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PROPOSAL: Hybrid application for demolition of part of the former power
station and ancillary buildings and its redevelopment (i) access
into the site, internal roads, employment units, car parking,
drainage infrastructure and landscaping and (ii) outline for the
scale of redevelopment of the remainder of the site for
employment floorspace, proposed buildings with ridge being
between 9.5 metres and 24.5 metres, car parking, drainage
infrastructure and strategic landscaping
LOCATION: Eggborough Power Station
Selby Road
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Goole
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East Yorkshire
DN14 0BS
RECOMMENDATION: Minded to Grant subject to referral to the Secretary of State

This application has been brought before Planning Committee as the proposal represents a
departure from the Development Plan as it proposes new industrial development within the
open countryside. However, officers consider that there are material considerations which
would support the recommendation for approval.
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INTRODUCTION AND BACKGROUND
Site and Context

The proposed development site is part of the former coal fired Eggborough Power
Station site within the south of district. The site is bound to the immediate north and
east by Wand Lane, with agricultural land and the River Aire beyond; and to the south
by agricultural land and the Saint Gobain Glass Factory. Eggborough Village is
situated to the south west. The M62 motorway is 1 mile to the south and is where
junction 34 of the M62 intersects the A19.

The area surrounding the site is predominantly flat and for the most part comprises
agricultural land interspersed with small settlements and farmsteads. The area is
however crossed by transport infrastructure, notably the A19 and railway lines,
including the East Coast Mainline, in addition to overhead electricity lines associated
with the existing coal fired power station and other power stations within the wider
area i.e. Drax Power Station to the north east and Ferrybridge Power Station to the
west.

The Power Station was originally consented in October 1961 by the then Minister of
Power. The Central Electricity Generating Board started construction in 1962 and the
Power Station began supplying electricity to the National Grid in 1967. The official
opening of the Power Station was on 18 September 1970. The October 1961 consent
does not contain any conditions that place obligations

upon the operator in respect of the demolition of the Power Station.

The coalfired power station includes a turbine hall and boiler house, an emissions
stack (chimney) of approximately 198 m in height, eight concrete cooling towers of
approximately 115 m in height, an administration and control block, a coal stockyard
and a dedicated rail line for the delivery of coal, in addition to ancillary buildings,
structures and infrastructure and utility connections.

The western and frontage of the site consists of a landscape buffer adjacent to the
A19, where sports and leisure uses were undertaken for employees of the Power
Station i.e. cricket pitch, football pitch, model steam railway and now the redundant
golf course and bowils facility together with a club house.

The Secretary of State for the Department of Trade and Industry granted consent in
December 2001 for the installation of Flue Gas Desulphurisation (FGD) equipment to
two of the coal-fired boiler units (Units 3 and 4). The FGD works commenced in 2001
and the FGD plant was fully commissioned on both units in 2005.

The Power Station ceased to generate electricity in April 2018. The site is now split
in two parts the land to the south and east is owned by Eggborough Power Limited
and to the north and west by St Francis Group, who are the current applicants.

EPL are in the process of decommissioning the southern part of the site and coal
stock yard through a series of demolition consents and the discharge of the
demolition conditions attached to the 2001 FGD consent. This south part of the site
has consent for an ‘NSIP’ National Strategic Infrastructure Project for the construction
of a new gas-fired power station. This is yet to be implemented.
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The Proposal

The proposal is a hybrid application which means its part full permission, part outline
consent for demolition of part of the former power station and ancillary buildings and
its redevelopment for up to 211,000 sg.m. of mixed Blc, B2 and B8 industrial
development on the site.

The full element includes; A new access into the site from the A19, internal roads, 2
employment units (Unit 1 and Unit 2), car parking, drainage infrastructure and
landscaping and off site highway improvement works.

The outline is for the scale of redevelopment of the remainder of the site for
employment, floorspace, proposed buildings with ridge being between 9.5 metres and
24.5 metres, car parking, drainage infrastructure and strategic landscaping.

The application is to be considered alongside application 2019/1344/FULM which
replaces the sports facilities (cricket and football) lost be the redevelopment of this
site. 2019/1344/FULM also provides the details for off site Biodiversity Nett gain
enhancement area with is necessary to off set the biodiversity loss of both this and
the sports field applications.

The application site involves the majority of main power station site and includes the
removal of the cooling towers, stack and main turbine hall. The proposal however
excludes the National Grid sub-station at the centre of the site. This heavily influenced
the layout and design, due to the clearance required for existing overhead power
lines which serve the sub-station from the west.

The application has been accompanied by an Environmental Impact Assessment
relating to matters such as flood risk and drainage strategy; landscape; biodiversity
and traffic and transportation.

The creation of the power station was an anomaly and a unique structure that
required a large land holding within the countryside, borne out through the need for
power generation. The site along with several other power stations nearby was
chosen for its unique geographical location, taking advantage of the access to the
river, road and rail linkages. The site prior to the construction of the power station
was farmland. The 1961 permission never considered the implications of the power
stations closing and becoming redundant in part, hence there is no requirement to
demolish the buildings within the original permission.

The NSIP that was permitted on the south of the site did however, require the
demolition of the cooling towers if the NSIP was to be implemented as visual trade
off. At this stage it is unclear if this will be developed out with the permission expiring
in September 2023. The site is now redundant, with the power station ceasing to
generate electricity and is subdivided to allow the NSIP (owned by EPL) to potentially
be developed out, leaving this windfall application site available for redevelopment.

Relevant Planning History

The site has a detailed planning history from its first construction in the 1960’s. A
number of planning applications were submitted (and approved) up to 1993 for
ancillary buildings and works. In total, 30 separate applications were submitted up to
1993. None of these are directly relevant to the current proposal.
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The most significant application was post 2000 was the approval in 2001 for consent
to extend the Eggborough coal-fired generating station by the installation of flue gas
desulphurisation plant.

Then in 2017 permission was given under a Development Consent Order (DCO)
under the Planning Act 2008 for construction and operation of a combined cycle gas
turbine (CCGT) power station including electrical connection to the existing National
Grid substation and a gas pipeline connection to the National Transmission system
along with other associated infrastructure. The NSIP DCO 2017 did include the
requirement to demolish the power station buildings (Clause 4) but only upon that
scheme going ahead. This scheme is yet to be implemented and expires in
September 2023.

Below is a list of the more pertinent applications in recent years.

e 2001 - GDBC/001/003 dated 10th December 2001 - Application for consent to
extend the Eggborough coal-fired generating station by the installation of flue gas
desulphurisation plant.

e 2012/0295/0OUT, Outline application for the construction and operation of new
biomass handling and storage facilities together with ancillary development to
enable the expanded use of co-firing with biomass. Permitted 22.6.12

e 2013/0818/FUL: Section 73 application for the variation of conditions 3
(development height) and 13 (approved drawings) of outline approval
2012/0295/0UT (8/37/13AE/PA) for construction and operation of biomass
handling and storage facilities. Permitted 6.09.13

e 2013/0875/FUL, Erection of a suspended conveyor belt, 3 x transfer towers and
an electric substation to be used in conjunction with the operation of new biomass
handling and storage facilities to enable the expanded use of co-firing with
biomass. Permitted 11-10-13.

e 2014/0051/FUL, Section 73 application for the variation of conditions 7 and 10
(access) of approval 2013/0818/FUL for construction and operation of biomass
handling and storage facilities. Permitted 14.03.14.

e 2017/0070/GOQV - Description: Application for Development Consent Order (DCO)
under the Planning Act 2008 for construction and operation of a combined cycle
gas turbine (CCGT) power station including electrical connection to the existing
National Grid substation and a gas pipeline connection to the National
Transmission system along with other associated infrastructure. Permitted 20-
SEP-18

e 2017/0003/SCN, EIA screening opinion request for demolition of Eggborough
Power Station. EIA not required. 11-AUG-17

e 2017/1023/SCP, EIA scoping request for the proposed Eggborough CCGT
Enabling Works, 24-OCT-17.

e 2018/1447/DEM, Description: Prior notification for proposed demolition of
buildings and structures including the cooling water intake area on the River Aire
Permitted 18-JAN-19.
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e 2019/0854/DOC, Discharge of Conditions 53 (scheme) & 54 (scheme) of approval
GDBC/001/003 Application for consent to extend the Eggborough coal-fired
generating station by the installation of flue gas desulphurisation plant. Issued
05.03.2020.

e 2019/0721/DEM, Prior notification for extension of the boundary of the overall
demolition area (as consented in January 2019) to encompass a number of
buildings and structures that straddle the boundary between the Phase 1
demolition area and the remainder of the Power Station site, Decision Date: 16-
AUG-19.

e 2019/0795/SCP, EIA scoping request for the proposed demolition of buildings and
redevelopment of land at Eggborough Power Station for Blc, B2 and B8 uses.
Issued 13-DEC-19

e 2019/1265/DEM, Prior notification for proposed demolition of buildings. Issued 03-
FEB-20.

CONSULTATION AND PUBLICITY
National Grid — Holding objection.

14.1.2020 - initial response highlighting that there is apparatus in the vicinity of the
site which may be affected by the activities specified. Advised to contact the plant
protection team.

23.1.2020 — Asset Protection advised third party guidance notes and commented the
application was being assessed by an engineer.

4.3.2020 —The developer has indicated they are going to amend details of the plans.
National Grid needs to keep the access routes into our gates and

they were not clear on the plan. Please consider getting in touch for solutions to retain
a road known as Dock Road on the north side of the substation and also, the ground
attenuation ponds shown on the drawing can’t be constructed on our land as we have
a large number of 400kV cables running through out that land

probably laid at 0.6 to 0.9 m below the surface and promises to introduce us to a
demolition consultant. The National grid were reconsulted on the amended plans.
The response is awaited.

Chapel Haddlesey Parish Council - Raised concerns about the increased volume
of traffic on the A19 as a result of the redevelopment. There are already regular
accidents at Haddlesey crossroads and an increase in traffic will potentially increase
the risk of further accidents.

Eggborough Parish Council - Eggborough Parish Council to strongly object to the
above planning application. Councillors object to the siting of the roundabout at the
junction onto the A19 due to the additional volume of HGV traffic exiting the site onto
the major road. The plans show 238 lorry ports across the four proposed units. The
proposed roundabout needs to be relocated to encompass the entrance to the
proposed Power Station redevelopment and Roall Lane junction where there are
already a large number of vehicles joining the A19 exiting from the Euro Auctions
site. If this is not viable then the entrance to the proposed Power Station
redevelopment needs to located on Wand Lane and not the A19. Councillors are
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disappointed that despite numerous request for the HGV situation to be looked at
and, despite commitments from Highways, no action has been taken. Councillors are
also disappointed at the lack of commitment of North Yorkshire Highways and their
willingness to continue to allow the public to be put at risk. The volume of vehicle
movements through Eggborough has increased and there is a high potential for death
or serious injury and Highways will be culpable. The solution is to direct HGV traffic
along the A19 to the M62 to avoid the A645 through Eggborough. This must be an
enforceable action as Eggborough cannot cope with this level of HGV traffic

HSE Web Consultation — The Health and Safety Executive (HSE) is a statutory
consultee for certain developments within the Consultation Distance of Major Hazard
Sites/ pipelines. This consultation, which is for such a development and

is within at least one Consultation Distance, has been considered using HSE's
planning advice web app, based on the details input on behalf of Selby District. No
objections are raised on safety grounds but it is advised that the LPA check with the
Pipeline operator before proceeding.

Planning Casework Unit - no comments to make on the environmental statement.

North Yorkshire Highways And Transportation North Yorkshire — No objections
subject to conditions. The Highway Authority recognised the substantial impact the
development may have on the highway network and have liaised with the applicants
transportation representatives throughout consideration of the application.

NYCC Officers have scrutinised the TA, discussing queries such as survey data,
suitable trip, rates and levels of parking with the applicant, which have been
addressed accordingly. The TA considers committed developments, future growth,
full 100% occupancy of the site and agreed junction modelling up to 2025. The off
site highways works i.e. the new roundabout of the A19, together with roundabout
upgrades to the existing A19/A645 roundabout and footpath improvement works
have been examined in detail and amended accordingly. The submitted Framework
Travel Plan for the development makes a clear aim of promoting and encouraging
sustainable modes of transport to and from the site by helping staff and visitors to
make their journeys without the use of a car, thus cutting Co2 emissions and easing
pressure on the local highway network.

The LHA do not consider the impact of the additional traffic generated by the
development, with the proposed mitigation of the 2 highway schemes described
above, will result in an unacceptable impact on highway safety or that the residual
cumulative impact on the road network will be severe. A series of detailed conditions
have been recommended to control future parking provision, the works to the
highways, visibility, footpath upgrades, access, parking, future travel plan delivery
and construction management.

Highways England (HE) — No objections subject to a condition requiring the
submission of a Construction Traffic Management Plan. The site is located
approximately two miles from M62 Junction 34, which forms part of the Strategic
Road Network. Highways England previously reviewed a draft Transport Assessment
produced as part of the scoping of the planning application in August / September
2019 and agreed with the approach taken to the TA.

A Construction Traffic Management Plan and Construction Workers Travel Plan will
be required and can be secured via planning condition should the application gain
approval. The structure and content of the TA is considered appropriate. In broad
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terms, HE are content with the contents of the Transport Assessment the content of
the Frame work Travel and delegated both Selby District Council and North Yorkshire
County Council — to take the lead on and agree its contents. Finally, in broad terms,
the principles of the CEMP are considered acceptable at this point in the process.
However more detail is required as to which time periods will see arrivals and
departures from the site, and in addition, no information regarding construction trip
generation is provided. It is considered by HE that this section needs to be enhanced
with and can and equality be dealt with by condition requiring further information.

SuDS And Development Control Officer — Holding objection. Whilst the submitted
documents are comprehensive, further information and justification is required in
relation to the drainage network calculations, exceedance flow plans and the
maintenance.

Yorkshire Water — No objections subject to conditions requiring details the protection
of the public water supply, separate systems of foul and surface water required and
outfall of the public sewerage system.

Danvm Drainage Commissioners Shire Group Of IDBs - No objections.
Conservation Officer — No response received.
Historic England — No objections

30.1.2020 - Historic England has no objection to the application on heritage grounds.
Historic England recognises the important role power stations such as Eggborough
played in meeting the nation’s energy needs during the 20th-century, their high
technological interest and wider landscape impact. We agree with the advice of the
local authority archaeological advisor that a condition is attached to any future
planning permission for the recording of Eggborough Power.

Station in advance of its demolition. The recording should be undertaken in
accordance with published Historic England advice - England’s Redundant Post
Coal- and Oil-Fired Power Stations: Guidelines for Recording and Archiving their
Records (2016 - <https://historicengland.org.uk/imagesbooks/
publications/englands-redundant-post-war-coal-and-oil-fired-power-stations/>).

In terms of the landscaping around the power station, this was inspired by Brenda
Colvin, one of the country’s leading post-war landscape architects with mass planting
to provide balance to the height of the buildings and to screen unsightly elements.
The Masterplan submitted with the application appears to largely respect the original
landscaping scheme, other than the proposed new access road. Further screen
planting around the perimeter of the site is also proposed, which is in the spirit of the
original design.

14.5.2020 — 2" response following consideration of the A Written Scheme of
Investigation. No objection.

North Yorkshire Bat Group — No response received.
Yorkshire Wildlife Trust — No objections.

7" Feb 2020. The majority of the habitats identified on site are of low ecological
importance and the proposed landscape plan shows large areas of habitat creation.
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Further detail was requested in the form of the Defra Metric for the nett gain areas
and a series of recommendations made.

20.5.2020. Noted the amendments to the mitigation/compensation strategy following
a site meeting between Brooks Ecology and NYCC ecologists and raised no further
concerns.

NYCC Ecologist — No objections. The application is supported by an ecology chapter
in the Environmental Statement, which has been based on thorough and
comprehensive survey work. The overall conclusions are reasonable and well-
evidenced.

Designing Out Crime Officer — No objections. Officer notes the consultation
response relates to a different site in York, however this was an error. Officers have
confirmed no objections.

North Yorkshire Fire & Rescue Service — No objections.
Vale Of York CCG — No response received.

Public Rights Of Way Officer - No response received.
NYCC Archaeology — No objections.

9.3.2020 - The application was accompanied by Heritage Desk Based Assessment
with the application. This sets out the heritage interest at the site and makes
recommendations for the recording of the existing power station facility prior to its
demolition. A condition requiring building recording (in line with Understanding
Historic Buildings: A Guide to Good Recording Practice’ (2016) and 'England's
Redundant Post War Coal- and Oil-Fired Power Stations: Guidelines for Recording
and Archiving their Records' (2016)) was suggested.

14.5.2020 - A Written Scheme of Investigation WSI was produced and agreed. — This
was deemed satisfactory and a condition was added to ensure no demolition or
development shall take place other than in accordance with the ‘Written Scheme of
Investigation for Building Recording’ prepared by CSA Environmental )Report No.
Therefore no objections subject to a condition requiring no demolition/development
shall take place other than in accordance with the 'Written Scheme of Investigation
for Building Recording' prepared by CSA Environmental (Report No: CSA/4414/02B;
March 2020).

29.6.2020 — No conditions now required as result of the submission of the Building
recording document.

North Yorkshire County Council - No response received.

Burn Gliding Club Ltd - No response received.

Leeds East Airport (Makin Enterprises) — No response received.
Leeds Bradford International Airport - No response received

Robin Hood Airport, Doncaster Sheffield — No response received.
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Network Rail - No observations to make. It doesn't appear from proposals that there
is any intention to use the site's rail link to the main network. However, should this
change, the developer would be required to agree train access with Network Rail.

The Environment Agency (Liaison Officer) —
14.2.2020

Ground Water and Contaminated Land — The EA understand that the site
investigation to date has been limited due to access on the ground, and that as such
not all ground conditions have been fully characterised. There is the potential for land
contamination to exist on site that has been missed by the site investigation
completed to date, as such recommend conditions for further investigative work.

