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APPLICATION 
NUMBER: 

2015/0969/OUT PARISH: Kellington Parish Council 

APPLICANT: Mrs Sharon 
Dickinson 

VALID DATE: 25 August 2015 

EXPIRY DATE: 24 November 2015 

PROPOSAL: Outline application with all matters reserved for residential 
development on land to the east of 

LOCATION: Manor Garth, Kellington, Goole, East Yorkshire 

RECOMMENDATION:  REFUSE 

 
1.  INTRODUCTION AND BACKGROUND 
 
1.1 This application has been brought back before Planning Committee following 

consideration at the 11 May 2016 meeting, where Members resolved to support the 
Officer recommendation to grant planning permission subject to completion of a 
Section 106 Agreement to secure 40% on-site affordable housing provision and a 
waste and recycling contribution; no objections being received from the Strategic 
Flood Authority and any conditions received from the Strategic Flood Authority; and 
the conditions detailed in section 3 of the committee report. 
 

1.2 Since this resolution, there have been a number of changes to the Council’s 
position in terms of the five year housing land supply. Further, the Strategic Flood 
Authority submitted objections following the previous resolution and further 
information has been submitted by the applicant in respect of flood risk and the 
Strategic Flood Authority have been re-consulted.  
 

1.3 As such Planning Committee needs to re-consider this application in light of these 
material changes.  
 

2. CONSULTATION AND PUBLICITY 
 
 Since the resolution at Planning Committee on 11 May 2016 the following additional 
 comments have been received.  
 



2.1 Planning Policy – Comments provided in respect of impact on the Councils 
housing land strategy, the principle of the development, previous levels of growth 
and the scale of the proposal, relationship of the proposal to the development limit, 
and recreational open space.  

 
2.2 Sport England – No objections. General guidance and advice referred to.  
 
2.3 Environmental Health – No objections, subject to a condition relating to the 

provision of a scheme to minimise the impact of noise, vibration, dust and dirt on 
residential properties in close proximity to the site during the construction phase.  

 
2.4 Strategic Flood Authority – Comments provided in respect of runoff destinations, 

flood risk, peak flow control, volume control, pollution control, designing for 
exceedance, highway drainage, climate change/urban creep, construction and 
maintenance. Clarification and further information is requested to be submitted in 
respect of runoff destinations, peak flow control, volume control, pollution control, 
designing for exceedance, climate change/urban creep, construction and mitigation.  

 
2.5 Landscape Architect – Objects. The proposed development would adversely 

affect views, landscape character and setting of Kellington village, particularly on 
approach along Roall Lane. 

 
2.6 Neighbour Comments – A further letter of objection has been received since this 

application was heard at the 11 May 2016 Planning Committee. This letter objects 
to the proposed development and raises a number of issues: (1) requests that 
clarification should be provided as to why the site is no longer suitable for its 
allocated intended purpose, how this decision was made and when and how this 
saved policy can lawfully be considered out of date; (2) requests clarification on 
whether or not recreational open space is to be provided on site and required as 
part of the S106 agreement; (3) states that KEL/1 is a restrictive policy and as such 
the tilted balance in paragraph 14 does not apply where the Local Planning 
Authority cannot demonstrate a 5 year housing land supply; (4) requests that the 
Council explain what has changed to alter the view that the site is reserved for ROS 
and would remain so until the new allocations document is adopted.  

 
3. APPRAISAL  
 
3.1  The main issues which require re-consideration since the application was last 

 presented to Planning Committee are as follows:  
 

 The Principle of the Development 

 Impact on the Character and Appearance of the Area 

 Flood Risk, Drainage and Climate Change 

 Recreational Open Space. 
 

The Principle of the Development  
 

3.2 Policy SP1 of the Core Strategy outlines 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 sets out how this will be undertaken. Policy SP1 is therefore 
consistent with the guidance in Paragraph 14 of the NPPF. 



 
3.3 The application site is located outside the defined development limits of Kellington, 

which is a Designated Service Village as identified in the Core Strategy, and is 
therefore located within the open countryside.   

 
3.4 Policy SP2A(c) of the Core Strategy states that “Development in the countryside 

(outside Development Limits) will be limited to the replacement or extension of 
existing buildings, the re-use of buildings preferably for employment purposes, 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; or meet rural 
affordable housing need (which meets the provisions of Policy SP10), or other 
special circumstances.” 

 

3.5 The proposal does not comply with Policy SP2A(c) as it is not for rural affordable 
housing need and there are no special circumstances. The application should 
therefore be refused unless material considerations indicate otherwise.  

 
3.6 Since the application was considered at Committee, the Council has published a 5 

Year Housing Land Supply Report 2017-2022, Position at 30 September 2017 
which identifies that the Council do have a five year supply of housing land.  The 
broad implications of a positive five year housing land supply position are that the 
relevant policies for the supply of housing in the Core Strategy (SP2) and (SP5) can 
be considered up to date and the tilted balance presumption in favour of sustainable 
development does not apply. 

 
3.7 The NPPF is a material consideration and this is predicated on the principle that 

sustainable development is about positive growth and states that the Planning 
System should contribute to the achievement of sustainable development. 
Paragraphs 18 to 219 of the NPPF, taken as a whole, constitute the Government’s 
view of what sustainable development in England means in practice for the planning 
system. 

 
 Sustainability of the Development  
 
3.8 In respect of sustainability, the site is located adjacent to the development limits of 

Kellington, which is a Designated Service Village as identified in the Core Strategy, 
where there is some scope for additional residential and small scale employment to 
support rural sustainability. The village contains a number of local services, 
including a post office, a general store, a public house, a village hall, a primary 
school and is also located on a bus route between Selby and Pontefract.   

 
3.9  It is noted that the village of Kellington has been identified as a Designated Service 

 Village, both within the Selby District Local Plan and the Core Strategy, which 
 demonstrates that the Council has considered the village a sustainable location in a 
 rural context. The village is considered to be “less sustainable” in Core Strategy 
 Background Paper 5, Sustainability Assessment of Rural Settlements, Revised July 
 2008, meaning that two of four indicators assessed were in the highest two 
 categories (accessibility by public transport to service centres and access to local 
 employment opportunities). The type and range of facilities, public transport 
 accessibility and access to employment opportunities identified in Kellington was 
 broadly similar in the PLAN Selby Site Allocations, Designated Service Villages, 



 Growth Options Report, Draft For Stakeholder Engagement, June 2015 
 (recognising that there are some differences with the studies). Furthermore, it is 
 considered the situation in respect of the sustainability of Kellington has remained 
 broadly similar since June 2015 to date. Having taken these points into account, 
 despite the fact that the site is located outside the defined development limits of 
 Kellington, it is adjacent to the boundary and would be served by the facilities within 
 the settlement. However, this needs to be considered alongside the levels of growth 
 of the settlement. 

 
 Previous Levels of Growth and the Scale of the Proposal  

 
3.10 Core Strategy Policy SP5 designates levels of growth to settlements based on their 

infrastructure capacity and sustainability.  This policy sets a minimum target of 2000 
new dwellings for Designated Service Villages as a whole over the period 2011 to 
2027. The most recent monitoring indicates that this figure has been exceeded by 
completions and permissions in these settlements as a whole. However, the Core 
Strategy does not set a minimum dwelling target for individual Designated Service 
Villages, so it is not possible at this point to ascertain exactly whether Kellington has 
exceeded its dwelling target. 

