Policy Framework. 

 

11 Unless otherwise approved in writing by the Local Planning Authority, there shall be no 
excavation or other groundworks, except  for invest igat ive works or the deposit ing of material on 
the site, unless the following drawings and details have been submitted to and approved in writing 

by the Local Planning Authority in consultat ion with the Highway Authority: 
  
 (1) Detailed engineering drawings to a scale of not  less than 1:500 and based upon an accurate 

survey showing: 
 (a) the proposed highway layout  including the highway boundary 

 (b) dimensions of any carriageway, cycleway, footway, and verges 

 (c) visibility splays 
 (d) the proposed buildings and site layout, including levels 

 (e) accesses and driveways 
 (f) drainage and sewerage system 
 (g) lining and signing 

 (h) traffic calming measures 
 (i) all types of surfacing (including tact iles), kerbing and edging. 
  

 (2) Longitudinal sect ions to a scale of not  less than 1:500 horizontal and not  less than 1:50 
vert ical along the centre line of each proposed road showing: 

 (a) the exist ing ground level 

 (b) the proposed road channel and centre line levels 
 (c) full details of surface water drainage proposals. 
  

 (3) Full highway construct ion details including: 
 (a) typical highway cross-sect ions to scale of not less than 1:50 showing a specificat ion for all the 

types of construct ion proposed for carriageways, cycleways and footways/footpaths 

 (b) when requested cross-sect ions at  regular intervals along the proposed road showing the 
existing and proposed ground levels 

 (c) kerb and edging construction details 

 (d) typical drainage construction details. 
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 (4) Details of the method and means of surface water disposal. 
  

 (5) Details of all proposed street  lighting. 
  
 (6) Drawings for the proposed new roads and footways/footpaths giving all relevant  dimensions 

for their setting out including reference dimensions to exist ing features. 
  
 (7) Full working drawings for any structures which affect  or form part of the highway network. 

  
 (8) A programme for complet ing the works. 

  

 The development shall only be carried out  in full compliance with the approved drawings and 
details unless agreed otherwise in writ ing by the Local Planning Authority with the Local 

Planning Authority in consultat ion with the Highway Authority. 

  
 Reason:- In accordance with Policy  SP20 of the Local Plan Strategy and to secure an appropriate 

highway constructed to an adoptable standard in the interests of highway safety and the amenity 
and convenience of highway users. 

 

12 No dwelling to which this planning permission relates shall be occupied until the carriageway and 
any footway/footpath from which it gains access is constructed to basecourse macadam level 
and/or block paved and kerbed and connected to the exist ing highway network with street  lighting 

installed and in operat ion. 
  
 The complet ion of all road works, including any phasing, shall be in accordance with a 

programme approved in writ ing with the Local Planning Authority in consultat ion with the 
Highway Authority before the first  dwelling of the development is occupied. 

  

 Reason:- In accordance with Policy SP20 of the Local Plan Strategy and to ensure safe and 
appropriate access and egress to the dwellings, in the interests of highway safety and the 

convenience of prospect ive residents. 

 
13 There shall be no access or egress by any vehicles between the highway and the applicat ion site 

until full details of any measures required to prevent  surface water from non-highway areas 
discharging on to the exist ing or proposed highway together with a programme of their 
implementation have been submitted to and approved in writing by the Local Planning Authority 

in consultat ion with the Highway Authority.  The works shall be implemented in accordance with 
the approved details and programme. 

  

 Reason:- In accordance with Policy  SP20 of the Local Plan Strategy and in the interests of 
highway safety. 

 

14 There shall be no movement by construct ion or other vehicles between the highway and the 
applicat ion site (except  for the purposes of construct ing the init ial site access) until that  part  of the 
access(es) extending 20 metres into the site from the carriageway on the exist ing highway has 

been made up and surfaced in accordance with the approved details and/or Standard Detail 
number A1 and the published Specificat ion of the Highway Authority.  All works shall accord 

with the approved details unless otherwise approved in writ ing by the Local Planning Authority 

in consultat ion with the Highway Authority.  Any damage during use of the access until the 
complet ion of all the permanent works shall be repaired immediately. 
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 Reason:- In accordance with Policy  SP20 of the Local Plan Strategy and to ensure a sat isfactory 

means of access to the site from the public highway in the interests of vehicle and pedestrian 

safety and convenience. 
 