Remediation Strateqy

The previous use of the proposed development site as a power station presents a
high risk of contamination that could be mobilised during construction to pollute
controlled waters. Controlled waters are particularly sensitive in this location because
the proposed development site is located upon a principal aquifer and within source
protection zone 3. The application’s existing ground investigation reports suggest that
it will be possible to manage the risks posed to controlled waters by this development.
Further detailed information will however be required before built development is
undertaken which can be controlled by condition. Conditions were also suggested to
cover piling as penetrative methods can result in risks to potable supplies from, for
example, pollution/turbidity, risk of mobilising contamination, drilling through different
aquifers and creating preferential pathways.

Flood Risk

Provided all development is located in flood zone 1 and no development takes place
outside of flood zone 1 as detailed within the FRA and shown on the masterplan then
no objections are raised on flood risk grounds.

Waste And Recycling Officer - No response received.
Council’s Landscape Consultant — Objection.

14.4.2020 - Objection to the application in its current form, which does not sufficiently
demonstrate that landscape and visual effects are within acceptable limits and with a
suitably agreed landscape mitigation, maintenance / aftercare scheme.

The proposed scheme includes 6 large-scale commercial buildings between 9.5 and
24.5m high on the Eggborough Power Station Site. These buildings would be in
proximity to existing site boundaries and likely to be highly visible from a long
distance. There is potential for significant adverse landscape and visual effects
particularly in relation to sensitive receptors in proximity to the site including
residential housing around nearby settlements (Eggborough, Hensall, Kellington,
West Haddlesey, Temple Hirst), , local roads, PROW and the River Aire corridor to
the north side of the site.

| do not agree with the overall summary of adverse effects within the Applicant’'s LVIA
which are generally understated and taken out of context; the change of use from
power generation; the landscape and visual effects of large-scale commercial



warehousing; the stated benefits of the development; direct loss of existing landscape
and community sport facilities.

The current LVIA mainly uses demolition of the existing cooling towers and reduced
structure height in order to demonstrate reduced impacts and benefits. This gives me
concern because it does not take account of change in character and use on the site,
increased development area and massing, wider rural context; that the original power
station was a national infrastructure project.

Little priority seems to be given to reducing the overall landscape and visual impacts
of the development (by consideration of scale, layout and design of buildings and
structures, and to protecting and improving existing screen planting and wider Green
Infrastructure). Adverse landscape and visual effects are not likely to reduce over
time due to the proposed removal of some existing trees and woodland, the scale of
the buildings and limitations of the retained and proposed planting. | have listed below
the key points where further consideration is needed:

1) LVIA — The basis of the modified ZTV is not clear and should be explained (existing
/ proposals height / development area used, Full or Outline area).

Additional photomontages are needed to explain the landscape and visual effects of
the development. These should be from agreed viewpoints, render level, and to
current LI guidelines.

2) Scheme Design, Landscape Proposals, Mitigation — Built proposals should be at
a reduced scale, height and massing, set back from site boundaries, with materials
and finishes to reduce visual dominance, to reduce wider visibility, and which can be
screened.

Existing boundary screen planting should be protected and retained (currently
reduced). Proposed boundary planting and internal site planting should be sufficient
to screen and reduce the overall massing and height of buildings, parking and service
areas.

3) Lighting — the LVIA should explain night-time lighting and how adverse effects will
be minimised, considering the site as a whole (reflected light from buildings and
service areas overall visibility in wider setting).

4) Tranquillity — this should be sufficiently assessed and explained.

5) Existing Trees and Vegetation — this should be reviewed, protected and retained
where possible. The design layout should be adjusted to reduce tree loss and
adverse effects, particularly at the boundaries, with meaningful stand-off.

6) Existing Sport Facilities — the existing sport facilities should be explained within the
LVIA together with effects of removal and replacement on separate sites to the east.

7) Landscape Strategy, Maintenance and Management- Objectives should be clear
and include landscape, biodiversity and green infrastructure. Landscape and visual
mitigation should drive the strategy and be linked through to the management plan
(rather than just a maintenance schedule).

The strategy should consider the impact of the site as a whole, to reduce the wider
cumulative effects. Proposals should incorporate Green Infrastructure capable of



delivering a range of environmental and quality of life benefits (landscape,
biodiversity, access, health and wellbeing, reducing flood risk etc).

5.8.2019 - | wish to maintain the Landscape objection to the application, which does
not sufficiently demonstrate that landscape and visual effects are within acceptable
limits and with a suitably agreed landscape mitigation, maintenance / aftercare
scheme.

The Applicant has submitted additional and updated information in relation to
landscape and visual effects: - Response to the Selby District Council Principal
Landscape Architect’s Consultation Comments dated 14.04.2020, WYG, 28th April
2020 - lllustrative Masterplan 17-178-P-02M - Landscape Proposals Plan dwg - 1985-
19-14-Lscp-Proposals-Plan Rev H - Landscape Proposals Plan dwg - 1985-19-15-
Lscp-Proposals-Plan Rev E - Landscape Proposals Plan dwg - 1985-19-16-Lscp-
Proposals-Plan Rev D - Landscape Proposals Plan dwg - 1985-19-17-Lscp-
Proposals-Plan Rev D - Landscape Masterplan dwg - 1985-19-14-Lscp-Proposals-
Plan Rev H

| have reviewed the updated information but in my opinion the application is not
sufficiently improved or clear to demonstrate a well-designed and mitigated scheme.
The applicant has not provided illustrative photomontages from agreed viewpoints to
help explain the visual effects as would be expected on a scheme of this scale.

| do not agree with the overall summary of adverse effects within the Applicant’s LVIA
which are generally understated and taken out of context. There is potential for
significant adverse landscape and visual effects particularly in relation to sensitive
receptors in proximity to the site.

There are issues relating to the change of use from power generation and greenfield
site, the cumulative effect of the consented NSIP, scale and visibility of the proposals,
loss and replacement of sport facilities that are not sufficiently explained or assessed
in the LVIA or the Design and Access Statement.

The LVIA incorrectly suggests that the whole site has low sensitivity due to its
predominantly industrial use, with few landscape features of note other than some
mature trees associated with the existing sports and leisure complex. Approximately
one third of the site is a currently a greenfield site incorporating sport pitches and
general landscape areas forming the western part of the site. The remainder of the
site is made up of previously developed land associated with the former Eggborough
Power Station.

The proposed scheme includes 6 large-scale commercial buildings between 9.5 and
24.5m high located in proximity to existing site boundaries, which would be visible
above the existing perimeter screen planting and visible over a long distance affecting
local character and setting.

The LVIA does not sufficiently explain or assess the change in nature and use of the
site, from an NSIP to commercial use. National Planning Policy EN-1 recognises that
virtually all nationally significant energy infrastructure projects will have an effect on
the landscape in a way that commercial developments do not.

There are a number of planning applications and consents on the former Eggborough
Power Station site including a recent NSIP for a new Generating Station (PINS Ref:



ENO010081). Within the NSIP there is a requirement to demolish the existing cooling
towers if the new generating station goes ahead.

The LVIA does not correctly explain or consider that cumulative effects of these
developments, with a future base-line where existing buildings and the cooling towers
are removed as part of the NSIP scheme, thereby overstating benefits with the
current Application. This incorrect base-line is used within the assessment of
cumulative landscape visual effects LVIA paras. 6.120 — 6.135.

The wider site has woodland screen planting and earth bunding around the
boundaries intended to help screen the original power station infrastructure and will
continue to be important to screen existing and proposed buildings.

A proportion of existing screen planting along the north west boundary will be
removed (approx. 10m depth) in order to accommodate commercial Unit 2, thereby
reducing its integrity and effectiveness. Proposed new screen planting along the
northern boundary will take many years to be effective, but will never be sufficient to
screen the development.

The effects of removing and relocating the sports facilities to the north side of Hensall
are not explained in the LVIA (loss, change of use to relocate, earthworks and re-
grading, proximity to residential housing).

In my opinion the Applicant is over-developing the site and putting very large
warehouse buildings too close to site boundaries to allow sufficient stand-off and
screening, adversely affecting local character and setting and the integrity of existing
green infrastructure needed to screen and absorb retained parts of the existing power
station.

Little priority seems to be given to reducing the overall landscape and visual impacts
of the proposed development (by consideration of scale, layout and design of
buildings and structures, and to protecting and improving existing screen planting).
There is no explanation of alternative designs and layouts considered.

In relation to the submitted landscape proposals plans, these are an extended
masterplan. If the scheme were approved then | would expect to see a detailed hard
and soft landscaping scheme and a commitment to the long-term maintenance and
management of existing and proposed planting on the site, to ensure that screening
is sufficiently maintained during the life of the development. Screen planting should
include a higher proportion of larger growing tree species and some evergreens
within the proposed perimeter woodland.

Notwithstanding the above, if the application were to be approved then | would
recommend that the following is secured by suitably worded conditions (or legal
agreement):

- Detailed hard and soft landscaping scheme, with an initial 5 year replacement
defects period. The scheme should include details of tree protection (to BS5837),
topsoil stripping and storage, earthworks and grading, hard surfacing, boundary
treatments, proposed planting works, establishment maintenance. - Long-term
maintenance and management plan, existing and proposed landscape, for the life of
the development. - Landscape maintenance and management plan will need to be
secured. - Landscaping and layout are a reserved matter for the outline application.
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Proposals for replacement sport facilities should be secured together with their long-
term maintenance and management (by condition or legal agreement).

Contaminated Land Consultant - No objections subject to conditions requiring
additional investigation work needed in the main process area, submission of a
remediation scheme, verification of remedial works and the reporting if unexpected
contamination.

Urban Designer — No objection.

4™ March 2020 - The design office set out principles that the LPA would expect for a
development of this type. Specific recommendations were made to increase depth of
planting along Wand Lane to mitigate impacts of proposed development. (Comments
were made about the position of several buildings however these were the outline
consent and therefore siting wasn’t being considered.) Other points raised were to
improve setting of proposed building on southern side of primary access road, break
up the outline of parking areas to set them within landscape, rather surrounding
buildings with massive aprons of tarmac, challenge highways requirements for such
vast quantities of parking provision. A number of other ideas were suggested to the
applicant, which included painting of pylons, public art, lighting, retention of human
touches i.e. the boat mast” flag pole.

The business park should be an experience and can the physical environment can
be designed in a way that excites interest, to attract businesses and workers as well.
Raised a number of issues/suggestions, regarding tree planting, further detalil
required.

11.8.2020 -Following amendments to the masterplan and landscape plan the urban
design officer welcome locations for public art at the site entrance, welcomed the new
landscaping and better relationship between the buildings, sort to control over
fencing types, and suggested a landscaping cutting regime.

Sport England — Holding objection.

19.2.2020 - Sport England initially submitted a holding objection to this application
because it is was considered to accord with any of the exceptions to Sport England’s
Playing Fields Policy or with Paragraph 97 of the NPPF. In principle, the proposed
replacement facilities are acceptable to both the FF (Football Federation) and ECB
(English Cricket Board) , however their detailed comments on the parallel planning
application need to be addressed before the replacement sites can be considered
acceptable. Both the FF and ECB would expect the replacement sites to be available
for use before the existing sites are lost.

17.8.2020 - Sport England has withdrawn its holding objection to the planning
application for the provision of the new sport facilities today (LPA reference
019/1344/FULM). Sport England maintains its holding objection until the conditions
covering he replacement facilities have been agreed.

Sport England noted the letters from the applicant (30" March 2020 and 28" April
2020) over the timings of the replacement facilities. The first letter of the 30 March
2020 states: “we have already forwarded a separate letter to Selby District Council
which includes our response under separate cover to the matters raised in Sport
England’s consultation response on the planning application (2019/1343/EIA) for the
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employment scheme on part of the former Eggborough Power Station site. We do,
however, wish to discuss further the wording of a suitable condition controlling the
timing of the provision of new sports facilities proposed on site A and B with the
replacement of the existing facilities on the power station site.”

The second letter dated 28 April 2020 suggest the use of suitable worded planning
conditions to cover the following:

1. No development to be commenced until pitch creation and ground works on the
sport site had been completed; the agronomic maintenance period commenced and
development on the pavilions and car parks had commenced.

2. Prior to the completion of the building on plot 2 the football pitch and associated
pavilion and car parking shall be made available for use.

3. Prior to the completion of the building on plot 1 the cricket pitch and associated
pavilion and car parking shall be made available for use.

4. Reference can be made in the conditions to the need to accord with the delivery
schedule of the type we have attached.

Sport England requested to see any draft conditions in this respect and until this time
maintains its holding objection.

21.8.2020 — An update on the latest response will be provided at the committee
meeting.

Environmental Health — No objections

27.1.2020 - Chapter 11 of the ES considers noise impacts in terms of noise from
construction in addition to noise from the operational phase of the development. The
EHO requested the cumulative impacts of noise be revisited. Chapter 12 of the ES
considers air quality impacts in terms of dust from construction in addition to
significance of air quality impacts from the operational phase of the development.
Construction impact due to dust is discussed in greater detail in appendix 4.1 and is
considered below. The assessment submitted uses appropriate methodology and
concludes that so long as the mitigation measures proposed are embedded in to the
scheme by the use of conditions air quality is not considered to be a significant
consideration. The Framework Construction Environmental Management Plan also
needed amendments.

21.5.2020 - The applicant has identified the difficulty in assessing the cumulative
impact of a large development of this type at this stage since the development is likely
to be phased. The technical note suggests that new occupants undertake their own
noise assessments. This can be controlled by condition. Other minor adjustments
were necessary to the technical documents.

29.6.2020 - It appears to me that the applicant has reduced the monitoring period
from 12 hours to 10 hours in terms of continuous A weighted equivalent sound
pressure level expressed in decibels. This does not address my points raised in my
response dated 21 May 2020, 10 hours, in my opinion, is far too long, | have already
highlighted the relevant section in the British Standard. For the avoidance of doubt |
have not recommended that 10 hours is the appropriate monitoring period, | merely
pointed out the discrepancy between the proposed monitoring period and the
construction hours. Clearly the difficulties and issues of using a 12 hour monitoring
period will not be addressed by reducing the period by 2 hours to 10 hours.



2.34

1.7.2020 — Comments relate to updated CEMP V4 which is suitable to protect the
residential amenity from construction impacts of the nearest residential receptors
taking in to account the most appropriate guidance.

Neighbour Comments

The application was widely advertised with site notices erected alongside the site and
within surrounding villages of Eggborough, Kellington, Whitley, Hensall, West
Haddlesey, Chapel Haddlesey and Temple Hirst. The application was publicised in
the Pontefract and Castleford Express well as individual neighbour letters to the
surrounding dwellings. 1 letter was received concerning the traffic impacts and 4
further letters concerning the loss of the model railway. The concerns are as follows:

The development will cause huge inconvenience to the A19 road because of the
position of the roundabout. There are significant HGV movements into and out of the
egress of Roall Lane which come from and to Euro Auctions.

This has been pointed this out at the local meetings and ignored it except to say that
it was commented on. Surely prevention should be important above any material
costs. The obvious place to put the roundabout is at the junction with Roall Lane or if
that is not possible to have access from Wand Lane.

Seriously worried about the number of HGV movements that this development will
create and the impact that it will have on the health and well-being of local residents.

The Government want to be carbon free very soon but these type of developments
will only add to it because of the pollution created by HGVs. It is high time that the
planners and planning committee put people’s health before jobs because if these
continue there will be no people healthy enough to take the jobs. The A19 is busy
enough as it is but proposed developments at Kellingley and Gale Common as well
as this one will mean the possibility of an extra 1,000 HGVs per day using Junction
34 of the M62 and going past Eggborough and Whitley.

The redevelopment of the site will lead to the to the loss of the amenity in particular
loss of a minature railway which formerly occupied an area of the site prior to the site
being sold. It has been taken into consideration that the sports facilities will be
replaced and some token thought has been given to a railway but no reference to the
amenity is apparent in the planning application. To give a little background, the
minature railway occupied the site for over 40 years and was built and operated by a
group of enthusiasts, Leeds Society of Model and experimental Engineers (84
members). The track provided a focus for their interest in building and running
locomotives but more importantly, it was an opportunity for social interaction amongst
a forgotten part of society, men over the age of 50.

LSMEE is well known nationally in the model engineering community for its quality
activities and as well as monthly public running days, held an annual rally each
August which would attract visitors to ride on the railway, many bringing their own
locomotives to run, from all around the country. We also exhibit members’ work at
nationally recognised exhibitions and operate a portable track to give rides at galas,
fetes and other functions around the wider local area.

The railway provided the means for younger people to learn about engineering and
learn skills which are much sought after in an increasing technical age. The loss of
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an amenity to the District means that the skills and resources of the society will either
move elsewhere in the region or may possibly be lost altogether. A miniature railway
can be an invaluable asset to an area, it is an inviting leisure venue for young families,
the more senior individuals can enjoy the camaraderie and social interactions,
whether or not they are engineers, and people can be inspired to take up new hobbies
and leisure interests.

Railways and steam engines have been an important part of our Social History and
the need to educate our young ones into their workings is as real today as it ever
was. | ask that the planning committee consider asking for the owners of the site to
make a railway an integral part of the development.

LSMEE moved to Eggborough in the late 1970's from its former location in Temple
Newsam Park, Leeds, having been established there in 1955.

It is a shame that such local amenities such as the miniature railway, bowling green,
and golf/football and cricket which have been an asset for many are being pushed to
the side by such a development.

| believe that originally the land was to be returned to its original use (farm land/
guarry) when the power station closed, not for further industry uses.

Pre submission consultation by the applicant:

The applicants undertook a series of consultation with officers at Selby District
Council, local focus groups and a public consultation event.

- Presentation to Cabinet Group 21/11/2019.

- Community Consultation 3 December 2019 at Eggborough Methodist Chapel,
Selby Road, Eggborough.