 
3.11 In order to assess the scale of housing allocations to apportion to each Designated 

Service Village in the Site Allocations Local Plan, the Council published a 
Designated Service Villages Growth Options Report as part of the evidence base 
for the PLAN Selby Site Allocations Local Plan Document in June of 2015; this 
document was subject to a 6 week public consultation. 
 

3.12 The evidence set out in the Growth Options report provides a guide for decision 
making as to the amount of housing development that is appropriate in Designated 
Service Villages. The research and analysis undertaken in the Growth Options 
report included a numerical assessment of the housing supply per village and a 
detailed assessment of the services and infrastructure of each village, in order to 
determine its sustainability.  
 

3.13 This approach accords with the spatial strategy of the Core Strategy which 
envisages only “limited” growth in Designated Service Villages to support rural 
sustainability.  Any other approach would inevitably lead to unsustainable levels of 
housing development in the villages and a fundamental undermining of the spatial 
strategy. 

 
3.14 The Growth Options report indicates minimum growth options of between 16-26 

dwellings for Kellington. To date, Kellington has seen 4 (gross) dwellings built in the 
settlement since the start of the Plan Period (4 net) in April 2011 and has extant 
gross approvals for 13 dwellings (12 net), giving a gross total of 17 dwellings (16 
net). Taking into account the range of growth options identified for this settlement, 
the scale of this individual proposal, at 27 dwellings, is considered to be appropriate 
to the size and role of Kellington which is designated as a Designated Service 
Village, as the size of this one development alone would be only marginally more 
than the upper growth range of 26.  However, the individual scale of the proposal 
must also be considered in terms of the cumulative impact it would have on 
previous levels of growth in this settlement that have occurred since the start of the 
plan period. If the scheme were to be permitted, the cumulative impact would 
increase the number of approvals to 40 dwellings (39 net), giving a gross total of 44 



dwellings (43 net). Taken cumulatively, this would be significantly more than the 
upper growth range of 26 and would not be considered to be appropriate to the size 
and role of Kellington which is a Designated Service Village.  

 
3.15 Having had regard to the above and given that the site is outside the development 

limit, the proposal would conflict with Policies SP1, SP2A(c) and SP5 of the Core 
Strategy and thus would undermine the established settlement hierarchy.   

 
 Impact on the Character and Appearance of the Area 
 
3.16 The application site is located outside the defined development limits of Kellington, 

which is a Designated Service Village as identified in the Core Strategy, and is 
therefore located within the open countryside. The application seeks outline 
planning permission for the erection of a residential development of twenty seven 
dwellings, with all matters reserved. 

 
3.17 The application site comprises land to the east of Manor Garth, which is identified 

as ‘Proposed Recreation Open Space’ under Policy KEL/1 of the Selby District 
Local Plan. The application site is bound by residential development to the west, 
Kellington Primary School to the north, and open fields to the south and east. It is 
noted that the application site benefits from mature hedging along the northern, 
southern and eastern boundaries.  

 
3.18 Dwellings within the immediate vicinity of the application site are varied in terms of 

size, scale and design, with two storey and single storey semi-detached and 
terraced properties with hipped roof forms prevalent along Manor Garth and 
bungalows and two storey semi-detached dwellings with pitched roof forms 
prevalent along Roall Lane. Materials are generally clay pantiles, natural slates and 
concrete interlocking roof tiles for the roofs and bricks of varying colours for the 
walls.      

 
3.19  An indicative layout plan was been submitted with the application, which 

demonstrates how the site could be laid out to accommodate twenty seven 
dwellings.  

 
3.20 When the application was taken to Planning Committee on 11 May 2016, Members 

were advised that an appropriate layout, scale, appearance and landscaping could 
be achieved at the reserved matters stage to ensure that there would be no 
significant adverse impacts on the character and appearance of the area.   

 
3.21 Since the application was previously taken to Planning Committee, the Council 

have sought advice from their Principal Landscape Architect, given the location of 
the application site outside the defined development limits of Kellington on the 
settlement fringe.   

 
3.22 The Councils Principal Landscape Architect has advised that the application site, 

outside the defined development limits of Kellington on the settlement fringe is 
moderately sensitive to development due to the openness of views. The site is 
situated on a low but prominent ridgeline therefore housing development would be 
particularly visible. He therefore considers that the location and scale of the 
development would be detrimental to the landscape character and setting of the 
village, particularly on the approach along Roall Lane from the east.  The Councils 



Principal Landscape Architect therefore considers that the development should not 
be supported in landscape and visual terms as it is contrary to Local Plan Policy 
ENV1 (1) and (4) and Policy SP19 of the Core Strategy.   

 
Flood Risk, Drainage and Climate Change 

 
3.23 The application site is located within Flood Zone 1, which has a low probability of 

flooding.  
 
3.24 When the application was taken to Planning Committee on 11 May 2016, Members 

were advised that subject to no objections from the Strategic Flood Authority being 
received, the proposal would not have any significant impact on flood risk, drainage 
or climate change. However, the day following Planning Committee on 12 May 
2016, objections were received from the Strategic Flood Authority, and further 
information was requested in respect of run-off destinations, volume control, 
pollution control, designing for exceedance, urban creep and mitigation. 

 
3.25  Further information was submitted to the Local Planning Authority on 28 November 

2017 in response to the comments of the Strategic Flood Authority. This included a 
Sustainable Urban Drainage Systems (SuDS) Report undertaken by WA Consulting 
Engineers dated November 2017 and Site Investigation Report undertaken by Geo 
Investigate dated November 2017. These documents have been reviewed by the 
Strategic Flood Authority, who have advised that clarification and further information 
is required to be submitted in respect of runoff destinations, peak flow control, 
volume control, pollution control, designing for exceedance, climate change/urban 
creep, construction and mitigation.  This information has not been submitted.  

 
3.26 Having regard to the above, it is considered that insufficient information has been 

submitted in respect of flood risk, drainage and climate change and as such the 
Council cannot be satisfied that appropriate drainage arrangements can be 
incorporated into the scheme and that there would be no detrimental impacts on 
flood risk.  The proposal is therefore contrary to Policy ENV1 (3) of the Selby 
District Local Plan, Policies SP15, SP16 and SP19 of the Core Strategy and the 
advice contained within the NPPF.  

 
 Recreational Open Space  
 
 Loss of land reserved as Recreational Open Space 
 
3.27 The application site comprises land to the east of Manor Garth and to the south of 

Kellington Primary School, which is identified as ‘Proposed Recreation Open Space’ 
under Policy KEL/1 of the Selby District Local Plan. Policy KEL/1 states “Land to the 
east of Manor Garth, Kellington, as identified on the Proposals Map, is reserved for 
recreational open space purposes”. The pre-text to Policy KEL/1 sets out “The 
Parish Council has identified a need for a sports pitch within the village. Agreement 
has been reached with a local landowner to acquire an area of land to the east of 
Kellington for this purpose. The site is identified on the Inset Proposals Map”.  

 
3.28 Since 2005, this proposed designation has not been brought forward.  As the 

existing use of the land is not currently for recreational open space the proposal, for 
residential development, would be contrary to Policy KEL/1, as the land would no 
longer be reserved for the purpose of recreational open space. However, having 



regard to the pre-text to the policy, it is noted that the Parish Council and Kellington 
Primary School, who identified the need for a sports pitch within the village, which 
led to the land being identified as ‘Proposed Recreation Open Space’ under Policy 
KEL/1 of the Selby District Local Plan, have not raised any objections to the 
proposals and the loss of the land as proposed recreational open space, 
demonstrating that they no longer require it to be reserved for this purpose.  