15 There shall be no access or egress by any vehicles between the highway and the applicat ion site 

(except  for the purposes of construct ing the init ial site access) until splays are provided giving 
clear visibility of 39 metres measured along both channel lines of the major road High Street  from 
a point  measured 2.4 metres down the centre line of the access road.  The eye height  will be 1.05 

metres and the object  height shall be 0.6 metres.  Once created, these visibility areas shall be 
maintained clear of any obstruct ion and retained for their intended purpose at  all t imes. 

  

 Reason:- In accordance with Policy SP20 of the Local Plan Strategy  and in the interests of road 
safety. 

 

16 There shall be no access or egress by any vehicles between the highway and the applicat ion site 
(except  for the purposes of construct ing the init ial site access) until visibility splays providing 

clear visibility of 2 metres x 2 metres measured down each side of the access and the back edge 
of the footway of the major road have been provided.  The eye height will be 1.05 metres and the 
object  height shall be 0.6 metres.  Once created, these visibility areas shall be maintained clear of 

any obstruct ion and retained for their intended purpose at  all times. 
  
 Reason:- In accordance with Policy SP20 of the Local Plan Strategy and the interests of road 

safety to provide drivers of vehicles using the access and other users of the public highway with 
adequate inter-visibility commensurate with the t raffic flows and road condit ions. 

 

17 Unless otherwise approved in writing by the Local Planning Authority, there shall be no 
excavation or other groundworks, except  for invest igat ive works, or the deposit ing of material on 
the site in connection with the construct ion of the access road or building(s) or other works until: 

  
 (i) The details of the required highway improvement works, listed below, have been submitted to 

and approved in writ ing by the Local Planning Authority in consultat ion with the Highway 

Authority. 
  

 (ii) An independent  Stage 2 Safety Audit  has been carried out  in accordance with HD19/03 - 
Road Safety Audit  or any superseding regulations. 

  

 (iii) A programme for the complet ion of the proposed works has been submitted. 
  
 The required highway improvements shall include: 

  
 (a) Provision of tact ile paving 
 (b) Details of a location and details of a new bus stop including a shelter if applicable, with raised 

bus boarder kerbs and footway surface and grass verge level adjustment  at  a new locat ion to be 
prior agreed in writ ing on High Street. 

  

 Reason:- In accordance with Policy  SP20 of the Local Plan Strategy and to ensure that  the details 
are sat isfactory in the interests of the safety and convenience of highway users. 

  

18 Unless otherwise approved in writ ing by the Local Planning Authority in consultat ion with the 
Highway Authority, there shall be no excavation or other groundworks, except for invest igat ive 

works, or the deposit ing of material on the site until the following highway works have been 

constructed in accordance with the details approved in writ ing by the Local Planning Authority 
under condition 17: 
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 A new bus stop and raised bus boarder kerbs and footway surface and grass verge level 

adjustment  at  a new locat ion on High Street . 

  
 Reason:- In accordance with Policy SP20 of the Local Plan Strategy and in the interests of safety 

and convenience of highway users. 

 
19 No dwelling shall be occupied until the related parking facilit ies have been constructed in 

accordance with the approved drawing 1531/004H.  Once created, these parking areas shall be 

maintained clear of any obstruct ion and retained for their intended purpose at  all t imes. 
  

 Reason:- In accordance with Policy SP20 of the Local Plan Strategy and to provide for adequate 

and sat isfactory provision of off-street  accommodation for vehicles in the interests of safety and 
the general amenity of the development. 

 

20 Notwithstanding the provisions of the Town & Country Planning General Permitted Development 
Order 1995 or any subsequent  Order, the garage(s) shall not  be converted into domestic 

accommodation without the granting of an appropriate planning permission. 
  
 Reason:- In accordance with Policy SP20 of the Local Plan Strategy and to ensure the retent ion of 

adequate and sat isfactory provision of off-street  accommodation for vehicles generated by 
occupiers of the dwelling and visitors to it , in the interest  of safety and the general amenity of the 
development. 

 
21 There shall be no access or egress by any vehicles between the highway and the applicat ion site 

until details of the precautions to be taken to prevent  the deposit of mud, grit  and dirt  on public 

highways by vehicles t ravelling to and from the site have been submit ted to and approved in 
writ ing by the Local Planning Authority in consultat ion with the Highway Authority.  These 
facilit ies shall include the provision of wheel washing facilit ies where considered necessary by 

the Local Planning Authority in consultat ion with the Highway Authority.  These precautions 
shall be made available before any excavation or deposit ing of material in connection with the 

construct ion commences on the site, and be kept  available and in full working order and used 

until such t ime as the Local Planning Authority in consultat ion with the Highway Authority 
agrees in writ ing to their withdrawal. 