- Presentation to Planning Committee 4/12/2019

A detailed review of feedback from the above consultations is available within the
Statement of Community Involvement document that accompanies this planning
application.

SITE CONSTRAINTS
Constraints

The application site lies within the Countryside, is within a ground water protection
zone (3), is crossed by National Grid over head lines, with a HSE consultation zone,
partly within flood zone 2 & 3 and within low risk coal mining area.

POLICY CONSIDERATIONS

Section 38(6) of the Planning and Compulsory Purchase Act 2004 states "if regard is
to be had to the development plan for the purpose of any determination to be made
under the planning Acts the determination must be made in accordance with the plan
unless material considerations indicate otherwise”. This is recognised in paragraph
11 of the NPPF, with paragraph 12 stating that the framework does not change the
statutory status of the development plan as the starting point for decision making.
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The development plan for the Selby District comprises the Selby District Core
Strategy Local Plan (adopted 22nd October 2013) and those policies in the Selby
District Local Plan (adopted on 8 February 2005) which were saved by the direction
of the Secretary of State and which have not been superseded by the Core Strategy.

On 17 September 2019 the Council agreed to prepare a new Local Plan. The
timetable set out in the updated Local Development Scheme envisages adoption of
a new Local Plan in 2023. Consultation on issues and options would take place early
in 2020. There are therefore no emerging policies at this stage so no weight can be
attached to emerging local plan policies.

The National Planning Policy Framework (February 2019) (NPPF) replaced the July
2018 NPPF, first published in March 2012. The NPPF does not change the status of
an up to date development plan and where a planning application conflicts with such
a plan, permission should not usually be granted unless material considerations
indicate otherwise (paragraph 12). This application has been considered against the
2019 NPPF.

Annex 1 of the National Planning Policy Framework (NPPF) outlines the
implementation of the Framework -

“213. ... existing policies should not be considered out-of-date simply because they
were adopted or made prior to the publication of this Framework. Due weight should
be given to them, according to their degree of consistency with this Framework (the
closer the policies in the plan to the policies in the Framework, the greater the weight
that may be given).”

Selby District Core Strategy Local Plan
The relevant Core Strategy Policies are:

SP 1 - Presumption in Favour of Sustainable Development

SP2 - Spatial Development Strategy

SP12 - Access to Services, Community Facilities and Infrastructure
SP13 - Scale and Distribution of Economic Growth

SP15 - Sustainable Development and Climate Change

SP16 - Improving Resource Efficiency

SP17 - Low-Carbon and Renewable Energy

SP18 - Protecting and Enhancing the Environment

SP19 - Design Quality

Selby District Local Plan (saved policies)
The relevant Selby District Local Plan Policies are:

ENV1 - Control of Development

ENV2 - Environmental Pollution and Contamination

ENV3 - Light Pollution

EMP 2 - New Employment Development

EMP 7 - Small scale employment in the countryside.

EMP 9 - Expansion of exisitng employment uses in rural areas.

EMP10 - Additional Industrial Development at Drax and Eggborough Power Stations
RT1 - Recreation Open Space

RT3 - Formal Sport and Recreational Facilities



T1 - Development in Relation to the Highway Network
T2 - Access to Roads
T8 - Public Rights of Way'.

4.8 Other relevant documents

5.1

5.2

5.3

5.4

5.5

- Landscape Sensitivity Study 2019
NPPF 2019

- Section 6 Building a Strong, competitive economy.

- Section 8 - Promoting healthy and safe communities.

- Section 9 - Promoting sustainable transport

- Section 11 - Making effective use of land.

- Section 12 - Achieving well-designed places

- Section 14 - Meeting the challenge of climate change, flooding and costal
change.

- Section 15 Conserving and enhancing the natural environment.

- Section 16 Conserving and enhancing the historic environment.

APPRAISAL
The main issues to be taken into account when assessing this application are:

- Principle of the development

- Loss/replacement to the existing sports facilities
- Heritage Impacts of the proposal

- Impact on the landscape character

- Design and layout

- Highways and Transportation

- Flood Risk & Drainage

- Ecology

- Contamination and Ground Conditions

- Construction impacts and residential amenity
- Planning balance

Principle of Development

The Core Strategy sets out the Vision for the District which includes a diverse
economy with a wide range of job opportunities to assist in reducing the dependency
on surrounding towns and cities. One of the objectives stemming from the Vision is
the promotion of the efficient use of previously developed land for appropriate uses
giving preference to land of lesser environmental value.

Core Strategy Policy SP1 states that when considering development proposals the
Council will take a positive approach that reflects the presumption in favour of
sustainable development contained in the National Planning Policy Framework and
will always work proactively with applicants jointly to find solutions which mean that
proposals can be approved wherever possible.

The application site lies within the open countryside and is not allocated for
development but is wholly within the curtilage of the power station which is landscape
on its outer boundaries. The site lies approximately 1 mile away from the Designated
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Service Village of Eggborough, has good road connections via the A19 and M62 and
is for the large part considered previously developed land. The scale of the
development proposed is similar in scale and character to the former power station
use.

Policy SP2 of the Core Strategy sets out the spatial development strategy for the
district and states that the majority of new development will be directed towards the
district’'s towns and more sustainable villages depending on their future role as
employment, retail and service centres, the level of local housing need, and particular
environmental, flood risk and infrastructure constraints.

Selby is identified as the Principal Town which will be the focus for new housing,
employment, retail, commercial and leisure facilities. Sherburn in Elmet and
Tadcaster are designated as Local Service Centres where further housing,
employment, retail, commercial and leisure growth will take place appropriate to the
size and role of each settlement.

The countryside is defined as areas outside of Development Limits. Part A(c) of SP
2 limits development in the countryside to the replacement or extension of existing
buildings, the re-use of buildings and well-designed new buildings of an appropriate
scale, which would contribute towards and improve the local economy and where it
will enhance or maintain the vitality of rural communities, in accordance with Policy
SP13 of the Core Strategy, or meet rural affordable housing need or other special
circumstances.

The application site covers approximately 53.5 hectares, with the front part of the site
regarded greenfield being approximately 19 hectares. This means the majority of the
site, 34.5 hectares is regarded a previously developed land owing to the buildings,
cooling towers and surface infrastructure connected with the power station that will
be cleared to make way for the development. The proposal provides for up to 27,871
sq m (unit 1) and 32,516 (unit 2) as the full elements of the permission and the
remaining 150,613 sq m up to 211,000 in outline. Units 1-2 (60,387sq m) are
regarded to occupy greenfield land, whilst the remaining 150,613 sq m on previously
developed land. The proposal would therefore develop both the previously developed
and greenfield parts of the site and would result in built development covering a
significantly greater area than at present for example the front part of the site.

This proposed new commercial floorspace clearly goes beyond what might be
anticipated by the strand of SP2 referring to “well designed new buildings of an
appropriate scale” aimed at improving the local economy. New commercial
floorspace of the scale proposed is clearly considered more widely than the economy
of the immediate area.

Core Strategy Policy SP13 provides policy guidance with regards to the scale and
distribution of economic growth. Part C states that in rural areas, sustainable
development (on both greenfield and previously developed land) which brings
sustainable economic growth through local employment opportunities or expansion
of businesses and enterprise will be supported, including for example:

e The re-use of existing buildings and infrastructure and the development of well-
designed new buildings

e The redevelopment of existing and former employment sites and commercial
premises

e The diversification of agriculture and other land based rural businesses
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e Rural tourism and leisure developments, small scale rural offices or other small
scale rural development

e The retention of local services and supporting development and expansion of local
services and facilities in accordance with Policy SP14.

Policy SP13D states that in all cases development should be sustainable and be
appropriate in scale and type to its location, not harm the character of the area, and
seek a good standard of amenity. As stated above the proposals are to provide for
up to 211,000sgm of new floorspace spread across however the proposed scheme
does not represent small-scale rural development envisaged by Policy SP13.
Therefore, in view of the site’s location in the open countryside, the overall scale of
development proposed is not considered to be in strict accordance with Policy SP13.

However, Policy SP13 is supportive of the redevelopment of existing and former
employment sites and commercial premises. As the proposed scheme is a
redevelopment of a former major employment site for employment uses and will
generate jobs for the local economy and maintain the vitality of the existing rural
communities the proposal is, although a departure with the Core Strategy the
proposals are within the spirit of Policy SP13 of the Core Strategy. It is also important
to note that given the previous use of the site as a Power Station the principle of
employment use in this location has already been established.

Furthermore, Selby District Local Plan Policy EMP2 sets out the provision for the
location of future economic development across the district. The policy states that
encouragement will be given to proposals for small-scale development in villages and
rural areas in support of the rural economy. The scheme cannot be regarded as
small scale and, on this basis, the proposal is not specifically supported by Policy
EMP2.

Given the above, the location, scale and intended use of this site is not related to the
present rural economy and Officers consider that it is not the intention of CS Policies
SP2 and SP13 and SDLP Policy EMP2 to allow major new commercial floor space in
the open countryside. On this basis it cannot be concluded that the application is in
accordance with the Development Plan.

Section 38(6) of the Planning and Compulsory Purchase Act states that any
determination shall be in accordance with the development plan unless material
considerations indicate otherwise. Paragraph 12 of the NPPF does however state
that local planning authorities may take decisions that depart from an up-to-date
development plan if material considerations in a particular case indicate that the plan
should not be followed. The material considerations that weigh in favour of the
proposal are considered below.

Redevelopment of a large brownfield site

The application site is predominantly a brownfield site, which is located within the
open countryside. The NPPF (annex 2) defines previous developed land as ‘land
which was occupied by a permanent structure, including the curtilage of the
developed land (although it should not be assumed that the whole curtilage should
be developed) and any associated fixed surface infrastructure.’

The majority of the site is clearly brownfield as it is occupied by permanent buildings
associated with the former power station. The front (western) part of the site has the
appearance of being greenfield as it is grassed and remains free from development
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except for an amenity sports and social club building. Whilst this recreational land sits
within the curtilage of the former power station, this land has been undeveloped and
used for recreation i.e. the cricket and football pitches where the proposed units 1-2
are proposed and un developed central section where the golf course once existed.
Although the majority of the site is regarded as brownfield there is still an element of
greenfield. Despite being within the curtilage of the power station the western
frontage of the site where units 1 & 2 are proposed is regarded as being Greenfield.
The remaining two thirds of the site is clearly previously developed.

The NPPF allows curtilage of buildings to fall within the definition of previously
developed, however suggestions it should not be assumed the whole of the curtilage
is previously developed. In this case the recreational land at the front of the site sits
within the curtilage of the power station and has 2 roads and some minor fixed surface
infrastructure and has a sports amenity building and car parking. However, there is a
clear divide where the power station operational land starts and finishes.

The proposal would clearly make efficient use of brownfield land without encroaching
into the open countryside and the new proposals would all be contained within the
exiting boundary of the former PowerStation. The NPPF gives substantial weight to
the value of using suitable brownfield land within settlements for homes and other
identified needs, and supports appropriate opportunities to remediate despoiled,
degraded, derelict, contaminated or unstable land.

Economic Benefits

The NPPF places significant weight on the need to support economic growth and
productivity, taking into account both local business needs and wider opportunities
for development and requires there to be sufficient flexibility to accommodate needs
not anticipated in the plan.

The Planning Statement stipulates that the proposals during the demolition and
construction phase which is anticipated to take up to five years will generate the
equivalent of approximately 228 full time equivalent direct construction jobs per year
and a further 268 full time equivalent jobs per year indirectly generated through the
construction and demolition process. In the operational stage of the development,
when the units are occupied, the site is anticipated to contribute to a total number of
jobs of between 3,700 and 4,100 (with a circa of 3,300 of those being generated
locally). The Planning Statement also stipulates that the proposed gross direct
employment wages likely to be generated per annum from employees on the scheme
would be in excess of £134m of which £74m would benefit the local economy.

Selby District Council is committed to improving job opportunities for local residents,
especially those who are disadvantaged in the labour market. This commitment aligns
itself with the objectives of the NPPF, which highlights the importance of promoting
development that is economically as well as socially and environmentally sustainable.
Therefore it is considered important that a regeneration project of this size and scale
helps to tackle unemployment and provide training through employment and training
initiatives.

Prior to development the developer has agreed to a Local Employment Training
Framework which will help to improve local economic activity. The developer will be
required to submit an Employment and Skills Framework Statement detailing
arrangements to promote local employment and skills development opportunities
related to the development. This plan must include proposals for working with Selby
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District Council's Economic Development Team and their Local Enterprise
Partnership and explain how they have been consulted on the submitted plan. The
Employment and Skills Framework Statement shall be supplemented by further
detailed Statements for each subsequent Phase of development. It has also been
agreed that the Employment and Skills Framework Statement must be implemented
and maintained for the duration of the construction and use of the development.

Summary

As concluded above, the application is not considered to be in accordance with the
Development Plan. On balance, however, the submitted proposals are considered to
be acceptable in principle given that the proposals for development of previously
developed land align with the stated economic benefits.

Whilst the site is located in a rural area and it is a large previously developed site.
The NPPF states that the use of previously developed land and sites that are
physically well-related to existing settlements should be encouraged where suitable
opportunities exist. The proposals will bring about the effective re-use of the site and
will represent a scale of development not considered to be inappropriate, subject to
Officers being satisfied that the scheme will not cause significant harm to local
amenity and the character of the area (addressed below in this report).

Significant weight should be given to the need to support economic growth and
productivity. The site provides a key employment opportunity to redevelop and
transform a large redundant brownfield site with good transport links into an important
and valuable employment site. In summary, this defines the special circumstances
which weigh in favour of the proposal in a location which would normally be restricted
to small scale rural development. The scheme would also be consistent with the
broad aims of the NPPF and its presumption in favour of sustainable development.

For the reasons above, it is considered that the material considerations are of
sufficient weight in the planning balance to enable the Council to depart from the
Development Plan subject to there being no identified harm when considering other
material considerations as discussed below.

Loss/replacement to the existing sports facilities

The Eggborough Power station on its frontage adjacent to the A19 hosts several sport
and recreation facilities that were originally provided for as an amenity for the
employees of the power station. These include, a cricket square, football pitch, golf
course, bowling green, model railway and recreational building. The redevelopment
of this site will mean the direct loss of these facilities, as Unit 1 is essentially on the
cricket pitch and Unit 2 on the football pitch, which are the only tow uses in active
use.

Whilst not allocated open space and privately owned land, these are required to be
replaced by Paragraph 97 of the NPPF which states “Existing open space, sports and
recreational buildings and land, including playing fields, should not be built on unless:
a) an assessment has been undertaken which has clearly shown the open space,
buildings or land to be surplus to requirements; or b) the loss resulting from the
proposed development would be replaced by equivalent or better provision in terms
of quantity and quality in a suitable location; or c) the development is for alternative
sports and recreational provision, the benefits of which clearly outweigh the loss of
the current or former use.
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This is also echoed in Core Strategy policies SP12, SP18 and Local Plan Policy
RT 1 which states:

RT1 Proposals which would result in the loss of existing recreation open space and
allotments will not be permitted unless:

1) The use has been abandoned and the site is not required to remedy an existing
deficiency for recreation or allotment use elsewhere in the locality; or

2) Alternative provision of at least the equivalent size, accessibility and quality is
made within the locality to serve the needs of the existing community; or

3) Sports and recreation facilities can best be retained and enhanced through the
redevelopment of a small part of the site.

In addition Exception E4 of Sport England’s Playing Fields Policy states:

‘The area of playing field to be lost as a result of the proposed development will be
replaced,prior to the commencement of development, by a new area of playing field:
« of equivalent or better quality, and

« of equivalent or greater quantity, and

* in a suitable location, and

* subject to equivalent or better accessibility and management arrangements.

The accompanying planning application 2019/1344/FULM deals with the direct
replacement of these facilities and is for separate cricket and football pitches
complete with pavilions and car parking to be located to the rear (east) of the power
station off Wand Lane and Hazel Old Lane.

The application was accompanied by a Sports Needs Assessment, which detailed
the current facilities that would be lost by the Power Station redevelopment and those
which were no longer in use and therefore not needing to be replaced. The
conclusions which were agreed to by Sport England were that only the cricket
(Eggborough Power Station CC) and football pitches (Whitley Wolves FC) were still
in use and were needed to be directly replaced. The bowling club had ceased use
and the golf course long since become overgrown and redundant.

The specifics of the design, layout and landscaping of each facility which includes
maintenance is discussed in detail in the accompany full application
(2019/1344/FULM). Both clubs that use the current facilities have been actively
involved in the design and application process and fully support the relocation
initiative. Both clubs recognise that some time delay may occur from construction of
the hybrid application and the facilities for sport being ready and have made
arrangements to deal with the transition using other grounds, to allow the new pitches
to bed in and become established.

The key aspect for members to consider is the mechanism to ensure the replacement
facilities are delivered as per the plans and in a timely manner. Sport England expect
the replacement sites to be available for use before the existing sites are lost.

The applicants have given this consideration and explained how the timing of the
provision of the sports facilities for both football and cricket could be done practically
in the context of the development programme for the Eggborough Power Station site.

Within the submission are letters from the Cricket and Football Club explaining the
provision, alternatives, and an indicative programme for both the construction of
sports pitches/facilities and the construction of the buildings. The schedule explains
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that dependant on planning permission it’s the clients intention to commence ground
works and pitch creation on both sports sites January 2021. The ground works will
take around five months to finish and will be done in accordance with the approved
plans and the methodology set out in the supporting reports that Sport England has
accepted as being appropriate. Following the completion of the ground works, there
is then a period of ‘agronomic maintenance’ which means ensuring the pitches
constructed settle down and bed in and that acceptable standards of football and in
particular cricket pitches are established. This is a 13 months period overall;
however, the football pitch will be established earlier than the cricket pitch — at about
10 months. The construction of th pavilions and car parks on each site will take place
during the agronomic maintenance period. This is going to be a period of about 11
months.