 
3.29 The Planning Policy Officer has advised that the proposal should be assessed 

against Policy RT1 of the Selby District Local Plan, which relates to ‘Recreational 
Open Space’ as existing. However, the application site is identified as ‘Proposed 
Recreation Open Space’ as opposed to ‘Recreation Open Space’ as existing and as 
such it is not appropriate to assess the proposal against Policy RT1 of the Selby 
District Local Plan. Policy KEL/1 is a policy specific to the application site as 
‘Proposed Recreation Open Space’, and the proposal should be assessed against 
that policy.  

 
3.30 Having regard to the above, while the proposal would be contrary to Policy KEL/1 of 

the Selby District Local Plan, it is considered that there are material considerations 
which would outweigh the conflict with this specific policy, these being that neither 
the Parish Council nor NYCC Education have no longer identified a need for this 
land and as such the proposals are considered acceptable in terms of its impacts on 
recreational open space, having regard to Policy KEL/1 of the Selby District Local 
Plan.    

 
 Recreational Open Space Provision 
 
3.31 Policy RT2 of the Selby District Local Plan relates to “Open Space Requirements for 

New Residential Development” and states that for schemes of more than 10 
dwellings but less than 50 dwellings there are four options for the provision of 
recreation open space, which are subject to negotiation. In the first instance, 
recreational open space would be expected to be provided on-site.  

 
3.32 The application has been supported by an indicative layout plan (drawing no. 

R33295 SK18/06/15-1), which does not show the provision of any recreational open 
space on-site.  When the application was taken to Planning Committee on 11 May 
2016, Members were advised that the applicants were willing to pay a financial 
contribution to enable the provision of recreational open space elsewhere and that 
this would be captured by CIL. However, no consideration was given to whether 
recreational open space could be provided on-site and no evidence was submitted 
with the application to demonstrate that this was not viable.   

 
3.33 It is considered that given the size of the development site an appropriate amount of 

on-site recreational open space could be incorporated on-site at the reserved 
matters stage and this could be secured through a Section 106 agreement.  It 
should however be noted that this would have implications for the number of 
dwellings which could be achieved on the site which would need to be reduced to 
accommodate the appropriate level of provision as set out in Policy RT2.  The 
applicant has been made aware of this and has confirmed that they would be willing 
to provide the appropriate level of recreational open space on-site at the Reserved 
Matters Stage and this has been incorporated into the draft Section 106 agreement. 

 



3.34 Having regard to the above, it is considered that an appropriate level of recreational 
open space could be provided on-site at the Reserved Matters Stage, subject to a 
Section 106 agreement. On this basis, the proposals are considered acceptable in 
respect of recreational open space provision in accordance with Policy RT2 of the 
Selby District Local Plan, Policy SP19 of the Core Strategy and the advice 
contained within the NPPF.  

 
 Legal Issues 
 
3.35 Planning Acts 

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

3.36 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. 

 
3.37    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 

 
3.38 Financial issues are not material to the determination of this application. 
 
4. CONCLUSION 
 
4.1 The proposed dwellings would be located outside the defined development limits of 

Kellington and would therefore be located within the open countryside, where in 
accordance with the overall Spatial Development Strategy for the District, 
development will be restricted.  The proposals do not comply with any of the types 
of development permitted by Policy SP2A(c).  Furthermore the proposed 
development exceeds the growth options for this settlement and as such would 
undermine the established settlement hierarchy. The proposals to develop this land 
for residential purposes are therefore contrary to Policies SP1, SP2A(c) and SP5 of 
the Core Strategy.     

 
4.2 Whilst further information has been provided in respect of flood risk, drainage and 

climate change, the Strategic Flood Authority have advised that clarification and 
further information is required to be submitted in respect of runoff destinations, peak 
flow control, volume control, pollution control, designing for exceedance, climate 
change/urban creep, construction and mitigation. Therefore, insufficient information 
has been submitted in respect of flood risk, drainage and climate change and the 
proposal is contrary to Policy ENV1 (3) of the Selby District Local Plan, Policies 
SP15, SP16 and SP19 of the Core Strategy and the advice contained within the 
NPPF.  

 
4.3 The proposals are considered to adversely affect views, landscape character and 

the setting of Kellington Village, particularly on the approach along Roall Lane from 



the east.  The proposals are therefore contrary to Selby District Local Plan policy 
ENV1 (1) and (4) and Policy SP19 of the Core Strategy.   

 
5. RECOMMENDATION 
 

This application is recommended to be REFUSED for the following reasons:  
 
01. The proposed dwellings would be located outside the defined development limits of 

Kellington and would therefore be located within the open countryside, where in 
accordance with the overall Spatial Development Strategy for the District, 
development will be restricted.  The proposals do not comply with any of the types 
of development permitted by Policy SP2A(c).  Furthermore the proposed 
development exceeds the growth options for this settlement and as such would 
undermine the established settlement hierarchy. The proposals to develop this land 
for residential purposes are therefore contrary to Policies SP1, SP2A(c) and SP5 of 
the Core Strategy.       

 
02. Insufficient information has been submitted in respect of runoff destinations, peak 

flow control, volume control, pollution control, designing for exceedance, climate 
change/urban creep, construction and mitigation.  As such the Council cannot be 
satisfied that appropriate drainage arrangements can be incorporated into the 
scheme and that there would be no detrimental impacts on flood risk.  The proposal 
is therefore contrary to Policy ENV1 (3) of the Selby District Local Plan, Policies 
SP15, SP16 and SP19 of the Core Strategy and the advice contained within the 
NPPF.  
 

03. The proposals are considered to adversely affect views, landscape character and 
the setting of Kellington Village, particularly on the approach along Roall Lane from 
the east.  The proposals are therefore contrary to Selby District Local Plan policy 
ENV1 (1) and (4) and Policy SP19 of the Core Strategy.   
 

 
 

Contact Officer:   
Jenny Tyreman 
Senior Planning Officer 
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Appendix 1 - 11 May 2016 Planning Committee Report   
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Report Reference Number: 2015/0969/OUT (8/53/280/PA) Agenda Item No: N/A 
________________________________________________________________________ 

 
To:   Planning Committee 
Date:   11 May 2016 
Author:  Mr Nigel Gould (Planning Officer) 
Lead Officer: Richard Sunter (Lead Officer – Planning) 
________________________________________________________________________ 
 

APPLICATION 
NUMBER: 

2015/0969/OUT PARISH: Kellington Parish Council 

APPLICANT: Mrs Sharon Dickinson VALID DATE: 25th August 2015 

EXPIRY DATE: 24th November 2015 

PROPOSAL: Outline application with all matters reserved for residential development 
on land to the east of 

LOCATION: Manor Garth 
Kellington 
Goole 
East Yorkshire 
 

 
This application has been brought before Planning Committee due the proposals being a 
Departure from the Development Plan.  
 
Summary:  
 
The proposed scheme is made in outline with all matters reserved for later consideration.  
An indicative layout plan shows a layout of 27 residential properties around a central spine 
road accessed via the existing cul-de-sac between 64 and 66 Manor Garth.   
 
The application site is located outside but adjacent to the defined development limits of 
Kellington.    The proposal is therefore contrary to Policy SP2A(c) of the Core Strategy. 
However, development limits are currently under review as part of the PLAN Selby sites 
and allocations document in line with commentary detailed in the Core Strategy. In 
evaluating the application, the relationship of the proposal to the edge of the settlement 
and defined development limit (as set out on the Policies Map) the proposal is considered, 
on balance, to be acceptable. 
 