  
 Reason:- In accordance with Policy SP20 of the Local Plan Strategy  and to ensure that  no mud or 

other debris is deposited on the carriageway in the interests of highway safety. 

 
22 Unless otherwise approved in writ ing by the Local Planning Authority, there shall be no HCV's 

brought  onto the site until a survey recording the condit ion of the exist ing highway (High Street  - 

from the proposed site entrance up to and including the junct ion with the B1257) has been carried 
out  in a manner approved in writ ing by the Local Planning Authority in consultat ion with the 
Highway Authority. 

  
 Reason:- In accordance with Policy SP20 of the Local Plan Strategy and in the interests of 

highway safety and the general amenity of the area. 

 
23 All doors and windows on elevat ions of the building(s) adjacent  to the existing and/or proposed 

highway shall be constructed and installed, such that  from the level of the adjacent  highway for a 

height  of 2.4 metres they do not  open over the public highway, and above 2.4 metres no part  of an 
open door or window shall come within 0.5 metres of the carriageway.  Any future replacement 

doors and windows shall also comply with this requirement. 
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 Reason:- In accordance with Policy SP20 of the Local Plan Strategy  and to protect pedestrians 

and other highway users. 

 
24 Unless approved otherwise in writing by the Local Planning Authority, there shall be no 

establishment on a site compound, site clearance, demolit ion, excavation or deposit ing of material 

in connection with the construct ion of the site, unt il proposals have been submitted to and 
approved in writ ing by the Local Planning Authority for the provision of: 

  

 (i) on-site parking capable of accommodating all staff and sub-contractors vehicles clear of the 
public highway 

  

 (ii) on-site materials storage area capable of accommodating all materials required for the 
operat ion of the site. 

  

 The approved areas shall be kept  available for their intended use at all t imes that  construction 
works are in operat ion.  No vehicles associated with on-site construct ion works shall be parked on 

the public highway or outside the applicat ion site. 
  
 Reason:- In accordance with Policy SP20 of the Local Plan Strategy  and to provide for 

appropriate on-site vehicle parking and the storage facilit ies, in the interests of highway safety 
and the general amenity of the area. 

  

25 Unless otherwise approved in writing by the Local Planning Authority, there shall be no 
establishment of a site compound, site clearance, demolit ion, excavation or deposit ing of material 
in connection with the construct ion on the site until details of the routes to be used by HCV 

operat ion traffic have been submitted to, and approved in writing by the Local Planning Authority 
in consultat ion with the Highway Authority.  Thereafter, the approved routes shall be used by all  
vehicles connected with construct ion on the site. 

  
 Reason:- In accordance with Policy  SP20 of the Local Plan Strategy and in the interests of 

highway safety and the general amenity of the area. 

 
26 No piped discharge of surface water from the applicat ion site shall take place until works to 

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

   

 Reason:- To ensure that  the site is properly drained and surface water is not  discharged to the foul 
sewerage system and thus prevent overloading of the network, and to sat isfy the National 
Planning Policy Framework. 

 
27 All works shall be carried out  in accordance with the details contained in the Ecological 

Constraints Survey Report  Figure 2 (Delta Simmons 12/01/2016) for Land off Malton Road 

Slingsby as already submitted with the planning applicat ion and agreed in principle with the 
Local Planning Authority prior to determination. 

 

 Reason: In order to take account of protect  species and to sat isfy Policy SP14 of the Local Plan 
Strategy.  
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28 The exist ing stone wall facing High Street  on the western boundary of the applicat ion site shall be 

maintained in its entirety, save in respect of the new access. The structural integrity of this wall 

shall be maintained at  all t imes. 
   
 Reason:- In order to retain as much of the attract ive stone wall as possible, and to sat isfy Policies 

SP12, SP16 and SP20 of the Ryedale Plan - Local Plan Strategy. 
 
29 The stone removed from the exist ing stone wall facing High Street to form the new vehicular 

access shall be re-used within the scheme. 
 

 Reason: In order to retain this historic fabric and enhance the development and to comply with 

Policy SP20 of the Local Plan Strategy. 
 