A condition is drafted to ensure no development of the buildings permitted on plots 1
and 2 would take place before the completion of the ground works and pitch creation;
the commencement of the agronomic maintenance period and the commencement
of construction on the pavilions and car parks.

The anticipated build time of plot 2 (football pitch) and plot 1 (cricket pitch) are shown
to be 10 months and 9 months respectively. The position on the cricket pitch is that
development of the building on plot 1 would commence upon the cessation of the
2021 season. The completion of the plot 1 building is likely to be two or three months
into the following season 2022 — although the use of the cricket pitch is also
determined by the completion of the agronomic maintenance period.

In terms of linking the ultimate completion of the buildings of plots 1 and 2 to the
delivery of the sports facilities, it is suggested that it would be reasonable to require
that the making available of the use of the football pitches, changing facilities and car
parking permitted should be prior to the completion of the approved building on plot
2. Then a similar restriction requiring the making available of use of the new cricket
pitch, pavilion, car park etc should be prior to the completion of the building on plot 1.

The mechanism is in the form of a Grampian condition which has been devised and
agreed to by Sport England. This will ensure that the loss of the current sport facilities
is temporary until the new facilities are constructed and made available for use. The
provision of the new facilities will ensure this proposal accords with pparagraph 97 of
the NPPF Core Strategy policies SP12, SP18 and Local Plan Policy RT 1.

Finally, it is also necessary to consider the loss to the model railway as a result of this
development. Up until recently the Eggborough Power station site used to be the
home of a Leeds Society of Model and Experimental Engineers (LSMEE) which had
a track and buildings in the north west corner of the site. The facility was run by former
employees of the power station and local enthusiasts. LSMEE is well known
nationally in the model engineering community for its quality activities and as well as
monthly public running days and has 84 members. The applicants have been in
discussions with the club/chairman about potentially providing alternative provision
within the site once developed (possibly in the drainage basin/swale areas). The
potential loss of this facility has been commented on significantly in the third-party
representations.

Whilst the loss of the facility would be a unfortunate, given there is no policy or other
requirement to provide the model railway as part of the scheme redevelopment, the
Local Planning Authority would not be able to insist on its replacement provision by
condition. The applicants are however to the Society about doing something in terms
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of replacement provision but that is really outside normal planning requirements, and
this will be a matter for the two parties to agree. Any future provision may require a
separate planning application or an amendment to any future consent.

Heritage Impacts of the proposal

In determining applications regard should be had to the statutory duty of section 66(1)
of the Planning (Listed Buildings and Conservation Areas) Act 1990 to have special
regard to the desirability of preserving listed buildings or their setting or any features
of special architectural or historic interest which they possess.

Whilst the cooling towers and power station site are not listed nor in a Conservation
Area, they have significance as a non-designated heritage asset. Consideration
therefore needs to be given as to the effect on the asset. Paragraph 197 of the NPPF
states; “The effect of an application on the significance of a non-designated heritage
asset should be taken into account in determining the application. In weighing
applications that directly or indirectly affect non-designated heritage assets, a
balanced judgement will be required having regard to the scale of any harm or loss
and the significance of the heritage asset.”

Paragraph 199 states “Local planning authorities should require developers to record
and advance understanding of the significance of any heritage assets to be lost
(wholly or in part) in a manner proportionate to their importance and the impact, and
to make this evidence (and any archive generated) publicly accessible. However, the
ability to record evidence of our past should not be a factor in deciding whether such
loss should be permitted.” The relevant Local Plan policies include Core Strategy
Policy SP 18 ‘Protecting and Enhancing the Environment’.

The heritage issues were adequately discussed in the scoping opinion. The planning
submission contained Heritage Desk Based Assessment with the application. This
sets out the heritage interest at the site and makes recommendations for the
recording of the existing power station facility prior to its demolition.

Historic England regarded the cooling towers of Eggborough Power Station as being
distinctive features within the surrounding landscape. Power stations also created
their own distinctive industrial landscapes, through coal and fuel oil transmission, ash
and dust disposal, road and rail access systems etc.

Historic England recognises the important role power stations such as Eggborough
played in meeting the nation’s energy needs during the 20th-century, their high
technological interest and wider landscape impact. Historic England have
commissioned a report on the historical context of post-war power stations and
published an ‘Introduction to Heritage Assets’ guide on power stations.

Both the council’'s Heritage advisor and Historic England considered that a condition
should be attached to any future planning permission for the recording of Eggborough
Power Station in advance of its demolition in line with paragraph 199 of the NPPF.

Historic England stated “The recording should be undertaken in accordance with
published Historic England advice - England’s Redundant Post Coal- and Oil-Fired
Power Stations: Guidelines for Recording and Archiving their Records. This would
generally equate to a Level three record culminating in a well-illustrated analytical
report that discusses the historical, architectural, and technological development of
the station, and its component parts. The phased development, functional areas,
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production of energy, process flows (including the movement of coal and waste
products), together with its landscape setting should also be considered.

The condition can also be used for the selective retention and deposition of archives
and artefacts in a suitable repository, as described in the Historic England guidelines.
In most instances the local record office (archives) and local museums (artefacts) will
be the most appropriate location for deposition. At Eggborough, we understand most
of the building drawings appear to have been transferred to aperture cards held on
site, whilst the application documents indicate that historic photographs also remain
on site.”

Historic England also commented that the landscaping around the power station, was
inspired by Brenda Colvin, one of the country’s leading post-war landscape architects
with mass planting to provide balance to the height of the buildings and to screen
unsightly elements. Historic England were content that the Masterplan submitted with
the application appears to largely respect the original landscaping scheme, other than
the proposed new access road. Further screen planting around the perimeter of the
site is also proposed, which is in the spirit of the original design.

The applicants were encouraged to commence building recording at Eggborough
Power Station as soon as possible given the amount of demolition consents in place
and the demolition work that was being undertaken. CSA Environmental prepared a
Written Scheme of Investigation for Building Recording (CSA ref. 4414/02/B). The
WSI details the site history, the aims and objectives of recording, the methodology
for recording, the reporting details, publication and archiving and the relevant
timetable. The on-site recording commenced 11 March 2020. This satisfied both
Historic England and Principle Archaeologist from North Yorkshire County Council.

The report was completed 28.4.2020 and issued to the Local Planning Authority. The
conclusion of the report stated that the programme of historic building recording has
allowed for a detailed study and record of the surviving constituent buildings of
Eggborough power station. Their construction, operation and general development
history has been undertaken in the non intrusive survey which is in accordance with
paragraph 199 of the NPPF and in line with the project aims and objectives. The
report was assisted by a large collection of on site, site specific records, which has
allowed for a contextual historical and technical assessment to be made. The study
noted that it is unfortunate that several areas of the complex which are outside the
applicant's ownership have been demolished prior to the commissioning of the study,
however alternative records and sources have allowed for a full overview and
assessment of the site. The report is to be stored at county archives as well as on
the planning file.

No further conditions were necessary as all the recording was complete. With regards
to the apparatus and artifacts, the applicant has been in contact with the Science
Museum who did not identify anything that they would like to acquire. Discussions
are ongoing with the Yorkshire Museum about whether they wish to retain any
artefacts, and this will be dealt with informally outside the planning process. There
will also be the opportunity to retain some artefacts on site as the applicant feels
necessary.

The application to demolish the power station which regarded as a non-designated
heritage asset has been satisfactorily considered and recorded in line with
paragraph’s 197 and 199 of the NPPF and the advice Core Strategy Policy SP18.
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Impact on Landscape character

The National Planning Policy Framework states that planning policies and decisions
should “contribute to and enhance the natural and local environment” by: “protecting
and enhancing valued landscapes, sites of biodiversity or geological value and soils
(in a manner commensurate with their statutory status or identified quality in the
development plan)” (paragraph 170.a); and “recognising the intrinsic character and
beauty of the countryside, and the wider benefits from natural capital and ecosystem
services — including the economic and other benefits of the best and most versatile
agricultural land, and of trees and woodland” (paragraph 170.b).

Selby District Local Plan Policy ENV1(4) requires development to consider
approaches on landscaping within the site and taking account of its surroundings.
Policy SP19(e) requires that proposals look to incorporate new landscaping as an
integral part of the scheme. Policy SP13 states that in all cases economic growth
should be sustainable and appropriate in scale and type to its location, not harm the
character of the area and seek a good standard of amenity.

The impact on the landscape is particularly import in this proposal as the proposed
development will inevitably change the character and form of buildings on the site.
In short, the existing cooling towers, chimney and turbine hall dominate views in this
part of the district. This height and scale is being reduced to something much lower
and more visually compact, albeit more dense in terms of actual footprint. There is
an acknowledgement within the submission that the new proposed building will be
visible within the landscape.

The Landscape Sensitivity Study Sept 2019 indicates this area as being levels
farmland, predominantly low lying farmland, rectilinear fields defined by hedgerows.
The area has a strong human influence in the form of the power station. The area
may be sensitive to relatively small changes, due to its openness and slight elevation,
with development potentially highly visible throughout the landscape.

The key landmarks are the Eggborough Power Station cooling towers, visible for
miles around, and the church at Kellington, smaller but no less important locally.
Skylines are generally indistinct except in the more elevated areas and are generally
highly influenced by structures such as pylons that may limit their sensitivity to certain
development types. The topography of the landscape enables long ranging, open
views across the landscape to the north and south, which are generally more
sensitive to change.

Chapter 6 of the ES details the visual impact through an assessment of the areas
character against the Landscape Sensitivity Study and Landscape Visual
Assessment document. This was assessed by the County Landscape Officer who
objected to the original proposal and then maintain his objection following the receipt
of further information. Due to the nature of the objection, this is detailed in full in the
consultation response section of this report. The Landscape officers’ position is that
the site if redundant, should be restored to its former agricultural use prior to the
power station being erected. Whilst there is no requirement to undertake this in the
original permission, the NSIP did include this as a visual trade off. The applicants
disagree with this baseline position and suggest this should be the current power
station buildings, as at present there is no indication of whether the NSIP is to be
developed.
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Whilst the NSIP is yet to be developed, the approval of this scheme may lead to both
the NSIP and this scheme being developed, meaning more overall massing on the
former power station site, albeit at a lower scale. Members in wishing to support this
scheme will have to acknowledge this and the applicant has taken account of both
developments in its assessment.

Notwithstanding the above issue, the landscape officer considered the proposed
scheme to be too intensely developed close to the boundaries and likely to be highly
visible from a long distance. The Landscape officer did not agree with the overall
summary of adverse effects within the Applicant's LVIA which are generally
understated and taken out of context. A series of changes were requested.

The applicants did not agree with the Landscape officer position however did make
some landscaping changes, however maintained their position in relation to overall
impact and the scale and massing was not reduced. The Landscape officer
maintained his objection as detailed in the consultation response section.

Given the above it is important for members to fully consider the landscape impact
position. Both the landscape officer and applicants are clearly in conflict about how
the site should be developed. The applicants wish for their application to be
considered as submitted and therefore a view must be reached.

Having considered all the above information and officers acknowledge the view of the
Landscape Officer however do not feel sufficient grounds exists to refuse the
application based on the landscape visual effects. It is acknowledged that a cleared
and landscaped site would be an obvious improvement to the area, however the
impact of the new buildings will be significantly less than what currently dominates
the skyline. Officers acknowledge that a less intensive scheme with lower buildings
would further improve the scheme, however the current scheme is not sufficiently
harmful as to warrant a refusal.

Therefore, some conflict does exist with Selby District Local Plan Policy ENV1(4),
and Core Strategy Policies SP13 and SP18 which count against the proposal and
this must be balanced against the other considerations outline din the report. The
recommendation seeks to control landscaping matter through a series of conditions.

Design and Layout

It is considered that Policy ENV1 of the Selby District Local Plan (2005) is relevant in
the consideration of this application. Policy ENV1 provides that proposals for
development will be permitted providing that a good quality of development will be
achieved. Policy ENV1 specifies that in considering proposals the Council will take
into account the effect upon the character of the area or the amenity of adjoining
occupiers and will also consider the standard of layout, design and materials in
relation to the site and its surroundings and associated landscaping.

Policy SP19 of the Selby District Core Strategy Local Plan (2013) states that all
proposals for new development will be expected to contribute to enhancing
community cohesion by achieving high quality design and have regard to the local
character, identity and context of its surroundings including historic townscapes,
settlement patterns and the open countryside. It seeks to ensure that both residential
and non-residential development makes the best, most efficient use of land without
compromising local distinctiveness, character and form and positively contributes to
an area’s identity and heritage in terms of scale, density and layout.
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The layout and design of the proposed industrial complex is largely dictated by
National Grid substation that exists in the centre of the site. The layout stems from
the new centrally located new access off the A19, then serves 2 new buildings that
are applied for in full i.e. unit 1 & 2. The site entrance has a series of swales for
surface water management then the access skirts the National Grid building to unit
3, which sits alongside Wand lane. To the rear and east of the site is a much larger
building (unit 4) spanning almost the entire width of the site. Two further smaller units
5-6 are proposed to the north of coal stock yard alongside the eastern elevation of
unit 1. The final position and makeup of units 3-6 will form part of the reserved matters
application as flexibility needs to exist.

The individual plots have been designed to bring service yards into the site so that
they are shielded by the buildings to keep both noise and light pollution to a minimum
thus softening the impact on the existing landscape. Units are set back into the site
to allow for the incorporation of large landscape strips to further soften the impact of
the new structures. In terms of building heights, the development will be much more
dense and compact than the buildings it replaces, with large sheds effectively filing a
significant proportion of the site. These however will be much lower than the current
buildings on site which stand at:

Turbine Hall - 60m
Cooling Towers 114m
Substation 40m

The parameter plan and the use of conditions will control the building heights which
range from 7m to 24.5m. Unit 3 has a ridge height of 18.5m, unit 24.5m and units 5
& 6 being significantly smaller with aridge height 9.5m.

Unit 1 provides for a 27,871 sg.m (300,000 sq.ft) GIA single volume unit with 1,394
sg.m (15,000 sq.ft) of office space at first and second floor. A 50m deep service area
provides access to 3 level and 27 dock type sectional overhead doors. There is space
allocated within the service area for the parking of a range of operational vehicles
from small vans to articulated lorries.

Unit 2 has a haunch height of 15m (ridge height 18.5m)) and provides for a 32,516
sq.m (350,000 sq.ft) GIA single volume unit with 1,626 sq.m (17,562 sq.ft) GIA of
office space at first and second floor.

The buildings will be of steel framed construction, with a composite cladded exterior
with a 6 degree roof pitch to minimise the height of the overall structure. Each unit
will be provided with an independent concrete service yard to give sufficient vehicular
circulation and manoeuvring. It is intended that the landscaping once matured will be
of a suitable massing to give an attractive frontage and screening to each unit and
the external site boundaries.

In terms of appearance units 1-2 are of a modern functional design demonstrating
that clean sharp lines, crisp functional detailing, a limited range of surface materials
and a restricted palette of neutral colours, combine most effectively to reduce the
perceived mass of these types of building and ensure that they do not quickly date.
Simple design details such as shadow recesses and subtle changes in surface
texture are incorporated where necessary to improve proportion and give variety and
rhythm to elevations. The proposed colours are silver and anthracite grey which give
a contemporary appearance.
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Finally the landscaping ethos has be to retain as much of the existing tree groups
and mature landscaping as possible. The creation of a landscape boulevard
infrastructure which will run along the estate roads. The site boundaries are
reinforced with landscaping.

The Urban Design Officer has had input into the arrangement of the masterplan and
the applicants have made a series of changes based on the suggestions of the Urban
Design Officer.

On the basis of the above it is considered that the proposal is acceptable in its design
and scale in accordance with advice contained with Policy ENV of the Selby District
Local Plan (2005) and Policies SP13 and SP19 of the Selby District Core Strategy
Local Plan (2013) and guidance in the NPPF.

Highways and Transportation:

SDLP Policy T1 requires new development to be well related to the existing highway
network and Policy T2 states that development resulting in the intensification of the
use of an existing access will be supported provided there would be no detriment to
highway safety. The guidelines in SDLP Policy similarly require that the cumulative
impact of generated traffic does not exceed the physical and environmental capacity
of the surrounding road network, or create highway problems and the provision of
satisfactory highway infrastructure.

Local Plan Policy ENV1 Control of Development states proposals for development
will be permitted provided a good quality of development would be achieved. In
considering proposals the District Council will take account of various matters
including the relationship of the proposal to the highway network, the proposed
means of access, the need for road/junction improvements in the vicinity of the site
and the arrangements to be made for car parking.

The NPPF states that development should only be prevented or refused on highways
grounds if there would be an unacceptable impact on highway safety, or the residual
cumulative impacts on the road network would be severe.

Paragraph 108 sets out the key ‘tests’ for the consideration of transport aspects of
development, noting that: ‘In assessing sites that may be allocated for development
in plans, or specific applications for development, it should be ensured that:

a) appropriate opportunities to promote sustainable transport modes can be — or
have been — taken up, given the type of development and its location;

b) safe and suitable access to the site can be achieved for all users; and

c) any significant impacts from the development on the transport network (in terms
of capacity and congestion), or on highway safety, can be cost effectively
mitigated to an acceptable degree.’

Paragraph 109 confirms that: ‘Development should only be prevented or refused on
highways grounds if there would be an unacceptable impact on highway safety, or
the residual cumulative impacts on the road network would be severe.’

Given the size and industrial nature of the scheme in particular its access on to the
A19 and its proximity to junction 34 of the M62, the application details within chapter
8 of the Environmental Statement the full impact on the highway network.
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This information assessed the baseline and future year traffic conditions; the traffic
flows generated by the site; and describes the results of the assessment of the
impacts of the proposals. Effects have been assessed for the demolition, construction
and operational phases of the proposed development. The assessment is based
upon the consideration of the traffic and transport conditions without and with the
development proposals. The assessments were based on a comprehensive series of
traffic surveys conducted in the vicinity of the site prior to submission.