From the emerging PLAN Selby evidence on the sensitivity of the landscape to 
development it is considered that the overall landscape assessment parcel for the area to 
which the application relates is of medium sensitivity to development, with the settlement 
fringe considered of low quality.  
 



It is considered that an acceptable proposal could be designed so that it would achieve an 
appropriate layout and appearance at reserved matters stage so as to respect the 
character of the local area, and not significantly detract from highway safety and 
residential amenity.  The proposals are also considered to be acceptable in respect of, the 
impact on flooding, drainage and climate change, protected species, contaminated land 
and affordable housing. 
 
Having had regard to the above, it is considered that, on balance, the proposal would be 
acceptable when assessed against the policies in the NPPF, the Selby District Local Plan 
and the Core Strategy 

 

Recommendation 

Subject to no objections being received from the Strategic Flood Authority this 
planning application is recommended to be APPROVED subject to delegation being 
given to Officers to complete the Section 106 agreement to secure 40% on-site 
affordable housing provision and a waste and recycling contribution and subject to 
any conditions received form the Strategic Flood Authority and the conditions 
detailed at paragraph 3 of the report. 
 
1.0  Introduction and background 
 
1.1 The Site 
 
1.1.1 The application site is located adjacent to but outside of the defined development 

limits of Kellington.     
 
1.1.2 The application site comprises approximately 0.86 hectares of agricultural land.  

 
1.1.3 The application site is not within flood zones 2 or 3 and comprises a rectangular 

field east of Manor Garth and south of the school.  The field boundaries would be 
retained and follows the approximate layout of the school land adjacent to the 
northern boundary.  The field was overgrown when visited and did not appear to be 
actively used.   
 

1.1.4 The site is accessed via Manor Garth with the new access to serve the site 
proposed at the end of small cul-de-sac between 64 and 66 Manor Garth serving 4 
small lock up garages.  To the west is Manor Garth and the housing estate, to the 
north the school and to the east and south open fields. 

 
1.2 The Proposal 
 
1.2.1  The applicant is seeking outline application with all matters reserved for residential 

development on land to the east of Manor Garth. 
 
1.3  Planning History 
 
1.3.1  There is no relevant planning history for this site.  
 
1.4 Consultations 
 
1.4.1  Parish Council –  



Kellington Parish Council held a ‘drop in’ session at the Village Hall to enable 
residents to see the details of the proposal provided by the developer.  Typical 
comments from residents were: 
 
‘Too much heavy construction traffic passing by the school and up our narrow 
residential street. There will of course be increased traffic once completed. I 
welcome new houses just not behind the school. The building works would detract 
from the children’s education, they currently have open views which is good for 
them’ 
‘Wildlife habitat lose and access of heavy goods traffic on Manor Garth are the main 
issues’ 
‘I have not got a problem with the housing, but I cannot see how the construction 
traffic will be able to get down Manor Garth without constantly mounting the 
pavement, which will damage the path and is dangerous for people, especially 
children, walking. There are always cars and at least one van parked on Manor 
Garth. 
Also the entrance to the field will not be safe. There is no pavement shown on the 
map. How can kids get to and from the new houses safely?’ 
‘If the people who use the garages park in front of their garage. people going to or 
from the field will have to walk in the road to get to the field. That cannot be right’ 
‘Support the housing but the access will be dangerous. Manor Garth is too narrow 
and always has cars and vans parked on it. The access for the construction should 
go from Roall Lane alongside the school to the back of the site, then it will be safe’ 
‘Proposed access for construction vehicles will be impossible Manor Garth is too 
narrow. Heavy lorries will not make a good access along Roall Lane and also cars 
are parked outside the school all day. 
‘An Ambulance going to 60 Manor Garth but the person had to be picked up in the 
garage turning area due to parked traffic’ 
‘The proposed entrance is a ‘Turning head’ designed for vehicle especially delivery 
lorries to turn round in it should not be used for an entrance’ 
‘Will it be safe to get into the garage and also park outside my garage? Don’t think it 
will be safe for children to walk along and passed garages with no pavement. 
Speed bump right outside my house is not on. We had a ‘no ball games’ sign in the 
turning head and need to keep this. Cars parked outside garages will make this so 
called entrance unsafe. The entrance to the site should not be down Manor Garth or 
though the turning head. Is should be off Roall Lane where it will be safe. 
‘The village needs new housing but this access is not safe. Manor Garth is already 
congested with legally parked cars, the dustbin lorry struggles to get down once a 
week. ‘ 
Objection to access of construction traffic up Manor Garth and amount of extra 
traffic when housing is built. 
‘Concerned about access up Manor Garth .Already have problems with driving up 
and down the road .’ 
‘How is the construction traffic going to get to the site? The road is not wide enough 
to get lorries down so how are they going to deliver materials are they going to 
mount the pavement. That is the only way to get it down.’ 
‘The entrance is where the cars turn - a turning head. So we need it otherwise we 
would have to go all the way around Manor Garth causing an issue to other people.’ 
‘We need to make sure the children will be able to walk to school safely, so we 
need to ensure that the pavements are kept at the right size on both side of any 
new entrance.’ 



‘At present the field is a wonderful area for wildlife. We see barn owls in the field 
and bats fly around at night. The grass land is a habitat for various creatures.’ 
‘We need to make sure that we have housing the fits in with the area. We don’t 
want three storey buildings’ 
‘Some of the houses should be housing to rent for local people as we have a real 
need for that.’ 
‘Roall Lane could be very busy with heavy lorries carrying materials right outside 
the school. Even if restrictions are put on this area people are coming and going to 
the school throughout the day.’ 
‘The road is too narrow for construction traffic. We have problems already trying to 
get around the Garth, this is going to make it worse.’ 
‘We need more houses but the entrance should not be down Manor Garth, it should 
be directly from Roall Lane, then it would be safe. 
‘Traffic is the big problem with this site, the school is on Roall Lane and is incredibly 
busy at school times but there are always cars parked outside the school all day 
and Manor Garth always has cars and vans parked on it. It will not be safe and the 
access passed the garages will also not be safe’ 
‘How can they have an access to the new estate with no safe pedestrian 
pavement? 
‘It will be a nightmare for Manor Garth residents during the construction time. Manor 
Garth is a narrow street with cars parked on both sides how will the huge vehicles 
delivering bricks etc to the site get down this narrow road. They will break up the 
pavements and the roads and we will be left with pavements that resident will be 
tripping up on because of the holes. The houses are okay but there should be a 
better access right off Roall Lane. 

 
1.4.2  NYCC Highways 

In assessing the submitted proposals and reaching its recommendation the Local 
Highway Authority has taken into account the following matters: 
 
The design standard for the site is Manual for Streets and the required visibility 
splay is 2.4 metres by 45 metres. The visibility splay to the north of the site is not 
achievable at 45m. However a speed survey has highlighted that vehicles speeds 
are in line with 21mph. Therefore a reduction in the northern visibility splay to 27m 
is considered acceptable. The southern visibility splay can be measured to the 
centre line, whilst the visibility drawing (001) does not show the visibility splay to the 
centre line it is achievable. As is 27m to the northern splay. 
 
During pre-application discussions I raised concerns about visibility being blocked 
for the existing garages. It is noted that drawing no. SHF.1214.TR.P.002A has 
annotated on it that the boundary walls of plots 1 and 27 will not exceed a height of 
0.6m in order for the garages to have appropriate visibility. 
 