30 The development hereby permitted shall be carried out  in accordance with the following 

approved plan(s): 
   

 Site locat ion plan 
 Drawing No. 1531/301C 
 Drawing No. 1531/501B 

 Drawing No. 1531/701A 
 Drawing No. 1531/601F 
 Drawing No. 1531/201B 

 3 no. AutoTrak Plans  stamped 'ADDIT IONAL PLANS' 
 Drawing No. 1531/004H 
 Drawing No. 1531/401D 

 Drawing No. 1531/101D 
 Drawing No. H76143-SK-001 Rev.B 
 Drawing No 1531/007B 

  
 Reason: For the avoidance of doubt and in the interests of proper planning. 

 

31  Prior to the commencement of the development, including soil st ripping, the trees close to the 
northern and western boundaries and the boundary hedges to be retained shall be protected in 

accordance with the  measures outlined within paragraph 5.2 of the submitted Tree Report . 
 
  Reason: to ensure that  the trees are not  damaged as a consequence of development, and in 

 accordance with Policy SP13- Landscapes of the adopted Ryedale Local Plan Strategy 2013. 
 
32 Prior to the commencement of the development details for the construct ion of the proposed 

parking bays adjacent  to the eastern boundary of the site and the t rees referred to as T1 (Ash) and 
T2 (Grey Poplar) shall be submitted to the Local Planning Authority for approval in writ ing. 

 

 Reason: to ensure that  the proposed construct ion of these parking bays does not  aversely affect 
the health of the t rees referred to above.  

 

 
INFORMATIVE(S) 
 

01 In relat ion to Condition No. 11, it  is recommended that  before a detailed planning submission is 
made, a draft layout  is produced for discussion between the applicant , the Local Planning 

Authority and the Highway Authority in order to avoid abort ive work.  The agreed drawings must  

be approved in writing by the Local Planning Authority for the purpose of discharging this 
condit ion. 
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02 In relat ion to Condit ion No. 14, there must  be no works in the exist ing highway until an 

Agreement under Sect ion 278 of the Highways Act  1980 has been entered into between the 

Developer and the Highway Authority. 
 
03 In relat ion to Condition No. 15, an explanat ion of the terms used above is available from the 

Highway Authority. 
 
04 In relat ion to Condition No. 16, an explanat ion of the terms used above is available from the 

Highway Authority 
 

05 There must  be no works in the exist ing highway until an Agreement under Sect ion 278 of the 

Highways Act  1980 has been entered into between the Developer and the Highway Authority. 
 

06 You should sat isfy yourself, prior to commencement of any work related to this project, that no 

part  of the works hereby approved (including foundations and/or guttering) extended onto or over 
adjoining land unless you have first secured the agreement of the appropriate landowner(s). 

 
07 The developer is advised that  this permission should be read in accordance with the Sect ion 106 

Legal Agreements for affordable housing and open space commuted sum. 

 
08 The applicant  is also advised that  the mature ash tree in private ownership along the western 

boundary of Croft  House, Malton Road is within the boundary of Slingsby Conservat ion Area.  

Consequently, should it  be necessary to carry out  any pruning works to this tree on the 
development side, this work would be subject  to prior writ ten notice to the Local Planning 
Authority.  For further information, the applicant  is advised to contact  the Council's T ree & 

Landscape Officer. 
 
09 The developer is advised to consider using sustainable drainage methods, such as rainwater 

harvesters, and permeable surfaces. 
 

10 The applicant/developer is advised to consider adhering to the Considerate Constructor's Scheme. 

 
11  The applicant/developer is advised to consider the consultat ion response of the Environment 

Agency dated 1 December 2015. 
 
12 The applicant/ developer is advised that  the new bus stop, depending on its locat ion may require a 

shelter and this should be appropriate in terms of its design and materials to the surrounding area 
in order to discharge condit ions 17 and 18. The applicant/developer is advised to liaise with the 
Local Planning Authority and Conservat ion Officer in this respect . 
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1

Mel Warters

Subject: FW: 15/01236/FUL

 

From: Andrew Dorman [mailto:Andy.Dorman@outlook.com]  
Sent: 09 February 2016 12:00 

To: Alan Hunter 
Subject: 15/01236/FUL 
 

Huttons  Ambo Parish Council has seen the revised plans  for industrial units  on the York Road industrial 

es tate. The extra  wood cladding and the change of colour of the metal cladding from aluminium to grey 

(on the Eastern elevation) now allow us  to remove our original  objection to the development. 

 

Andy Dorman  Chair- Huttons Ambo Parish Council    09.02.2016  
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