It is important to consider the base line, in which the majority of raw material (coal)
used to arrive by rail to the former power station. A significant number of employees
will have once lived local to the site. This proposal therefore represents a shift away
from this with new Blc, B2 and B8 uses being proposed, which will naturally impact
on movements to and from the site.

The application was accompanied by a Transport Assessment (TA) and Framework
Travel Plan (FTP) and a series of detailed drawings showing the new off-site highway
works, detailed road and parking layouts and secondary accesses.

The proposal was assessed by NYCC being the Local Highway Authority and by
Highways England. Highways England were supportive of the scheme and largely
content with the information presented. Highways England were involved with the
TA Scoping and suggested a number of conditions, which have been subsequently
considered by the NYCC Highway response. These include the need for a
‘Construction Traffic Management Plan’ and ‘Construction Workers Travel Plan’.
Highway England also delegated the finer revisions of the Travel Plan to the Country
Highway Authority to agree.

The County highways team considered the proposal to substantially change the type
of use on the site which will in turn have a potential substantial impact on the
surrounding Highway network. The County Highway Authority were heavily involved
with redesign of serval aspects of the scheme, which included, revisions to the Travel
Plan, access details, internal road configuration, the provision of 2" accesses, off
site highway improvement works and parking level discussions. The conclusion was
that the proposal was acceptable subject to a series of detailed conditions. Each
main highway aspect is discussed below:

Transport Assessment

The Transport Assessment (TA) submitted with the application presents a thorough
and robust assessment of the redevelopment of the power station from a Highway
point of view. NYCC officers have scrutinised the TA, discussing queries such as
survey data, suitable trip rates and levels of parking with the applicant, which have
been addressed accordingly. The document provides an appropriate basis for the
assessment of the impact of the development on the local area also considering a
number of relevant committed developments along with traffic growth factors for
future years, as agreed at the scoping stage. The TA has assessed the full 100%
occupancy of the site and applied percentages of possible uses for the six units on
the site, planning use categories B1/B2/B8, using agreed trip rates and growth
factors. Junction modelling in the base year reflects the traffic counts undertaken and
thus is considered to be fit for purpose for modelling future scenarios up to full
occupancy of the site at 2025.
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Highway Works

The Transport Assessment identified the need for two offsite carriageway
improvements schemes in addition to one scheme of off-site footway improvements.
These being the new direct access to the site from the A19 formed by a new
roundabout to the north of the existing access, altering of the existing A19/A645
roundabout to the south of the site and refurbishing the footway from Eggborough
Village to the new site entrance.

The design of the roundabout has been examined against national guidance, the
Design Manual for Road and Bridges and specifically CD116. It is concluded that the
roundabout will adequately service the development and the local highway network,
within its capacity.

With regards to the roundabout improvement works to the existing roundabout to the
south of the site. The A19/A645 roundabout has been closely examined and a
number of iterations of the design worked through. The accepted proposal ensures
the roundabout is significantly improved mainly by providing two longer approach
lanes on the A19 in both the northbound and southbound directions. The proposals
utilise as much of the available highway land as is practicable without affecting the
ability of the proposed improvements to meet national design standards. The design
of the improvements has maximized the capacity of the roundabout within the
constraints present. The delays and queues have been reduced to acceptable levels.

Finally the proposal includes the upgrading of the footway to the site to the western
side of the A19, from the direction of Eggborough Village, and tie it into the new
roundabout and associated footway leading into the site. This will improve pedestrian
access to the site.

Travel Plan

The submitted Framework Travel Plan for the development makes a clear aim of
promoting and encouraging sustainable modes of transport to and from the site by
helping staff and visitors to make their journeys without the use of a car, thus cutting
Co2 emissions and easing pressure on the local highway network. The plan
considers job forecasts (total 4,340), the accessibility of the site by car, bus, on foot
and by bike and travel movements providing details on their viability and likelihood of
being utilised.

For employees who may not have the option of more sustainable modes of transport
other options are discussed, eg car sharing schemes, where staff can buddy up with
other members of staff so as to reduce the number of single occupant vehicle
journeys on the highway. Where sustainable modes of transport are viable, or even
to increase their viability,_incentives can be provided to make these options more
attractive to staff, these incentives include ‘cycle to work schemes’, ‘Taster Passes’
for busses and pointing out the health benefits of walking or cycling. A condition
requiring the submission of a travel plan for each building is recommended.

Detailed design and Layout

The proposal involves the western half of the site to be considered under a full
application. The full includes unit 1 & 2, which are north and south of the access.
The units are speculative, and no end user is identified, hence it's unclear if the uses
will be B1, B2 or B8. The detailed plans have been assessed in terms of their
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functionality to ensure they are fit for purpose, include all the necessary safe access,
parking and turning. The internal roadway will be an unadopted private estate road,
however designed to adoptable standard.

The designs have included various iterations to include additional parking, additional
access to the main National Grid Building, the provision of an alternative emergency
access off Wand Lane and cycle parking cycle shelters for units 1 & 2 each capable
of accommodating 100 cycle parking spaces.

The Local Highway Authority have confirmed the layout and design of the final
proposals are fit for purpose and envisage that there will be no detrimental impacts
on the existing highway due to the layouts within the site.

Parking levels

Parking levels are critical on this type of self-contained development, as the site
needs to function properly and ensure cars are appropriately parked and not littered
on the internal road network, which would impede the flow of vehicle around the site
and cause for a unsightly layout. Also, no opportunity exists for vehicles to spill out
into surrounding land due to the nature of the A19. It is therefore critical that parking
levels are appropriate for the use. The parking levels for the site has been the subject
of several discussions with the County Highway Authority. This is mainly because the
nature and type of the submission being speculative B1c, B2 and B8 and only phase
1 units 1-2 being applied for in full.

The parking levels required (as set out in the 2003 NYCC document ‘“Transport Issues
and Development — A Guide’) for B1, B2 and B8 differ considerably, with B2 being at
1:50 sg.m. and B8 1:200 sq.m. (GFA) and one space per 30 sq.m. for offices within
B8.

The County Highway Authority have to plan for the scenario that units 1-2 will both
be in B2 use as the worst-case scenario, as it is B2 that would require the most
spaces. The applicants have explained that with regard to the latter phases of
development, the adequacy of any parking proposed for each phase would be
assessed at the time of determination of reserved matters for that particular phase.
The masterplan submitted shows indicatively areas of parking that are anticipated will
be required assuming the scale and nature of the buildings on the masterplan are
developed. However, the actual level of parking will vary depending on the scale and
use of the individual buildings. There are a number of possibilities that could well
result in the development of buildings not taking place as currently intended on the
masterplan. The applicants suggest the general strategic location of the site would
tend to make it more attractive for B8 users rather than B2 users. So on that
assumption fewer car parking spaces may be required across the site as a whole.

The current detailed spaces shown for units 1 & 2 show 490 spaces are assigned to
unit 1 and 557 to unit 2. This represents 86% and 88% respectively of NYCC's
‘minimum’ requirements in their 2003 ‘Guide’. The applicant contended that some
flexibility should be shown and used examples to demonstrate their position. The
applicants explained that the level of car parking allocated for units 1 and 2 would be
known to potential occupiers through the marketing particulars of the Eggborough
redevelopment scheme before they committed to pursue an interest. It is therefore
the case that occupiers would consider their parking requirements and take a view
on whether there is adequate parking for units 1 and 2 before deciding to progress
any interest in that unit.
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In the light of these considerations, NYCC officers were satisfied with the arguments
presented and recognised that future parking could be controlled by the reserved
matters submission. It may also be the case that units 1-2 do not fall within B2 use,
as such the parking originally applied for is over subscribed. A condition has been
added to the recommendation that enables the Local Planning Authority to control
parking for any B2 and B8 use on the site prior to the operational use of the building.

Finally the offsite highways works predominantly lies outside the application site and
therefore a condition has been imposed to ensure these works are completed in
accordance with the approved details prior to any unit being first occupied.

Highway impacts was also the primary concern for both Eggborough and Chapel
Haddlesey Parish Council’'s. Whilst these comments are noted the concern was not
supported by the Local Highway Authority. The Local Highway Authority does not
consider the impact of the additional traffic generated by the development, with the
proposed mitigation of the 2 highway schemes described above, will result in an
unacceptable impact on highway safety or that the residual cumulative impact on the
road network will be severe. The proposals do more, in achieving the aim of
minimising the impact on the local highway network to an acceptable level. The LHA
therefore considers the final submitted proposals to be acceptable.

As such subject to a series of detailed highways conditions as per the consultation
response, it is therefore considered that the scheme is acceptable and in accordance
with policies ENV1(2), T1 and T2 of the Local Plan, Policy SP19 of the Core Strategy
and Paragraph 108 of the NPPF with respect to the impacts on the highway network.

Flooding and Drainage

Paragraph 155 of the NFFP indicates inappropriate development in areas at risk of
flooding should be avoided by directing development away from areas at highest risk
(whether existing or future). Where development is necessary in such areas, the
development should be made safe for its lifetime without increasing flood risk
elsewhere. Policy SP15 of the Selby District Core Strategy Local Plan (2013) seeks
to ensure that developments contribute towards reducing carbon emissions and are
resilient to the effects of climate change. Policy SP15 states that schemes should
incorporate water-efficient design and sustainable drainage schemes which promote
groundwater recharge.

Flood risk and drainage is fully considered within Chapter 9 of the Environmental
Statement and demonstrates that the site is located almost entirely within Flood Zone
1, except for a small area to the north-west corner, where no development is
proposed. The land immediately north of the Site is within Flood Zone 3 and an active
floodplain for the River Aire and Ings and Tetherings Drain, with existing flood
defence works located to the far east of the site protecting the adjacent village of
Hensall. These areas however do not impinge on the main development area within
the site. Ground water levels have been recorded generally between 6.5m and 8.5m
below ground level, and do not therefore pose a flood risk.

Likewise the proposed development considers the adjacent flood zones and does not
impact on levels outside of the site boundary. There is therefore no change to current
floodplain volumes. The Environment Agency also raise no objections on Flood Risk
Grounds. No sequential or exceptions test is necessary.
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Drainage

The existing site comprises previously developed land and is split into two key areas;
the mainly hardstanding brownfield decommissioned power station works to the east;
and the mainly greenfield existing sports facilities to the west. The cooling towers
currently drain via an historical sluice overflow directly to the River Aire approximately
600m north of the site. The remainder of the site drains via two separators into two
outfalls into the Ings and Tetherings Drain approximately 350m north of the Site.

As part of the proposed development, the two existing discharge points are to be
retained in addition to new Sustainable Drainage Systems (SuDS). The surface water
drainage system will include a treatment train consisting of permeable paving, natural
swales and ponds, and interceptors, to ensure water quality is maintained and
pollutants are not introduced into the watercourses. Surface water flow rates and
guality control are included in the embedded mitigation measures, and therefore no
additional mitigation is required.

These details were assessed by the LLFA who considered that whilst the submitted
drainage documents are comprehensive, further information and justification is
required in relation to the drainage network calculations, exceedance flow plans and
the maintenance. This additional information was provided by the applicant and the
response from the drainage officer is awaited. Yorkshire Water also raised no
objection subject to conditions which required further detail on the foul drainage
connection.

To conclude the development is lies within Flood Zone 1 and is therefore at low risk
from flooding. The site has been designed to ensure that all potential effects are
avoided, reduced or offset by the proposed embedded mitigation measures. This
includes the use of best practice SuDS drainage, avoidance of works within the
floodplain areas, and a detailed CEMP during the construction works stage. The
residual effect of the Proposed Development in relation to surface water drainage
and flood risk, taking into account the proposed mitigation measures, is assessed to
be neutral. Taking the above matters into account, it is concluded that the scheme
accords with Section 14 of the NPPF, SP15 and SP19 of the Core Strategy and ENV1
of the SDLP.

Ecology

Policy in respect of impacts on nature conservation interests and protected species
is provided by Policy ENV1 (5) of the Local Plan, Policy SP18 of the Core Strategy
and paragraphs 170 to 177 of the NPPF. The presence of a protected species is a
material planning consideration as is tree loss and landscaping.

Chapter 7 of the ES adequately addresses the ecological implications for the
development. The County Ecologist concurs that there are relatively few ecological
constraints on this site and those concerning protected species (principally Grass
Snake and Peregrine Falcon) can be dealt with via appropriate mitigation measures
as set out in paras 7.129 to 7.141 of the Ecology chapter. The principal loss which
cannot be mitigated is the removal of potential Peregrine nesting habitat with the
demolition of the cooling towers. The ecologist accepts that there is no practical
means of delivering alternative habitat as Peregrines require ledges high on vertical
structures for nesting. This is unlikely to affect Peregrine populations in a wider
context as the species is increasing on urban/industrial sites.
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The loss of various small areas of habitat, none of special intrinsic value, will be offset
through creation of new habitats, including the off-site habitat creation proposed
under application 2019/1344/FULM. Calculations using the DEFRA Biodiversity
Metric have been provided and show the combined proposals offer considerable net
gain for biodiversity, well in excess of the 10% uplift currently recommended as a
target. The nett gain area consider under 2019/1344/FULM has been significantly
amended and provides a satisfactory enhancement to off set any loss of biodiversity
on this particular site. A condition is recommended to control the implementation and
timing of the Biodiversity Nett gain area to ensure it is delivered in a timely manner.

The proposal therefore causes no significant impacts on nature conservation
interests in respect of either site and together with the proposed net gain areas,
provides habitat enhancement. The proposal is therefore in accordance with Policy
ENV1 (5) of the Local Plan, Policy SP18 of the Core Strategy and paragraphs 170 to
177 of the NPPF.

Contamination/Ground Conditions

In considering a previously developed site, contamination and ground conditions are
of particular importance. The UK legislation on land contamination is principally
contained in Part 2A of the Environmental Protection Act, 1990. This legislation
endorses the principle of a “suitable for use” approach to contaminated land, where
remedial action is only required if there are unacceptable risks to health or the
environment, taking into account the use of the land and its environmental setting.

Policy ENV?2 states development which would give rise to or would be affected by
unacceptable levels of contamination or other environmental pollution will not be
permitted unless satisfactory remedial or preventative measures are incorporated as
an integral element in the scheme. Paragraph 178 of the NPPF states that planning
decisions should ensure that a site is suitable for its proposed use taking account of
ground conditions and any risks arising from land instability and contamination.

In terms of the Development Plan, Core Strategy Policy SP18 Part 7 states that; “The
high quality and local distinctiveness of the natural and manmade environment will
be sustained by: Ensuring that new development protects soil, air and water quality
from all types of pollution”. Policy ENV2 Part B states that; “Where there is a
suspicion that the site might be contaminated, planning permission may be granted
subject to conditions to prevent the commencement of development until a site
investigation and assessment has been carried out and development has
incorporated all measures shown in the assessment to be necessary”.

Chapter 10 of the Environmental Statement prepared a detailed appraisal of the
ground conditions and likely impacts of the proposal. This was in line with the
Environment Agency’s Contaminated Land Report 11 which describes the main
processes in the management of contaminated land. The chapter assesses the likely
significance of effects from ground conditions, specifically land contamination. The
significance criteria consider impacts, both adverse and beneficial, to human health,
controlled waters, ecological receptors and property, which are covered by Part lIA
of the Environmental Protection Act 1990.

The assessment of baseline conditions was based on a Phase | Contaminated Land
Assessment and Ground Investigation undertaken by RPS in 2017, a review of
available data undertaken in 2018 and further ground investigation undertaken in
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2019. The site covers an area of approximately 50.7ha with respect to land
contamination, the area of most significance is the process area in the south-east
where all the main power generation processes and storage tanks were located. To
the north of this area are the cooling towers, while in the west of the Site are a social
club and sports pitches, which are less significant in terms of potential land
contamination.

The site is within Zone 3 of a groundwater Source Protection Zone. The nearest
significant watercourse appears to be the Ing and Tethering Drain, approximately
310m to the north, beyond which is the River Aire approximately 550m to the north
and which flows from west to east.

The Environmental Statement details the site history showing how the land was
generally agricultural with some mineral workings prior to the construction of the
Power station in the 1960’s. The report assesses Soil Contamination, Ground Gases,
Groundwater Chemical Contamination and the Current Impacts of Contamination.
The report considers mitigations within the submitted scheme , the likely
environmental effects of the scheme in the construction and operational phase for
instance the effect on controlled waters in particular the high sensitivity of the principal
aquifer, the effects on the proposed buildings structures and services and ecological
receptors. The report goes onto consider the additional mitigation, compensation,
enhancement measures and residual environmental effects.

The information was assessed by both the Environment Agency and the council’s
Contaminated Land Consultant in respect of contamination. The EA were concerned
over the limited site investigation activity due to access on the ground, and that as
such not all ground conditions have been fully characterised. There is the potential
for land contamination to exist on site that has been missed by the site investigation
completed to date, as such The EA recommended as series of conditions.

The Council’'s Contaminated Land Consultant reiterated the EA’s approach and
indicated that the investigation works found little obvious evidence of contamination,
with observations limited to the presence of ash and occasional hydrocarbon odours.
The results found only low levels of contamination, with no contaminant
concentrations in excess of the Generic Assessment Criteria (GAC) for a commercial
land use. However, asbestos fibres were detected in approximately 8% of the
samples analysed. The asbestos detected was commonly in the form of small
bundles of chrysotile fibres and there was no obvious pattern to the distribution across
the site.

The investigation works found concentrations of contamination in groundwater to be
low and ground gas monitoring did not identify any significant risks from hazardous
gases (carbon dioxide and methane). Based on the findings of the ground
investigations, no significant pollutant linkages associated with land contamination
and a proposed commercial development have been confirmed as present. However,
although low risk, it may be necessary to consider measures to mitigate exposure to
the low level asbestos contamination recorded in made ground (such as the
installation of a clean cover layer in soft landscaped areas).