Consequently the Local Highway Authority recommends that conditions are 
attached to any permission granted. 

 
1.4.3  Yorkshire Water Services Ltd  

If planning permission is to be granted, conditions should be attached in order to 
protect the local aquatic environment and YW infrastructure: 

 
1.4.4 Danvm Drainage Commissioners Shire Group Of IDBs  

Comments not received. 



 
1.4.5 Lead Officer-Environmental Health  

Comments not received. 
 

1.4.6  Strategic Flood Authority 
The comments of the Strategic Flood Authority are awaited and their response and 
Planning Committee will be updated on the day of Committee. 
 

1.4.7 Policy Officer –  
The key issues which should be addressed are: 
  

1. The Principle of Development  
2. Impact on the Council’s Housing Land Strategy 
3. Previous Levels of Growth and the Scale of the Proposal 
4. Relation of the Proposal to the Development Limit 
5. Recreation Open Space 

 
1. The Principle of Development 
 

Paragraph 11 of the NPPF restates planning law that requires planning 
permission to be determined in accordance with the development plan unless 
material considerations indicate otherwise.  Paragraph 12 of the NPPF re-
emphasises that an up-to-date Development Plan is the starting point for 
decision-making, adding that development that accords with an up-to-date Local 
Plan should be approved, and proposed development that conflicts should be 
refused unless other material considerations indicate otherwise. The policies in 
the SDLP and Adopted CS are consistent with the NPPF.   
 
It is noted also that under para 14 of the NPPF that the presumption in favour of 
sustainable development should be seen as a golden thread running through 
decision-taking.  Para 49 of the NPPF also states that housing applications 
should also be considered in the context of the presumption in favour of 
sustainable development.  
  
CS Policies SP2 and SP4 direct the majority of new development to the Market 
Towns and Designated Service Villages (DSVs), restricting development in the 
open countryside. Kellington is defined in the Core Strategy as a Designated 
Service Village, which has some scope for additional residential and small scale 
employment to support rural sustainability.  
 
This outline proposal for 27 dwellings is on land that is adjacent to, but outside 
of, the defined Development Limits of Kellington as defined on the Policies Map 
of the SDLP. The proposal is therefore contrary to Policy SP2A(c) of the Core 
Strategy. However, Development Limits are currently under review as part of 
the PLAN Selby sites and allocations document in line with commentary 
detailed in the Core Strategy. In evaluating the application, the relationship of 
the proposal to the edge of the settlement and defined Development Limit (as 
set out on the Policies Map) should be given due consideration as detailed 
under Section 4 of this response. 

 
2.   Impact on the Council’s Housing Land Strategy  

 



On the 3 December 2015, the Council’s Executive formally endorsed an 
updated five year housing land supply Methodology and resultant housing land 
supply figure of 5.8 years, as set out in the Five Year Housing Land Supply 
Statement.  The fact of having a five year land supply cannot be a reason in 
itself for refusing a planning application.   The broad implications of a positive 
five year housing land supply position are that the relevant policies for the 
supply of housing in the Core Strategy can be considered up to date. The NPPF 
aim of boosting and maintaining the supply of housing is a material 
consideration when evaluating planning applications.  This application would 
provide additional dwellings to housing supply, although it needs to be proved 
by the applicant that the site can contribute dwellings within the first 5 years of 
the plan period.  

 
3.  Previous Levels of Growth and the Scale of the Proposal 

CS policy SP5 designates levels of growth to settlements based on their 
infrastructure capacity and sustainability, it is important to determine in housing 
applications the impact a proposed scheme has on this level of growth, taking 
into account previous levels of growth since the start of the plan period and the 
scale of the proposal itself. Kellington has seen 6 dwellings built and/or 
approved in the settlement since the start of the Plan Period in April 2011; CS 
policy SP5 does not set a minimum dwelling target for individual service 
villages, so it is not possible to ascertain exactly whether Kellington has 
exceeded its dwelling target.  
 
As a guide, the Council consulted on various growth options for the DSVs as 
part of the development of PLAN Selby in July / August 2015 and at this point 
the research indicated minimum growth options of between 12-24 dwellings for 
Kellington. While the level of development in the settlement may be under its 
potential growth options, the scale of this individual proposal, at 27 dwellings, is 
considered to be appropriate to the size and role of a settlement designated as 
a Designated Service Village in the Core Strategy.   
 

4.  Relation of the Proposal to the Development Limit 
 

Core Strategy Policy SP18 aims to protect the high quality and local 
distinctiveness of the natural and man-made environment; therefore it is 
important to determine the impact the proposed scheme has on its 
surroundings. The site is located in the countryside and outside of Development 
Limits. The draft PLAN Selby evidence document “Settlement Setting 
Landscape Assessment” (January 2016) finds that on the sensitivity of the 
landscape to development, it is considered that the overall landscape 
assessment parcel for the area to which the application relates is of medium 
sensitivity to development. The proposal extends into the countryside and in 
determining the application, thought will need to be applied as to: 
 

 the overall impact of the proposed development on the countryside; 

 whether the current Development Limit as defined in the Policies Map 
remains robustly defined, or has changed  and,  

 whether the proposed development would set a new clearly defensible 
boundary.  

 



Detailed issues to consider when reviewing the Development Limit and the 
potential impact of the development, include: 
 

 planning history; 

 physical extent of existing settlement; 

 settlement form and character; 

 the type, function and range of buildings on the edge of the settlement; 

 impact of the development on the countryside, environment and amenity, 
and  

 the extent of current defensible boundaries, which are durable and likely to 
be permanent, and whether the development would erode or contribute 
towards maintaining a clear defensible boundary. 

 
5.  Recreation Open Space 
 

The proposal lies on top of land designated as Recreation Open Space by 
saved policy RT1 of the 2005 Selby District Local Plan, which states that:  
 
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. 
 
When considering this proposal, you will need to be satisfied that the scheme 
satisfies the requirements of the policy. 
 

1.5 Publicity 
 
1.5.1 The application was advertised by site notices, neighbour notification letter and 

advertisement in the local newspaper resulting in 5 objections and 1 letter of 
support being received.  The issues raised can be summarised as follows: 
 

 The access is dangerous. 

 Parking and congestion is already a problem on Manor Garth and this 
proposal will make things worse. 

 The road surface on Manor Garth is already damaged; the development and 
construction traffic will make this worse. 

 Concern about children playing/walking to school and the extra traffic. 

 The village has a poor public transport service.  The development will 
encourage car use. 

 The village has no village amenities. 

 The village should not get larger. 

 The site is not suitable for development. 

 Loss of privacy and amenity if approved. 

 How will construction traffic get through the narrow road? 



 We welcome new residents but ask that no construction traffic is allowed 
during school start and end times. 

 
2.0  Report 

 
2.1 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. 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. 

 
2.2 Selby District Core Strategy Local Plan 
 

The relevant Core Strategy Policies are: 
 

SP1:   Presumption in Favour of Sustainable Development 
SP2:  Spatial Development Strategy  
SP5:  Scale and Distribution of Housing 
SP8:  Housing Mix  
SP9:  Affordable Housing 
SP15:  Sustainable Development and Climate Change 
SP16:  Improving Resource Efficiency  
SP18:  Protecting and Enhancing the Environment  
SP19:  Design Quality 

  
 
2.3  Selby District Local Plan 
 

Annex 1 of the National Planning Policy Framework (NPPF) outlines the 
implementation of the Framework.  As the Local Plan was not adopted in 
accordance with the Planning and Compulsory Purchase Act 2004, the guidance in 
paragraph 214 of the NPPF does not apply and therefore applications should be 
determined in accordance with the guidance in Paragraph 215 of the NPPF which 
states " In other cases and following this 12-month period, due weight should be 
given to relevant policies in existing plans 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)".   
 