G&J Geoenvironmental Consultants Ltd consider that the investigation works
undertaken to date are sufficient to provide suitable characterisation of the ground
within the sports pitches and the cooling tower areas. However, investigation works
within the main process area was limited by the presence of buildings and structures
and further investigation and/or validation works is recommended after demolition.
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There is a strong possibility that localised areas of contamination (hotspots) will be
identified during future earthworks

With mitigation measures in place, the residual effects from land contamination during
the construction phase are considered to be negligible effects on human health,
groundwater, surface water, construction materials and ecological receptors. During
the operational phase the residual effects are considered to be minor beneficial
effects on human health, groundwater and flora / site landscaping, and negligible
effects on surface waters, construction materials and ecological receptors.

The desk study, data review and ground investigation reports provide a good
overview of the site’s history, its setting and its potential to be affected by
contamination. Significant site investigation work (including soil sampling,
groundwater sampling and ground gas monitoring) has been carried out at the site.
In conclusion the Contaminated land officer agrees with the recommendations that
additional site investigation work is needed in the main process area, post demolition,
and that mitigation measures to limit exposure to asbestos are needed.

Four conditions were suggested covering the need for additional investigation,
submission of a remediation scheme, verification of remedial works and the reporting
if unexpected contamination.

The conditions were discussed in detalil, in particular the need for clarity on what was
considered extent and location of the ‘main process area’ for additional land
investigation.

The main process area is referred to in the G&J Site Investigation Interpretative
Report which states ‘In summary, the site essentially consists of three areas. In the
west of the site is a sports club, golf course and cricket pitch, which has little in the
form of previous permanent development. The north-east of the site is occupied by
eight cooling towers, to the south of which is the main process area which included
the main turbine hall, precipitators, ash pits, transformers, workshops, pipelines, flue
gas desulphurisation system and fuel oil store.’

Therefore, for large parts of the site do not need ‘remediation’, for example, for new
buildings on the current sports pitches. The proposed additional investigation work
required was therefore tailored to a report requiring validation / investigation works
that will be undertaken during demolition and earthworks of the main process areas.
The approach was agreed by the Contaminated Land Consultant and the
Environment Agency in a revised wording of the condition to make the wording of the
‘main processing area’ more explicit. Also, the need for a verification plan was added
into the condition. Further conditions covering the need for a remediation scheme,
verification report, reporting of unexpected contamination and piling are included in
the recommendation.

In light of the above conditions, the proposed development is considered acceptable
if a planning and in line with paragraph 170 of the National Planning Policy
Framework. Subject to the remediation strategy being the effective development will
not be put at unacceptable risk from, or be adversely affected by, unacceptable levels
of water pollution.



5.151

5.152

5.153

5.154

5.155

6.1
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6.3

Construction Impacts and Residential Amenity

SDLP Policy ENV1 requires a good standard of layout and design and that the effect
of new development upon the amenity of adjoining occupiers to be taken into account.
Policy ENV2 Part A states that; “Proposals for development which would give rise to,
or would be affected by, unacceptable levels of noise, nuisance, will not be permitted
unless satisfactory remedial or preventative measures are incorporated as an integral
element to the scheme. Such measures should be carried out before the use of site
commences.”

The application Chapter 11 of the ES considers noise impacts in terms of noise from
construction in addition to noise from the operational phase of the development.

Chapter 12 of the ES considers air quality impacts in terms of dust from construction
in addition to significance of air quality impacts from the operational phase of the
development.

The submission was also supported by a Framework Construction Environmental
Management Plan (CEMP) for the development of the site. The framework CEMP
has been designed to include details of monitoring and mitigation measures to control
the potential environmental impacts during the demolition and construction phases of
the proposed development. It also includes procedures for handling and investigating
complaints. The framework CEMP was amended on several occasions until version
4 satisfied the Environmental Health officer. A condition is included to ensure that a
detailed CEMP will be worked up, based on this framework CEMP, prior to the
commencement of demolition and construction operations on site. Also a condition is
recommended to require that prior to occupation of each phase of the development
(phase being the units 1-2, and any subsequent phases) a noise assessment relating
to the impact of any proposed fixed external plant shall be submitted to, and agreed
by, the Local Planning Authority. On this basis the proposal is considered to be in
compliance with SDLP Policies ENV 1 and ENV 2.

CONCLUSION

This hybrid application seeks full planning permission for the erection of two
employment units with floorspace of 27,871 sq.m. and 32,516 sg.m for Blc, B2, B8
purposes and outline consent with matters of scale and access approved for up to
150,613 sg.m. of Blc, B2, B8 floorspace. The application is considered alongside
219/1344/FULM which seeks to replace the sports facilities lost as a result of this
development. The application also includes a larger net gain biodiversity
enhancement initiative on land also in the control of the applicant.

As concluded above, the application is not considered to be in accordance with the
Development Plan. On balance, however, the submitted proposals are considered to
be acceptable in principle given that the proposals for development of previously
developed land align with the stated economic benefits.

Whilst the site is located in a rural area and it is a large previously developed site.
The NPPF states that the use of previously developed land and sites that are
physically well-related to existing settlements should be encouraged where suitable
opportunities exist. The proposals will bring about the effective re-use of the site and
will represent a scale of development not considered to be inappropriate, subject to
Officers being satisfied that the scheme will not cause significant harm to local
amenity and the character of the area.
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Significant weight should be given to the need to support economic growth and
productivity. The site provides a key employment opportunity to redevelopment and
transform a large redundant brownfield site with good transport links into an important
and valuable employment site this defines the special circumstances which weigh in
favour of the proposal in a location which would normally be restricted to small scale
rural development. The scheme would also therefore be consistent with the broad
aims of the NPPF and its presumption in favour of sustainable development.

Other matters of acknowledged importance such as the impact on the highway
network, flood risk, drainage, impact on residential amenity, nature conservation,
layout, scale and design are considered to be acceptable and in accordance with the
Development Plan and national advice contained within the NPPF. Taking account
of, the detailed submission and the presumption in favour of sustainable development
and which seeks to support economic growth and productivity, approval of the
application is justified.

In recommending that the Committee approve this application, Members are
requested to recognise the comments and objection of the landscape officer with
regards to the visual impact of the development and weigh these against the positive
elements in favour of the proposals.

The application is therefore considered to accord with Policies ENV1, ENV2, ENV 3,
Emp 2, EMP 7, EMP 9, EMP 10, RT1, RT 3, T1, T2 and T8 of the Selby District Local
Plan (2005), Policies SP1, SP2, SP12, SP13, SP15, SP16, SP17, SP18 and SP19
of the Selby District Core Strategy Local Plan (2013) and the advice contained within
the NPPF.

RECOMMENDATION

a) The Planning Committee resolves that they are minded to approve this
application subject to the attached schedule of conditions.

b) Authority is confirmed to officers to refer the application to the Secretary of
State under The Town and Country Planning (Consultation) (England)
Direction 2009 with the Chief Executive Officer’s resolution to support it.

C) In the event that the application is not called in by the Secretary of State,
authority is delegated to the Planning Development Manager to approve this
application subject to the imposition of the attached schedule of conditions.
That delegation to include the alteration, addition or removal of conditions from
that schedule if amendment becomes necessary as a result of continuing
negotiations and advice and provided such condition(s) meet the six tests for
the imposition of conditions and satisfactorily reflect the wishes of the Chief
Executive Officer.

d) In the event that the application is called in for the Secretary of State’s own
determination, a further report will come to the Planning Committee.

This application is recommended to be GRANTED for the development listed below and
subject to the following conditions:



The grant of full planning permission within the area shown on plan 178-P-21A for
two employment units with floorspace of 27,871 sgq.m. and 32,516 sq.m. for Blc, B2,
B8 purposes in accordance with the schedule of plans listed in condition 4.

Outline planning permission (with matters of scale and access approved) for up to
150,613 sqg.m. of Blc, B2, B8 floorspace on the area shown for outline purposes on
plan 178-P-21A in accordance with the schedule of plans listed in condition 4.

01.The development for which full planning permission is hereby granted shall begin no
later than three years from the date of this decision.

Reason:
To comply with the requirements of section 91 of the Town and Country Planning Act
1990 as amended.

02.Details of the appearance, landscaping and layout, and scale (hereinafter called "the
reserved matters") for any particular Phase of the development hereby granted
outline planning permission shall be submitted to and approved in writing by the local
planning authority before any development takes place within that Phase. The
Phases shall be in general accordance with those shown in the Design & Access
Statement, lllustrative Master Plan - 17-178-P-02-Rev M, & Landscape Master Plan
- 1985-19-21 Rev H.

Reason:
To ensure compliance with Section 92 (5) of the Town and Country Planning Act 1990
as amended.

03.Applications for the approval of the reserved matters referred to in Condition No.2
and within the area shown on plan 178-P-21A (or phases of it) herein shall be made
within a period of five years from the grant of this outline permission and the
development to which this permission relates shall be begun not later than the
expiration of two years from the final approval of the reserved matters or, in the case
of approval on different dates, the final approval of the last such matter to be
approved.

Reason:
In order to comply with the provisions of Section 51 of the Planning and Compulsory
Purchase Act 2004.

Plans List

04.The development hereby permitted shall not be carried out otherwise in complete
accordance with the approved plans and specifications.

Location Plan

Location Plan 17-178-P-01 Rev B

Site Context Plan 17-178-P-00 Rev A
Parameters Plan 17-178-P-10B

Site Plans

Unit 1 site plan 17-178-P-03 Rev C



Unit 2 site plan 17-178-P-04 Rev D

lllustrative Master Plan - 17-178-P-02 (Rev M)
Detailed and Outline Consent Plan 17-178-P21 Rev A
Phasing Plan 17-178-P-11 Rev C

Site Sections 17-178-P-09

Elevations

Unit 1 Elevations and Sections 17-178-P-07 Rev A

Unit 2 Elevations and Sections 17-178-P-08

Floor Plans

Unit 1 Floor Plans 17-178-P 05

Unit 2 Floor Plans 17-178-P 06

Landscaping

Landscape Cross Section 1/2 Drawing 23 Rev C
Landscape Cross Section 2/2 Drawing 24 Rev C
Landscape Master Plan - 1985-19-21 Rev H

Landscape Species schedule 1985-19-07B

Landscape Proposals Plan 1 of 4 1985-19-14 Rev H
Landscape Proposals Plan 2 of 41985-19-15 Rev E
Landscape Proposals Plan 3 of 4 1985-19-16 Rev D
Landscape Proposals Plan 4 of 4 1985-19-17 Rev D

Tree Pit Staking and Planting details Drawing 20 Rev A
Tree Removal and Protection Plan 1 of 4 Drawing 08 Rev B
Tree Removal and Protection Plan 2 of 4 Drawing 09 Rev B
Tree Removal and Protection Plan 3 of 4 Drawing 010 Rev B

Tree Removal and Protection Plan 4 of 4 Drawing 11 Rev B



Drainage

Proposed Drainage Strategy CWA-18-233-530 P3
Typical Cross Sections Sheet 1 of 2 CWA-18-233-525 P2

Typical Cross Sections Sheet 2 of 2 CWA-18-233-526 P1

Road Long sections sheet 1 of 3 CWA-18-233-516 P1
Road Long sections sheet 2 of 3 CWA-18-233-517 P1

Road Long sections sheet 3 of 3 CWA-18-233-518 P1

Proposed Levels CWA-18-233-510 P4
Proposed Long sections sheet 1 of 2 CWA-18-233-511 P4

Proposed Long sections sheet 2 of 2 CWA-18-233-512 P4

CWA-18-233-505 P1 Impermeable Area Plan

CWA-18-233-506.P1 Exceedance Plan

CEMP

Construction Environmental Management Plan CEMP V4 dated 30.6.2020
Biodiversity

Biodiversity Management Plan R-4164-11a dated 11.3.2020

Landscape proposals Plan (that deals with the Biodiversity nett gain attached to
2019/1344/FULM — 1985-19-18F

Highways

Unit 1 Proposed Cycle Shelter — 17-178-SK-04-05-20/01
Unit 2 Proposed Cycle Shelter — 17-178-SK-04-05-20/02
Proposed Emergency Access Route - 17-178-SK-5-05-20/01
Vehicle Tracking Fire Access CWA-18-233 P1

A19 Main Access

Proposed site access ITM15052-GA-001 Rev D

A19/A645 Roundabout Proposed Improvement

Improvement to existing roundabout ITM15052-GA-028 Rev A

Swept Path Analysis for existing roundabout ITM15052-GA-029
Swept Path Analysis for existing roundabout ITM15052-GA-030
Swept Path Analysis for existing roundabout ITM15052-GA-031



Emergency Access

Emergency Access off Wand Lane - ITM15052-GA-034
Travel Plan
Framework Travel Plan dated 14" April 2020 ITM15052 -002 Rev C

Site Wide Tracking

Site-wide vehicle Tracking CWA-18-233-555 P2

Vehicle Tracking A19 Access CWA-18-233-550 P2
A19 Proposed external Works and levels CWA-18-233-521 P2

Proposed External Works CWA-18-233-520 P6

Reason:

To ensure that future reserved matters applications are in accordance with the outline
planning permission hereby granted and that the development hereby granted full
planning permission is undertaken in accordance with the approved details in the
interests of the character and amenities of the area in order to comply with Plan
Policies SP12, SP15, SP18, SP19, and ENV1.

Materials

05.The materials to be used in the construction of the units 1-2 hereby approved in full
shall be those shown on Plans 17-178-P-7a and 17-178-P- 8 and hard surfaces
shown on Plans 17-178-P-03c and 17-178-P- 04d.
Reason:
To ensure the development accords with the approved details in accordance with
Policy ENV 1 of the Local Plan.

Landscape Management Plan

06.A Landscape Management Plan, including long term design objectives, management
responsibilities, implementation and maintenance schedules for all landscaping
within the application site shall be submitted to and approved by the Local Planning
Authority prior to 1st occupation of the development within any phase. The
Landscape Management Plan shall be implemented in accordance with the approved
timescales.

Reason:

In accordance with the details of the application and to ensure the retention and
management of all landscaping and planted areas in order to protect the character
and amenities of the area in order to comply with Plan Policies SP18, SP19 and
ENV1.



Soft Landscaping for each plot on Reserved Matters

07.Any reserved matters application for the erection of a building shall include an
accompanying landscaping scheme for the associated development plot. The
landscaping scheme shall include full details of planting plans and written
specifications, including cultivation proposals for maintenance and management
associated with plant and grass establishment, details of the mix, size, distribution,
density and levels of all trees/hedges/shrubs to be planted and the proposed time of
planting. No development within the development plot for which reserved matters
approval is sought shall commence until the landscaping scheme has been approved
in writing by the local planning authority. The scheme shall be carried out in
accordance with the approved details.

Reason:
In order to mitigate the visual impact of the proposed development on the setting
having had regard to Policy SP18 of the Selby Core Strategy.

08.Hard landscaping for individual building as Reserved Matters

Reserved matters applications for each individual development plot or building shall
include full details of hard landscape works associated with that respective plot or
building. These works shall be carried out as approved prior to the occupation of any
part of the building hereby approved. These details shall include: proposed finished
levels or contours; means of enclosure; car parking layouts; other vehicle and
pedestrian access and circulation areas; hard surfacing materials; minor artefacts
and structures; furniture; refuse and on-site storage facilities for trade waste or other
storage units and any signs; proposed.

Reason:

In the interests of visual amenity and to ensure that suitable hard landscape is
provided as part of the development having regard to Policy SP18 of the Selby District
Core Strategy.

Landscaping for the full element

09.All planting, seeding or turfing comprised in the approved structural landscaping
scheme shown on landscape plans 1985-19-14H , 1985-19-15E, 1985-19-16D,
1985-19-17D, 1985-19-21H and species Planting Schedule 1985-19-07B shall be
fully carried out in accordance with a landscaping phasing plan that is submitted to
and approved in writing by the local planning authority. Any trees or plants shall be
maintained for a period of 2 years from implementation and any trees, shrubs or
plants that are removed or become seriously damaged or diseased, shall be replaced
within the 5 year period thereafter during the next planting season with others of
similar size and species as those originally planted, unless the local planning
authority gives written consent to any variation.

Reason:

In order to mitigate the visual impact of the proposed development on the setting and
of the area, the retained Green Belt, and surrounding open countryside having regard
to Policy SP18 of the Selby District Core Strategy and Part 13 of the National Planning
Policy Framework.
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Tree Protection

Prior to commencement of any phase of the development the measures for tree
protection and removal within that phase shall be carried out in accordance with the
approved plans ref 1985-19-08B; 1985-19-09B; 1985-19-10B and 1985-19-11B.

Reason:

This condition is necessary in order to ensure the preservation and planting of trees
in the interests of the amenities and biodiversity of the area to comply with Plan
Policies SP19, ENV1 and ENV12.

The buildings approved in full and within the plots known as units 3,4,5 & 6 on the
lllustrative Master Plan are to be used for Blc, B2 and B8 employment Use only. The
heights of the buildings which will subject of reserved matters shall not exceed the
maximum height parameters for each part of the site in accordance with the approved
Parameters Plan 17-178-P-10B.

Reason:

To protect the amenities of nearby residents and to ensure the impact on the
countryside is minimised having regard to Policy ENV1 of the Selby District Local
Plan.

The total amount of development floorspace authorised by this permission shall not
exceed 211,000 sgm (GIA) and any reserved matters application (s) pursuant to
Condition 2 shall be limited to this maximum in total.

Reason:

The impacts of the development on existing infrastructure and the surrounding
countryside have been assessed on the basis on this maximum in total, having regard
to Part 6,8,12 and 15 of the National Planning Policy Framework.

CEMP

13.No building, engineering or other operations shall take place with the exception of

ongoing demolition works within a particular Phase until a Construction &
Environmental Management Plan for that Phase broadly in accord with the approved
Framework CEMP has been submitted to and approved by the local planning
authority. The submitted Plan shall include:

* hours of delivery, demolition and construction working

» details of on-site parking capable of accommodating all staff and sub-contractors
vehicles clear of the highway

* loading and unloading of plant and materials o details of on-site materials storage
area capable of accommodating all plant and materials required for the operation of
the site

* details of measures for the mitigation and monitoring the effects upon identified
species in the CEMP and their protection during development

* details of any temporary or construction lighting
* a Soil Management Plan to ensure soils are retained on site where appropriate

* details of measures for the mitigation and monitoring of impacts of noise, vibration,
dust and dirt upon residential property in close proximity and the amenities of local
residents

* measures to provide for regular and effective communication with local residents



 a scheme for recycling/disposing of waste resulting from demolition and construction
works

* measures to control the spread of mud including, if necessary, wheel washing
facilities.

» details of the routes to be used by HGV construction traffic
* a traffic management plan
e a communications plan

The approved Plan shall be adhered to throughout the construction works associated
with that Phase of the site to which the Plan relates.

Reason:

This condition is necessary in order to address construction management issues
before works commence and in the interests of protecting the character and
amenities of the area in order to comply with plan Policies SP18, SP19. ENV 1, ENV
2, Tland T2.

Local Employment Framework

14.No development (excluding demolition) shall commence until an Employment and
Skills Framework Statement detailing arrangements to promote local employment
and skills development opportunities related to the development has been submitted
to the local planning authority. The plan must include proposals for working with Selby
District Council's Economic Development Team and their Local Enterprise
Partnership and explain how they have been consulted on the submitted plan. The
Employment and Skills Framework Statement shall be supplemented by further
detailed Statements for each subsequent Phase of development. The Employment
and Skills Framework Statement must be implemented and maintained for the
duration of the construction and use of the development.

Reason:

This is a pre-commencement condition which is necessary in order that the local need
to retain jobs within the Selby District and support economic development is a part of
this development and in order to recognise that the development can assist in working
towards the CS objective of promoting diversification into new growth sectors.

EV Charging

15.Prior to occupation of any Phase of the development hereby permitted, details of
charging points for electric vehicles shall be submitted to and approved in writing by
the Local Planning Authority, and thereafter shall be provided in accordance with the
approved details and subsequently retained for that purpose.

Reason:
To encourage the use of low emission vehicles, in turn reducing CO2 emissions and
energy consumption levels in accordance with Plan Policy SP15.

Lighting

16.Prior to the erection or installation of any outdoor lighting associated with the
development of an individual building or development plot, a detailed outdoor lighting
scheme applicable to that plot and associated building/s shall be submitted to and
approved in writing by the local planning authority. The scheme shall specify the



17.

18.

19.

method of lighting (including details of the type of lights, orientation/angle of the
luminaires, the spacing and height of lighting columns/fixings), the extent/levels of
illumination over the site and on adjacent land and measures to be taken to contain
light within the curtilage of the site. The scheme shall be implemented in accordance
with approved details and shall thereafter be maintained as such.

Reason:

In the interests of visual amenity and to ensure that the development will not result in
unacceptable light pollution having had regard to Policies ENV1 and ENV2 of the
Selby District Local Plan.

10% Renewables

No above ground works in any Phase of the development shall be commenced until
either it has been demonstrated that at least 10% of the energy requirements supply
of the development for that phase has been secured from decentralised and
renewable or low-carbon energy sources; or an alternative to reduce energy
consumption, such as a 'fabric first' approach, has been agreed with the local
planning authority. Details and a timetable of how this is to be achieved, including
details of physical works on site, shall be first submitted to and approved in writing by
the Local Planning Authority. Works shall thereafter be implemented in accordance
with the approved details and timetable and retained, maintained and retained
thereafter.

Reason:
In the interest of sustainability, to minimise the impact of development in accordance
with Plan Policy SP16.

Drainage

Prior to commencement of plots 1 and 2 a scheme detailing the phasing of the
development in relation to Foul and storm drainage provision, is to be submitted to
and approved in writing by the Local Planning Authority in accordance with the
approved drainage masterplan CWA-18-233-530-P3 The works shall be
implemented in accordance with the approved phasing and no development shall be
brought into use until the drainage works approved for that phase have been
completed.

Reason:

This condition is necessary in order to ensure the provision of adequate and
sustainable means of drainage in the interests of amenity and flood risk in accordance
with Plan Policy SP15.

Foul and surface water

Concurrently with any application for reserved matters a scheme detailing foul and
surface water drainage for that phase in accordance with the approved drainage
masterplan CWA-18-233-530-P3 shall be submitted to and approved in writing by
the Local Planning Authority. The scheme to be submitted shall demonstrate that the
surface water drainage system(s) are designed in accordance with the standards
detailed in North Yorkshire County Council SuDS Design Guidance (or any
subsequent update or replacement for that document). The scheme shall detalil
phasing of the development and phasing of drainage provision, where appropriate.
The works shall be implemented in accordance with the approved phasing and no



development shall be brought into use until the drainage works approved for that
phase have been completed.

Reason:

This condition is necessary in order to ensure the provision of adequate and
sustainable means of drainage in the interests of amenity and flood risk in accordance
with Plan Policy SP15.

Drainage management

20.Prior to commencement of each development plot or phase, with the exception of the
ongoing demolition work a detailed design and associated management and
maintenance plan of surface water drainage for those respective plots or phases in
accordance with the approved drainage masterplan CWA-18-233-530-P3 shall be
submitted to and approved in writing by the Local Planning Authority. The surface
water drainage design should demonstrate that the surface water runoff generated
during rainfall events up to and including the 1 in 100 years rainfall event, to include
for climate change, will not exceed the run-off from the undeveloped site following the
corresponding rainfall event. The approved drainage system shall be implemented in
accordance with the approved detailed design prior to completion of the development.

The scheme to be submitted shall demonstrate that the surface water drainage
system(s) are designed in accordance with the standards detailed in North Yorkshire
County Council SuDS Design Guidance (or any subsequent update or replacement
for that document).

Reason:
To ensure the development is provided with satisfactory means of drainage and to
reduce the risk of flooding.

Water Supply

21.No construction works in the relevant area (s) of the site shall commence until
measures to protect the public water supply infrastructure that is laid within the site
boundary have been implemented in full accordance with details that have been
submitted to and approved by the Local Planning Authority. The details shall include
but not be exclusive to the means of ensuring that access to the pipe for the purposes
of repair and maintenance by the statutory undertaker shall be retained at all times.
Furthermore no, trees shall be planted within 5 meters either side of any water main
located within or adjacent to the site boundary. If the required stand -off or protection
measures are to be achieved via diversion or closure of the water main, the developer
shall submit evidence to the Local Planning Authority that the diversion or closure
has been agreed with the relevant statutory undertaker and that, prior to construction
in the affected area , the approved works have been undertaken.

Reason:
In the interest of public health and maintaining the public water supply

Foul Water

22.No additional piped discharge of Foul water sewerage shall take place until a scheme
to ensure that on -site and off-site foul water sewerage, in accordance with the
approved drainage strategy shown on drwg CWA-18-233-530-P3 designed to serve
the whole development, to ensure proper disposal to the receiving public sewer



network and associated waste water treatment works has been submitted to and
approved in writing with Local Planning Authority . The approved scheme shall be
fully implemented and subsequently maintained and also agreed in writing by the
Local Planning Authority.

Reason:
To ensure the site can be properly drained without risk of flooding /pollution to the
local aquatic environment, public health and public amenity.

Timetable for the sports pitch construction (subject to Sport England change to

wording)

23.No development in accordance with this permission on the area of the application site
used for football and cricket (as defined on plan lllustrative Master Plan - 17-178-P-
02J (Rev M) shall take place until the pitch creation and ground works permitted under
permission ref 2019/1344/FULM have been completed; the agronomic maintenance
period commenced and development on the permitted pavilion buildings and car
parks have commenced in accordance with plans 17-178-SFP-200 Rev. D, Land
Parcel A & B -Sports Facility lllustrative Masterplan, 17-178-SFP-202 Rev. G Land
Parcel A - Site Plan (extract), Floor Plans, Elevations and Section, 17-178-SFP-203
Rev. K Land Parcel B — Site Plan (extract), Floor Plans, Elevations & Section and
CWA-18-233-1520 Rev. P1 External Works.

Prior to the completion of the building hereby permitted for Unit 02 in accordance with
plan ref 17-178-P-04D Unit 02 Site Plan, the football pitch, associated pavilion and
car parking permitted under permission ref 2019/1344/FULM shall be made available
for use.

Prior to completion of the building hereby permitted for Unit 01 in accordance with
plan ref 17-178-P-03C Unit 01 Site Plan, the cricket pitch and associated pavilion and
car parking permitted under ref 2019/1344/FULM shall be made available for use.

The construction shall follow the schedule known as DS01-Sport Delivery Schedule.
Reason:
To ensure that alternative sport provision is delivered in a timely manner accordance

with Policy RT 3 of the Local Plan.

Timing of biodiversity works

24.The biodiversity offset works detailed within the Biodiversity Management Plan
11.3.2020 R-4164-11A on the land identified in the blue on plan Landscape Proposals
Plan 1985-19-Drawing 18 Rev F shall be implemented in accordance with the
timescales contained within the Management Plan. Any subsequent variation shall
be submitted to and agreed in writing by the Local Planning Authority. The grassland
shall be sown in late summer/early autumn and planting of the woodland in winter.
The seeding and tree planting shall be completed within 12 months of
commencement of development hereby permitted on units 1-2.

Reason:

To ensure the habitat creation is undertaken in a timely manner to off set the
ecological loss and disruption caused by the development in accordance with policy
SP18 of the Core Strategy.



Additional Investigation of Land Contamination

25. A post demolition investigation and risk assessment should be undertaken to assess
the nature and extent of any land contamination in the main process area (which
includes the main turbine hall, precipitators, ash pits, transformers, workshops,
pipelines, flue gas desulphurisation system and fuel oil store). The investigation and
risk assessment must be undertaken by competent persons and a written report of
the findings must be produced. The written report is subject to the approval in writing
of the Local Planning Authority. The report of the findings must include:

0] a survey of the extent, scale and nature of contamination (including ground
gases where appropriate):
(i) an assessment of the potential risks to:
. human health,
. property (existing or proposed) including buildings, crops, livestock,
pets, woodland and service lines and pipes,
. adjoining land,
. groundwaters and surface waters,
. ecological systems,
. archaeological sites and ancient monuments;
(i) an appraisal of remedial options, and proposal of the preferred option(s).
Reason:

To ensure that risks from land contamination to the future users of the land and
neighbouring land are minimised, together with those to controlled waters, property
and ecological systems, and to ensure that the development can be carried out safely
without unacceptable risks to workers, neighbours and other offsite receptors.

Submission of a Remediation Scheme

26.Prior to commencement of construction in the main process area (which includes the
main turbine hall, precipitators, ash pits, transformers, workshops, pipelines, flue gas
desulphurisation system and fuel oil store), a detailed remediation scheme to bring
the site to a condition suitable for the intended use (by removing unacceptable risks
to human health, buildings and other property and the natural and historical
environment) must be prepared and is subject to the approval in writing of the Local
Planning Authority. The scheme must include all works to be undertaken, proposed
remediation objectives and remediation criteria, timetable of works and site
management procedures. The scheme must ensure that the site will not qualify as
contaminated land under Part 2A of the Environmental Protection Act 1990 in relation
to the intended use of the land after remediation.

Reason:

To ensure that risks from land contamination to the future users of the land and
neighbouring land are minimised, together with those to controlled waters, property
and ecological systems, and to ensure that the development can be carried out safely
without unacceptable risks to workers, neighbours and other offsite receptors.

Verification of Remedial Works

Prior to the main process area (which includes the main turbine hall, precipitators,
ash pits, transformers, workshops, pipelines, flue gas desulphurisation system and
fuel oil store) being brought into use, a verification report demonstrating the
completion of works set out in the approved remediation strategy and the
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29.

effectiveness of the remediation shall be submitted to, and approved in writing, by the
local planning authority. The report shall include results of sampling and monitoring
carried out in accordance with the approved verification plan to demonstrate that the
site remediation criteria have been met.

Reason:

To ensure that the site does not pose any further risk to human health or the water
environment by demonstrating that the requirements of the approved verification plan
have been met and that remediation of the site is complete. This is in line with
paragraph 170 of the National Planning Policy Framework. To prevent deterioration
of water quality within the principal aquifer.

Reporting of Unexpected Contamination

In the event that unexpected contamination is found at any time when carrying out
the approved development, it must be reported in writing immediately to the Local
Planning Authority. An investigation and risk assessment must be undertaken and
where remediation is necessary a remediation scheme must be prepared, which is
subject to the approval in writing of the Local Planning Authority. Following
completion of measures identified in the approved remediation scheme a verification
report must be prepared, which is subject to the approval in writing of the Local
Planning Authority.

Reason:

To ensure that risks from land contamination to the future users of the land and
neighbouring land are minimised, together with those to controlled waters, property
and ecological systems, and to ensure that the development can be carried out safely
without unacceptable risks to workers, neighbours and other offsite receptors.

Piling

Piling using penetrative methods shall not be carried out other than with the written
consent of the local planning authority. The development shall be carried out in
accordance with the approved details. The applicant should provide information to
demonstrate to the local planning authority that the risk to controlled waters has been
fully understood and can be addressed through appropriate measures. This
information should include foundation design proposals, supported by risk
assessments that show there are design options available that will ensure that
pollution is prevented. A piling risk assessment should consider the potential for piling
techniques to cause pollution and the likely environmental consequences. This will
require an understanding of site specific conditions such as the hydrogeology,
contaminant properties and piling emplacement methods.

The piling risk assessment should include, but not be limited to, the following:

"1 Description of the site setting (inc. geology, hydrogeology, contamination etc.)

1 Initial selection and justification of preferred piling method,

"1 Identification of potential adverse environmental impacts,

] Site specific assessment of the identified risks to the environment, workers and
end users,

1 Identification of any changes to preferred methods, and consideration of
necessary mitigation measures,

1 Identification of quality assurance and control (QA/QC) methods,

1 Justification of selected methodology in the context of the considerations above.
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Reason:
To ensure that the proposed piling, does not harm groundwater resources in line with
paragraph 170 of the National Planning Policy Framework.

Piling Noise

In the event that the foundations of any building require piling, prior to any piling taking
place in association with that building, a method statement shall be submitted to and
approved in writing by the local planning authority detailing the type of piling to be
used, potential noise and vibration levels at the nearest noise sensitive locations in
accordance with British Standard 5228 - Part 4 and mitigation measures to be
undertaken in order to safeguard the amenity of adjacent residents. The piling
mitigation shall be carried out in accordance with the approved details.

Reason:
To protect the amenity of nearby residents/occupiers having had regard to Policy
ENV1 of the Selby District Local Plan.

Noise:

Prior to occupation of each phase of the development (phase being the units 1-2, and
any subsequent phases) a noise assessment relating to the impact of any proposed
fixed external plant shall be submitted to, and agreed by, the Local Planning
Authority. The development and use shall then be carried out with the approved
details.

Reason

To protect the amenity of nearby residents/occupiers having had regard to Policy
ENV1 of the Selby District Local Plan.

Travel plan

Prior to occupation of any building hereby approved the occupier/operator shall
submit a travel plan for its constructed building which shall accord with the approved
framework travel plan dated 14.4.20. The development must be carried out and
operated in accordance with the approved Travel Plan. Those parts of the Approved
Travel Plan that are identified therein as being capable of implementation after
occupation must be implemented in accordance with the timetable contained therein
and must continue to be implemented as long as any part of the development is
occupied.

Reason:
To establish measures to encourage more sustainable non-car modes of transport.

Construction traffic management plan

Prior to development commencing with the exception of ongoing demolition works,
there shall be the submission and approval of a construction traffic management plan.
Once approved the construction of the site shall be implemented in accordance with
the agreed detalils.

Reason:
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This condition is necessary in order to address construction management issues
before works commence to ensure the construction has no impact on the Strategic
Road Network in in order to comply with Local Plan Policies ENV 1, T1 and T2.

New Private Access from the A19 at Eqgborough Power Station

The development must not be brought into operational use until the new access to the
site from the A19 at Eggborough Power Station has been set out and constructed in
accordance with the requirements of the local highway authority and that the following
requirements:

The access must be formed broadly in accordance with drawing ITM15052-GA-001
Rev. D and the following requirements.

e Any gates or barriers must be erected a distance back from the carriageway of the
existing or proposed highway so as to not be able to swing over the existing
highway.

e Provision to prevent surface water from the site discharging onto the existing or
proposed highway must be constructed in accordance with the approved details
and maintained thereafter to prevent such discharges.

e The final surfacing of any private access must not contain any loose material that
is capable of being drawn on to the existing highway.

e Measures to enable vehicles to enter and leave the site in a forward gear.

All works must accord with the approved details.
Reason:

To ensure a satisfactory means of access to the site from the public highway in the
interests of highway safety and the convenience of all highway users.

Closing of Existing Access with the A19 at Eggborough Power Station

The development must not be brought into operational use until the existing access
onto A19 at Eggborough Power Station and the access between the centre of the 4
cooling towers adjacent to Wand Lane have been permanently closed off in
accordance with details which have first been submitted to and approved in writing by
the Local Planning Authority.

Reason:
In the interests of highway safety and the amenity of the area.

Visibility Splays at Eggborough Power Station

There must be no access or egress by any vehicles between the highway and the
application site at the A19 new site access until splays are provided giving clear
visibility as shown in drawing ITM15052-GA-001 Rev. D. In measuring the splays, the
eye height must be 1.05 metres and the object height must be 0.6 metres. Once
created, these visibility splays must be maintained clear of any obstruction and retained
for their intended purpose at all times.