The relevant Selby District Local Plan Policies are: 
 

ENV1:  Control of Development  
ENV2:  Environmental Pollution and Contaminated Land 
T1:   Development in Relation to Highway  
T2:  Access to Roads  
RT2:  Recreational Open Space 
CS6: Developer Contributions to Infrastructure and Community 

Facilities 



 
 
2.4 National Guidance and Policy – National Planning Policy Framework (NPPF), 

National Planning Practice Guide (PPG) 
 

On the 27th March 2012 the Government published the National Planning Policy 
Framework (NPPF). The NPPF replaced the suite of Planning Policy Statements 
(PPS's) and Planning Policy Guidance Notes (PPG's) and now, along with the 
Planning Policy Guidance (PPG), provides the national guidance on planning. 

  
The NPPF introduces, in paragraph 14, a presumption in favour of sustainable 
development.  Paragraph 14 of the NPPF states "At the heart of the National 
Planning Policy Framework is a presumption in favour of sustainable development, 
which should be seen as a golden thread running through both plan-making and 
decision-taking". 

 
The NPPF and the accompanying PPG provides guidance on wide variety of 
planning issues the following report is made in light of the guidance of the NPPF. 
 

2.5 Key Issues 
 

2.5.1 The key issues to be taken into account when assessing this application are: 

1. The appropriateness of the location of the application site for residential 
development in respect of current housing policy and guidance on 
sustainability contained within the Development Plan and the NPPF. 

2. Identifying the impacts arising from the development: 

1. Layout, scale, landscaping and design  
2. Flood Risk, drainage and climate change 
3. Impact on highway 
4. Residential Amenity 
5. Impact on nature conservation and protected species 
6. Affordable housing  
7. Community Infrastructure Levy  
8. Recreational open space  
9.  Education, Healthcare, Waste and Recycling  
10. Contaminated land and ground conditions 
11. Other Issues 

 

2.6  The Appropriateness of the Location of the Application site for Residential 
Development in Respect of Current Housing Policy and Guidance on 
Sustainability Contained within the Development Plan and the NPPF. 

 
2.6.1 Policy SP1 of the Core Strategy outlines 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 sets out how this will be undertaken.  

 
2.6.2 Relevant policies in respect of the principle of this proposal include Policy SP2 

“Spatial Development Strategy” and Policy SP5 “The Scale and Distribution of 
Housing” of the Core Strategy.       

 



2.6.3 Policy SP2 identifies Kellington as being a Designated Service Village which has 
some scope for additional residential development to support rural sustainability.  
The application site is located outside the defined development limits of Kellington 
at the eastern boundary of the settlement.  Policy SP2A(c) states that development 
in the countryside (outside Development Limits) will be limited to the replacement or 
extension of existing buildings, the re-use of buildings preferably for employment 
purposes, 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 or meet 
rural affordable housing need (which meets the provisions of Policy SP10), or other 
special circumstances.   

 
2.6.4 In light of the above policy context the proposals for residential development are 

contrary to policy SP2A(c) of the Core Strategy.   
 

2.6.5 The proposal should therefore be refused unless material considerations indicate 
otherwise.  One such material consideration is that despite the Council confirming 
that housing policies are up to date, as it now has a 5.8 year supply of deliverable 
housing land, this supply needs to be maintained until the Sites and Policies Local 
Plan (PLAN Selby) allocates new sites suitable for housing.  It is noted that the 
timescale envisaged for PLAN Selby to be adopted is May 2018 and as such the 
housing supply needs to be maintained until PLAN Selby is adopted and this should 
be done in such a way that it does not cause significant harm to acknowledged 
interests, which are discussed later within this report.  In this instance the applicants 
have confirmed that the proposals would contribute towards the Council’s housing 
supply and would be delivered within the first five years of the Plan period so as to 
assist in maintaining the Council’s five year housing land supply until PLAN Selby is 
adopted.  

 
2.6.6 The NPPF is another material consideration and this is predicated on the principle 

that sustainable development is about positive growth and states that the Planning 
System should contribute to the achievement of sustainable development, with 
particular emphasis on boosting significantly the supply of housing.  Paragraphs 18 
to 219 of the NPPF, taken as a whole, constitute the Government’s view of what 
sustainable development in England means in practice for the planning system. 

 

Sustainability of the Development 
 
2.6.7 In respect of sustainability, the application site lies outside but adjacent to the 

defined development limits of the village of Kellington which is a Designated Service 
Village as identified in the Core Strategy where there is scope for additional 
residential growth to support rural sustainability. The village contains a post 
office/general store, a public house, village hall, primary school and sport and 
recreation facilities.  It has a bus service to Selby.  It is therefore considered that the 
settlement is reasonably well served by local services which weigh in favour of a 
conclusion that in terms of access to facilities and a choice of mode of transport, 
that despite the site being located outside the defined development limits of the 
settlement, the site can be considered as being in a sustainable location.  

 

Previous Levels of Growth and the Scale of the Proposal 
 
2.6.8 Core Strategy Policy SP5 designates levels of growth to settlements based on their 

infrastructure capacity and sustainability.  It is important to determine in housing 



applications the impact a proposed scheme has on this level of growth, taking into 
account previous levels of growth since the start of the plan period and the scale of 
the proposal itself. Kellington has seen 6 dwellings built and/or approved in the 
settlement since the start of the Plan Period in April 2011.  However, Core Strategy 
Policy SP5 does not set a minimum dwelling target for individual service villages, so 
it is not possible to ascertain exactly whether Kellington has exceeded its dwelling 
target.  

 

2.6.9 As a guide, the Council consulted on various growth options for the Designated 
Service Villages as part of the development of PLAN Selby in July / August 2015 
and at this point the research indicated minimum growth options of between 12-24 
dwellings for Kellington. While the level of development in the settlement may be 
under its potential growth options, the scale of this individual proposal, at 27 
dwellings, is considered to be appropriate to the size and role of a settlement 
designated as a Designated Service Village in the Core Strategy.   

 

Relationship of the Proposal to the Development Limit 
 

2.6.10 Core Strategy Policy SP18 aims to protect the high quality and local distinctiveness 
of the natural and man-made environment; therefore it is important to determine the 
impact the proposed scheme has on its surroundings.  The site is located partly 
within and partly outside the development limit.  From emerging PLAN Selby 
evidence on the sensitivity of the landscape to development it is considered that the 
overall landscape assessment parcel for the area to which the application relates is 
of moderate sensitivity to development, with the settlement fringe considered of low 
quality.  

 

2.6.11 The proposal extends into the countryside, however when looking at the 
development limit boundary this site would effectively create a defensible 
landscaped boundary which would ensure that the development would be neither 
visually prominent, nor discordant within the landscape with the retention of the field 
boundary hedges and the in-line orientation of the school land adjacent.  For these 
reasons the proposals in this context would set a new clearly defensible boundary 
with the open countryside around it and is considered acceptable in this respect. 
Development within the site would be seen within the context of the existing 
settlement of Kellington. 

 
2.6.12 Having had regard to the above it is considered, on balance, that the proposals are 

acceptable in principle.  However, proposals that are acceptable in principle are still 
subject to the detailed policy tests both within the Development Plan and the NPPF.  
This report will now go on to look at these matters of detail by looking at other 
impacts of the proposal.   