Reason:
In the interests of highway safety.
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Pedestrian Visibility Splays at Eqgborough Power Station

There must be no access or egress by any vehicles between the highway and the
application site at the A19 new site access until visibility splays as shown in drawing
ITM15052-GA-001 Rev. D, providing clear visibility of 2.0 metres x 2.0 metres
measured down each side of the access and the back edge of the footway of the major
road have been provided. In measuring the splays the eye height must be 1.05 metres
and the object height must be 0.6 metres. Once created, these visibility splays must
be maintained clear of any obstruction and retained for their intended purpose at all
time.

Reason:
In the interests of highway safety.

Delivery of off-site highway Works

No development hereby permitted should be brought into operational use until the
provision of:

e The new roundabout, at the new site entrance with the A19, broadly in accordance
with drawing ITM15052-GA-001 Rev. D.

e Junction improvement works, at the A19 / A645 roundabout, broadly in accordance
with drawing ITM15052-GA-028 Rev. A.

e A footway refurbishment and widening scheme to a maximum of 2m where possible
within the existing Highway boundaries, along the A19 from the new roundabout
towards Eggborough Villlage, broadly in accordance with drawings ITM15052-SK-
035 Rev. A, ITM15052-GA-010 Rev- and ITM15052-GA-011 Rev-. Where the
maximum 2m footpath width could not be achieved within the adopted public
highway land, a lesser footpath width will be acceptable up to the limits permitted
by the extent of available adopted public highway land.

Reason:
To ensure that the design is appropriate in the interests of the safety and convenience
of highway users.

Provision of Approved Access and Turning at Eggborough Power Station

No part of the development must be brought into operational use until the access,
manoeuvring and turning areas for all users at Eggborough Power Station is formed
broadly in accordance with CWA-18-233-520 Rev. P6 and has been constructed in
accordance with the details approved in writing by the Local Planning Authority. Once
created these areas must be maintained clear of any obstruction and retained for their
intended purpose at all times.

Reason:
To provide for appropriate on-site vehicle facilities in the interests of highway safety
and the general amenity of the development.
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Parking for Buildings

No building must commence operational use until the related parking facilities have
been constructed in accordance with the details approved in writing by the Local
Planning Authority. Once created these areas must be maintained clear of any
obstruction and retained for their intended purpose at all times. Parking provision must
comply with the minimum standards or the latest Adopted parking standards of the
local highway authority for B2 or B8 uses

Reason:
To provide for adequate and satisfactory provision of off-street accommodation for
vehicles in the interest of safety and the general amenity of the development.

Travel Plan Delivery

The development must be carried out and operated in accordance with the approved
Travel Plan. Those parts of the Approved Travel Plan that are identified therein as
being capable of implementation after occupation must be implemented in accordance
with the timetable contained therein and must continue to be implemented as long as
any part of the development is occupied.

Reason:
To establish measures to encourage more sustainable non-car modes of transport.

Construction Management Plan (Site & Phase Specific)

No development of any phase of the development must commence until a Construction
Management Plan for that phase has been submitted to and approved in writing by the
Local Planning Authority. Construction of the permitted development must be
undertaken in accordance with the approved Construction Management Plan.

The Plan must include, but not be limited, to arrangements for the following in respect
of each phase of the works:

details of any temporary construction access to the site including measures for removal
following completion of construction works;

restriction on the use of the Emergency Access onto Wand Lane for construction
purposes only in circumstances where the main access into the site is inoperable due
to an accident or other similar event;

wheel and chassis underside washing facilities on site to ensure that mud and debris
is not spread onto the adjacent public highway;

the parking of contractors’ site operatives and visitor’s vehicles;

areas for storage of plant and materials used in constructing the development clear of
the highway;

measures to manage the delivery of materials and plant to the site including routing
and timing of deliveries and loading and unloading areas;

details of the routes to be used by HGV construction traffic and highway condition
surveys on these routes;

protection of carriageway and footway users at all times during demolition and
construction;

protection of contractors working adjacent to the highway;
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details of site working hours;

erection and maintenance of hoardings including decorative displays, security fencing
and scaffolding on/over the footway & carriageway and facilities for public viewing
where appropriate;

means of minimising dust emissions arising from construction activities on the site,
including details of all dust suppression measures and the methods to monitor
emissions of dust arising from the development;

measures to control and monitor construction noise;

an undertaking that there must be no burning of materials on site at any time during
construction;

removal of materials from site including a scheme for recycling/disposing of waste
resulting from demolition and construction works;

details of the measures to be taken for the protection of trees;

details of external lighting equipment;

details of ditches to be piped during the construction phases;

a detailed method statement and programme for the building works; and

contact details for the responsible person (site manager/office) who can be contacted
in the event of any issue.

Reason:
In the interest of public safety and amenity

Details of Access, Turning and Parking at Eggborough Power Station

The reserved matters submissions for the employment development hereby permitted
or phases of it shall include details of the following:

e vehicular, cycle, and pedestrian accesses;

e vehicular and cycle parking;

e vehicular turning arrangements including measures to enable vehicles to enter
and leave the site in a forward gear, and;

e loading and unloading arrangements.

No phase of the development must be brought into use until the approved vehicle
access, parking, manoeuvring and turning areas relating to that phase of the
development have been constructed in accordance with the details approved in writing
by the Local Planning Authority. Once created these areas must be maintained clear
of any obstruction and retained for their intended purpose at all times.

Reason:
To ensure appropriate on-site facilities in the interests of highway safety and the
general amenity of the development.

Parking for Buildings

The submission of reserved matters shall include a scheme for parking for each
building and/or phase of the permitted development. The parking provision shall be in
compliance with the adopted parking standards of the local highway authority for B2
and B8 buildings. The parking spaces approved shall be made available for use prior
to the operational use of each building the spaces relate to and shall be maintained
clear of any obstruction and retained for the intended purposes at all times.
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Reason:
To provide for adequate and satisfactory provision of off-street accommodation for
vehicles in the interest of safety and the general amenity of the development.

CEMP (Biodiversity) and an on-site Biodiversity Management Plan

No development shall take place with the exception of the ongoing demolition works
until CEMP (Biodiversity) and an on-site Biodiversity Management Plan have been
submitted to and agreed in writing by the Local Planning Authority. Once agreed the
development shall be carried in accordance with the approved details.

Reason:

To ensure the ecological impacts of construction and future management are
adequately controlled in accordance with Policy ENV1 (5) of the Local Plan, Policy
SP18 of the Core Strategy and paragraphs 170 to 177 of the NPPF.

Informatives:
Pollution Prevention

The land and assets included in this planning application are still covered by an active
Environmental Permitting Regulations permit, VP3930LH, held by Eggborough Power
Limited. Whilst the infrastructure left on the land in question has been decontaminated
there are still some residual pollution risks associated with various storage tanks and
pipe work. The applicant will need to provide the permit holder and the EA details on
how the integrity of these structures are to be maintained in order to ensure that
pollution risks are minimised and on how they will undertake and manage the final
decontamination as part of the demolition process.

For further guidance please \visit https://www.gov.uk/quidance/flood-risk
activitiesenvironmental- permits or contact our National Customer Contact Centre on
03708 506 506.

Landfill

We note that Appendix 10.1 of the Environmental Impact Assessment has identified
the presence of methane and carbon dioxide at the development site, from a variety of
potential sources including the historic and permitted landfill sites in the vicinity. As a
result it recommends (6.6.2) risk assessment of each new structure to identify any gas
protection measures that may be required. This risk assessment may involve further
ground investigation and gas monitoring.

National Grid

The applicant’s attention is drawn to the response from National Grid dated 14/01/2020
concerning the third-party responsibilities and obligations for working near Cadent
and/or National Grid's apparatus, e.g. as contained within the Construction (Design
and Management) Regulations.

Yorkshire Water

There is a waste water treatment works (WWTW), under the control of Yorkshire
Water, located near to the site. Vehicular access, including with large tankers, could
be required at any time. The proximity of the existing waste water treatment works
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(WWTW) to the site may mean a loss of amenity for future occupiers. To reduce the
visible impact of the installation, the erection (by the developer) of suitable screening
is advised.

The applicants attention is drawn to the Yorkshire Water consultation response dated
18" August 2020 which details the apparatus with the vicinity of the site.

1) At the location of the proposed Roundabout on the A19, there are recorded 6", 160
HPPE and 21" water mains. The construction of the roundabout will require all of these
assets to be diverted, which would be at the developers cost. The developer can apply
for a mains diversion by contacting
tech.support.engineer.central@yorkshirewater.co.uk.

2) On the statutory records, there is a 24" main in the south west corner of the site
which appears to be located within the existing landscape area and, so may be
unaffected. No trees must be planted within 5 metres of this water main and it could
require protective measures during the construction phase of the development.

3) On the Statutory Sewer Map, there is a 175 mm diameter public foul rising main
recorded in Wand Lane. It is essential that the presence of this infrastructure is taken
into account in the design of the scheme but it does not appear to be affected.

A proposal by the developer to alter/divert a public sewer will be subject to Yorkshire
Water's requirements and formal procedure in accordance with Section 185 Water
Industry Act 1991.

DB

If the surface water were to be disposed of via a soakaway system, the IDB
would have no objection in principle but would advise that the ground
conditions in this area may not be suitable for soakaway drainage. It is
therefore essential that percolation tests are undertaken to establish if the
ground conditions are suitable for soakaway drainage throughout the year.

If surface water is to be directed to a mains sewer system the IDB would again
have no objection in principle, providing that the Water Authority are satisfied
that the existing system will accept this additional flow.

If the surface water is to be discharged to any ordinary watercourse within the
Drainage District, Consent from the IDB would be required in addition to
Planning Permission, and would be restricted to 1.4 litres per second per
hectare or greenfield runoff.

No obstructions within 9 metres of the edge of an ordinary watercourse are
permitted without Consent from the IDB.

If surface water or works are planned adjacent to a Main River within the
Drainage District, then the Environment Agency should be contacted for any
relevant

THE COAL AUTHORITY

The proposed development lies within an area which could be subject to current coal
mining or hazards resulting from past coal mining. Such hazards may currently exist,
be caused as a result of the proposed development, or occur at some time in the
future. These hazards include:



o Collapse of shallow coal mine workings.

o Collapse of, or risk of entry into, mine entries (shafts and adits).

0 Gas emissions from coal mines including methane and carbon dioxide.

0 Spontaneous combustion or ignition of coal which may lead to underground
heatings and production of carbon monoxide.

o Transmission of gases into adjacent properties from underground sources through
ground fractures.

o Coal mining subsidence.

o Water emissions from coal mine workings.

Applicants must take account of these hazards which could affect stability, health &
safety, or cause adverse environmental impacts during the carrying out of their
proposals and must seek specialist advice where required. Additional hazards or
stability issues may arise from tips.

Potential hazards or impacts may not necessarily be confined to the development
site, and Applicants must take advice and introduce appropriate measures to address
risks both within and beyond the development site. As an example the stabilisation
of shallow coal workings by grouting may affect, block or divert underground
pathways for water or gas.

In coal mining areas there is the potential for existing property and new development
to be affected by mine gases, and this must be considered by each developer. Gas
prevention measures must be adopted during construction where there is such a risk.
The investigation of sites through drilling alone has the potential to displace
underground gases or in certain situations may create carbon monoxide where air
flush drilling is adopted.

Any intrusive activities which intersect, disturb or enter any coal seams, coal mine
workings or coal mine entries (shafts and adits) require the prior written permission
of the Coal Authority. Such activities could include site investigation boreholes,
digging of foundations, piling activities, other ground works and any subsequent
treatment of coal mine workings and coal mine entries for ground stability purposes.
Failure to obtain Coal Authority permission for such activities is trespass, with the
potential for court action. In the interests of public safety the Coal Authority is
concerned that risks specific to the nature of coal and coal mine workings are
identified and mitigated.

The above advice applies to the site of your proposal and the surrounding vicinity.
You must obtain property specific summary information on any past, current and
proposed surface and underground coal mining activity, and other ground stability
information in order to make an assessment of the risks. This can be obtained from
The Coal Authority's Property Search Service on 0845 762 6848 or at
www.groundstability.com

Highways

MHi-C New and altered Private Access or Verge Crossing — (MHC-03)

Notwithstanding any valid planning permission for works to amend the existing
highway, you are advised that a separate licence will be required from North Yorkshire
County Council as the Local Highway Authority in order to allow any works in the
existing public highway to be carried out. The ‘Specification for Housing and Industrial
Estate Roads and Private Street Works’ published by North Yorkshire County Council
as the Local Highway Authority, is available to download from the County Council’s
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web site:
https://www.northyorks.gov.uk/sites/default/files/fileroot/ Transport%20and%20streets/
Roads%2C%20highways%20and%20pavements/Specification _for _housing ind e
st roads _ street works 2nd edi.pdf .

The Local Highway Authority will also be pleased to provide the detailed constructional
specifications referred to in this condition.

MHi-H Details of Access, Turning and Parking —(MHC-09A)

The proposals should cater for all types of vehicles that will use the site. The parking
standards are set out in North Yorkshire County Council’s ‘Interim guidance on
transport issues, including parking standards’ and subsequent amendments available
athttps://www.northyorks.gov.uk/sites/default/files/fileroot/Transport%20and%20stree
ts/Roads%2C%20highways%20and%20pavements/Interim_guidance on_transport i
ssues__including_parking standards.pdf

MHi-K Travel Plan Delivery —-(MHC-14)

Details of issues to be covered in a Travel Plan can be found in Interim Guidance on
Transport Issues, including Parking Standards at:
https://www.northyorks.gov.uk/sites/default/files/fileroot/Transport%20and%20streets/
Roads%2C%20highways%20and%20pavements/Interim_guidance on_transport iss
ues _including parking standards.pdf

MHi-A Other Permissions required from the Local Highway Authority
Applicants are reminded that in addition to securing planning permission other
permissions may be required from North Yorkshire County Council as Local Highway
Authority. These additional permissions can include, but are not limited to: Agreements
under Sections 278, 38, and 184 of the Highways Act 1980; Section 38 of the
Commons Act 2006, permissions through New Roads and Streetworks Act 1991 and
Local Authorities’ Traffic Orders (Procedure) (England and Wales) Regulations 1996
(as amended and including all instruments, orders, plans, regulations and directions).
Further information on these matters can be obtained from the Local Highway
Authority. Other permissions may also be required from third parties. It is the
applicant’s responsibility to ensure all necessary permissions are in place.

MHi-F Delivery of off-site highway works —(MHCO07)

Notwithstanding any valid planning permission for works to amend the existing
highway, there must be no works in the existing highway until an Agreement under
Section 278 of the Highways Act 1980 has been entered into between the Developer
and North Yorkshire County Council as the Local Highway Authority. To carry out
works within the highway without a formal Agreement in place is an offence.

MHi-P Overhead Cables

You are advised that there are overhead cables within the existing highway in the
vicinity of the site. You should contact the owner of the cables to find out what
protective measures are required before you can work in the vicinity of the cables. In
addition, a separate licence will be required from the Local Highway Authority in order
to allow any works in the existing adopted highway to be carried out. The local office
of the Local Highway Authority will also be pleased to provide the detailed
constructional specification referred to in this informative.


https://www.northyorks.gov.uk/sites/default/files/fileroot/Transport%20and%20streets/Roads%2C%20highways%20and%20pavements/Specification_for_housing___ind_est_roads___street_works_2nd_edi.pdf
https://www.northyorks.gov.uk/sites/default/files/fileroot/Transport%20and%20streets/Roads%2C%20highways%20and%20pavements/Specification_for_housing___ind_est_roads___street_works_2nd_edi.pdf
https://www.northyorks.gov.uk/sites/default/files/fileroot/Transport%20and%20streets/Roads%2C%20highways%20and%20pavements/Specification_for_housing___ind_est_roads___street_works_2nd_edi.pdf
https://www.northyorks.gov.uk/sites/default/files/fileroot/Transport%20and%20streets/Roads%2C%20highways%20and%20pavements/Interim_guidance_on_transport_issues__including_parking_standards.pdf
https://www.northyorks.gov.uk/sites/default/files/fileroot/Transport%20and%20streets/Roads%2C%20highways%20and%20pavements/Interim_guidance_on_transport_issues__including_parking_standards.pdf
https://www.northyorks.gov.uk/sites/default/files/fileroot/Transport%20and%20streets/Roads%2C%20highways%20and%20pavements/Interim_guidance_on_transport_issues__including_parking_standards.pdf
https://www.northyorks.gov.uk/sites/default/files/fileroot/Transport%20and%20streets/Roads%2C%20highways%20and%20pavements/Interim_guidance_on_transport_issues__including_parking_standards.pdf
https://www.northyorks.gov.uk/sites/default/files/fileroot/Transport%20and%20streets/Roads%2C%20highways%20and%20pavements/Interim_guidance_on_transport_issues__including_parking_standards.pdf
https://www.northyorks.gov.uk/sites/default/files/fileroot/Transport%20and%20streets/Roads%2C%20highways%20and%20pavements/Interim_guidance_on_transport_issues__including_parking_standards.pdf
https://www.northyorks.gov.uk/sites/default/files/fileroot/Transport%20and%20streets/Roads%2C%20highways%20and%20pavements/Interim_guidance_on_transport_issues__including_parking_standards.pdf
https://www.northyorks.gov.uk/sites/default/files/fileroot/Transport%20and%20streets/Roads%2C%20highways%20and%20pavements/Interim_guidance_on_transport_issues__including_parking_standards.pdf
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Legal Issues

Planning Acts

This application has been determined in accordance with the relevant planning acts.

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.

Equality Act 2010

This application has been determined with regard to the Council's duties and
obligations under the Equality Act 2010. However it is considered that the
recommendation made in this report is proportionate taking into account the
conflicting matters of the public and private interest so that there is no violation of
those rights.

Financial Issues
Financial issues are not material to the determination of this application.

Background Documents
Planning Application file reference 2019/1343/EIA and associated documents.

Contact Officer:
Gareth Stent, Principal Planning Officer
gstent@selby.gov.uk

Appendices: None
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