 

2.7 Identifying the Impacts of the Proposal  
 
2.7.1 The NPPF makes it clear that sustainable development is not merely about the 

spatial relationship of development to existing settlements, but also has a social, 
economic and environmental dimension.  Paragraphs 18 to 219 of the NPPF, taken 
as a whole, constitute the Government’s view of what sustainable development in 
England means in practice for the planning system.  The following sections look at 
the impacts of the proposal on these dimensions. 

 

2.8     Layout, Appearance, Scale and Landscaping 



 
2.8.1 Relevant policies in respect to design and the impacts on the character of the area 

include Policies ENV1 (1) and (4) and ENV3 (external lighting) of the Selby District 
Local Plan, and Policy SP19 “Design Quality” of the Core Strategy.  In addition 
Policy SP8 of the Core Strategy of the Local Plan requires an appropriate housing 
mix to be achieved.  

 

2.8.2 Significant weight should be attached to Local Plan policies ENV1 and ENV3 as 
they are consistent with the aims of the NPPF.   
 

2.8.3 Relevant policies within the NPPF, which relate to design, include paragraphs 56, 
60, 61, 65 and 200.  

 

2.8.4 The application is outline with all matters reserved for future consideration.  
Notwithstanding this an indicative layout plan has been submitted which illustrates 
how the applicant considers the site could accommodate up to 27 dwellings.  The 
character and appearance of the local area is varied comprising a wide range of 
house types, development forms and materials. Materials are generally clay 
pantiles, natural slates and concrete interlocking roof-tiles.  The Design and Access 
Statement stipulates that Kellington is a medium sized village with a concentration 
of estate development in the northern and central portion. The proposed layout is 
simple in its form and has been designed to be in keeping with the existing 
character of this part of the village. The density of the dwellings has also been kept 
to a level to be in keeping with the settlement and respect this location. 
Furthermore, the proposed new dwellings are positioned such that there will be no 
harmful overlooking or over dominance to nearby residential properties. It is 
envisaged that the proposed dwellings will be two storey and sympathetic to the 
scale and form of the existing residential dwellings in the vicinity of the application 
site. The applicant also states that it is their intention that the materials and 
appearance will be in keeping with the local context.  Officers therefore consider 
that having had regard to the indicative layout provided and the surrounding context 
of the site there is nothing to suggest that an appropriate appearance could not be 
achieved at reserved matters stage.   

 

2.8.5 Local residents have expressed concerns that the scale of the proposed 
development would lead to a loss of amenity and privacy, however having taken 
into account the context of the site it is considered that an appropriate layout could 
be achieved at reserved matters stage.   

 

2.8.6 Policy SP8 of the Selby District Core Strategy Local Plan (2013) states that 
proposals must ensure that the types and sizes of dwellings reflect the demand and 
profile of households evidenced from the most recent Strategic Housing Market 
Assessment. The Strategic Housing Market Assessment carried out in 2009 is the 
most up to date strategy. As this proposal is an outline scheme which is seeking to 
establish if the principle of development is acceptable there are limited details to 
what the proposed housing mix would comprise of. However officers consider that 
an appropriate mix of housing could be achieved at reserved matters stage taking 
into account the housing needs identified within the Strategic Housing Market 
Assessment. 

 

2.8.7 In terms of landscaping the existing site has a mature hedge along the north, east 
and southern boundaries.  There are small clusters of trees along the western 
boundary but otherwise the field is clear of any trees.  The retention of the boundary 



hedge is important and would form part of the detailed landscaping required as part 
of the reserved matters. 

 

2.8.8 Given this it is considered that the proposals demonstrate that the site could 
incorporate appropriate landscaping in accordance with Policy ENV1 (4) of the 
Local Plan, Policy SP19 of the Core Strategy and the NPPF subject to the detailed 
landscaping scheme being conditioned in order to that the development is carried 
out in line with the recommendations as set out in the submitted Tree Report. 

 

2.8.9 Having had regard to all of the above elements it is considered that an appropriate 
design could be achieved at reserved matters stage so as to ensure that no 
significant detrimental impacts are caused to the character of the area in 
accordance with Policies ENV 1(1) and (4) and ENV3 of the Local Plan, Policy 
SP19 of the Core Strategy and the NPPF. 

 

2.9 Flood Risk, Drainage and Climate Change  
 
2.9.1 Relevant policies in respect to flood risk, drainage and climate change include 

Policy ENV1 (3) of the Selby District Local Plan, and Policies SP15 “Sustainable 
Development and Climate Change”, SP16 “Improving Resource Efficiency” and 
SP19 “Design Quality” of the Core Strategy. 

  
2.9.2 Significant weight should be attached to the Local Plan Policy ENV1 as it is broadly 

consistent with the aims of the NPPF. 
 
2.9.3 Relevant paragraphs within the NPPF, which relate to flood risk, drainage and 

climate change include 94 and 95.  
 
2.9.4 The application site is located within Flood Zone 1 which is at the lowest risk of 

flooding and therefore the proposal would not require a sequential test.  
 

2.9.5 It should be noted that as from 6 April 2015 Local Planning Authorities are required 
to ensure that sustainable drainage systems (SuDS) for the management or surface 
water run-off are put in place, unless demonstrated to be inappropriate.   

 

2.9.6 The SuDS Report submitted by the applicant states that the proposal is to connect 
the foul drainage from the proposed site into this existing mains sewer – a 
combined sewer exists in Manor Garth. Permission for this connection will need to 
be gained from Yorkshire Water prior to connection.  The proposed method of 
disposal for surface water at the development is via soakaways to follow the 
hierarchy of Sustainable Urban Drainage Systems (SuDs). The ground conditions 
are to be assessed further (percolation testing) in order to determine that the 
proposed soakaway system would be suitable. If this is proved to be a feasible 
solution for surface water disposal, the Environmental Agency will need to be 
consulted for consent to discharge. The site is not within a ground water source 
protection zone, and so this method of disposal should be approved by the EA. The 
comments of the Strategic Flood Authority have not been received and their 
comments will be relayed to Planning Committee.  

  

2.9.7 The increase in foul discharge from the proposed development is not considered to 
be significant and the risk of flooding to adjacent sites and local drainage 
infrastructure will not be significantly increased. The surface water runoff from the 
development should be designed to ensure that there is no risk of any flooding 



during a 1 in 30 year rainfall event plus a 30% allowance for climate change. This 
will ensure that the risk of flooding to adjacent sites will not be significantly 
increased.  

 

2.9.8 Therefore, subject to no objections from the Strategic Flood Authority being 
received, the proposal would not have significant impact on flood risk, drainage and 
the sewerage system.  Having had regard to the above, subject to the inclusion of 
conditions the proposed scheme is therefore considered acceptable in accordance 
with Policy ENV1(3),  Policies SP15 and SP16 of the Core Strategy and the NPPF 
with respect to flood risk,  drainage and climate change, subject to attached 
conditions. 

 

2.10 Highways  
 
2.10.1 Policy in respect of highway safety and capacity is provided by Policies ENV1(2), 

T1 and T2 of the Selby District Local Plan, Policy SP19 of the Core Strategy and 
paragraphs 34, 35 and 39 of the NPPF. These policies should be afforded 
significant weight. 

 
2.10.2  The application is accompanied by a Transport Report consisting of details of a 

traffic speed and vehicle survey undertaken over a week in June 2015.  The 
comments from NYCC Highways are based on the average speeds and vehicle 
numbers along Manor Garth from this report.  NYCC Highways raise no objections 
and suggest the attachment of conditions but as this is an outline application with all 
matters reserved the conditions are not attached below, the detailed highways 
aspects will be conditioned on any subsequent reserved matters or full application 
that includes access.  The questions over safety for users of the existing garages by 
the site entrance have also been resolved.  Local residents have raised concerns 
about the increase in traffic and construction vehicles along Manor Garth.   

 
2.10.3 It is therefore considered that the scheme would be acceptable and in accordance 

with policies ENV1(2), T1 and T2 of the Local Plan, Policy SP19 of the Core 
Strategy and Paragraph 39 of the NPPF with respect to the impacts on the highway 
network subject to conditions. 

 
2.11 Residential Amenity 
 
2.11.1 Policy in respect to impacts on residential amenity and securing a good standard of 

residential amenity is provided by ENV1(1) of the Local Plan and Paragraph 200 of 
the NPPF.     

 
2.11.2 As the application is for outline consent with all matters reserved the impact on the 

existing adjoining properties has been considered in the context of the matters to be 
determined and informed by the approaches as set out in the submitted Design and 
Access Statement. Concerns have been raised by nearby residents that the 
development would have an unacceptable intrusion of privacy. The indicative layout 
plan demonstrates that appropriate separation distances could be achieved 
between the existing and proposed dwellings so as to ensure that no significant 
detriment is caused through overlooking, overshadowing or creating an oppressive 
outlook.      

 



2.11.3 The application site is not in a location which would be subject to significant noise 
impacts from roads or other sources within close proximity to the site.   

 
2.11.4 This phase of the development may negatively impact upon nearby residential 

amenity due to the potential for generation of dust, noise and vibration. Concern 
has been expressed by local residents with respect to the noise, nuisance and 
general disturbance caused to existing residential properties.  Whilst it is 
acknowledged that there would be some noise and disturbance during the 
construction phase, a scheme for mitigating noise and dust can be controlled via 
condition.  Once occupied as residential properties the noise resultant from these 
would be akin to any residential scheme and as such would not be considered 
unduly detrimental to existing residents.  

 
2.11.5 Having taken into account the matters discussed above it is considered that, subject 

to the attached conditions, the proposal would not cause significant detrimental 
impact on the residential amenities of either existing or future occupants in 
accordance with Policy ENV1(1) of the Local Plan and the NPPF. 

 
2.12 Impact on Nature Conservation and Protected Species 
 
2.12.1 Relevant policies in respect to nature conservation include Policies ENV1(5) of the 

Selby District Local Plan and Policy SP18 “Protecting and Enhancing the 
Environment” of the Core Strategy.  Policy ENV1 should be afforded substantial 
weight as it is broadly consistent with the aims of the NPPF.   

 
2.12.2 Protected Species are protected under the 1981 Wildlife and Countryside Act and 

the Conservation of Habitats and Species Regulations 2010.  The presence of a 
protected species is a material planning consideration. 

 
2.12.3 The application site is not a formal or informal designated protected site for nature 

conservation or is known to support, or be in close proximity to any site supporting 
protected species or any other species of conservation interest.  

 
2.12.4  The NPPF recognises the need for the planning system to contribute to and 

enhance the natural and local environment by recognising the wider benefits of 
ecosystem services and minimising impacts on biodiversity and providing net gains 
in biodiversity where possible. Paragraph 118 of the NPPF states that when 
determining planning applications, local planning authorities should aim to conserve 
and enhance biodiversity and if significant harm results from a development cannot 
be avoided (through locating on an alternative site with less harmful impacts), 
adequately mitigated, or, as a last resort, compensated for, then planning 
permission should be refused. 

 
2.12.5 The site is not within a designated SSSIs, or area protected under the Birds and 

Habitats Directives. The site is not known to provide habitat for protected species. 
There are no sites designated for nature conservation within 400m of the site.  It is 
not anticipated that any hedgerows would be classed as important under the 
Hedgerow Regulations 1997 assessment.  As stated the retention of the mature 
hedgerows is not only important to the setting of the site but in this context the 
protection of biodiversity. The retention of the hedgerows at the site where feasible, 
or replacement planting using native species should therefore form part of the 



detailed landscaping plan to be submitted as part of the reserved matters 
application along with planting of a native hedgerow on the southern boundary. 

 
2.12.6 It would therefore be recommended that the detailed landscaping scheme 

submitted, which takes into account the above comments and recommendations for 
enhancements, is secured via condition.   

 
2.12.7 Having had regard to all of the above it is considered that subject to approval of 

reserved matters, there is no reason why the proposal would not accord with Policy 
ENV1(5) of the Local Plan, Policy SP18 of the Core Strategy and the NPPF with 
respect to nature conservation subject to a condition that the proposals be carried 
out in accordance with the recommendations set out in the Ecological Appraisal and 
further bat surveys.   

 
2.13 Affordable Housing  
 
2.13.1 Policy SP9 states that the Council will seek to achieve a 40/60% affordable/ general 

market housing ratio within overall housing delivery.  In pursuit of this aim, the 
Council will negotiate for on-site provision of affordable housing up to a maximum of 
40% of the total new dwellings on all market housing sites at or above the threshold 
of 10 dwellings. 

 
2.13.2 The policy goes on to state that the actual amount of affordable housing to be 

provided is a matter for negotiation at the time of a planning application, having 
regard to any abnormal costs, economic viability and other requirements associated 
with the development. 

 
2.13.3 The applicant has confirmed that they are prepared to provide 40% affordable units 

confirming that this is achievable and this provision would be secured via a Section 
106 agreement.  The Selby District Council Strategic Housing Market Assessment 
2009 has identified a need for both 2 and 3 bedroom affordable homes with a 
required tenure split of 30-50% Intermediate and 70-50% Rented as a starting point 
for negotiation.  The Section 106 agreement would secure up to the 40% provision 
on site and would ensure that a detailed Affordable Housing Plan is provided setting 
out the size and tenure mix.   

 
2.13.4 The proposals are therefore considered acceptable with respect to affordable 

housing provision having had regard to Policy SP9 subject to the completion of a 
Section 106 agreement. 

 
2.14   Community Infrastructure Levy 
 
2.14.1 The Community Infrastructure Levy (CIL) is a charge which Local Authorities can 

charge on most types of new development in their area.  CIL charges are based on 
the size and type of the proposed development, with the money raised used to pay 
for strategic infrastructure required to support development growth within their 
District. 

 
2.14.2 The Council will use CIL to secure strategic infrastructure, as detailed in the 

Regulations 123 list, whilst local infrastructure will be secured through planning 
obligations in line with relevant policies. 

 



2.14.3 CIL charging was formally adopted by the Council on 1 January 2016 and given 
that the proposals relate to new housing a CIL contribution would be required for 
this development.  However, this cannot be calculated in detail until the reserved 
matters application setting out the proposed floor space for the development has 
been submitted.  It is therefore necessary to put an informative on the decision 
notice to make the applicant aware that any subsequent reserved matters 
application will be CIL liable and as such the appropriate CIL forms will need to be 
submitted at reserved matters stage.  

   
2.15 Recreational Open Space 
 
2.15.1 The 2005 Selby District Local Plan Inset Map for Kellington identifies the site as a 

‘Proposed Recreation Open Space’ under KEL/1stating  
 

“The Parish Council has identified a need for a sports pitch within the village.  
Agreement has been reached with a local landowner to acquire an area of 
land to the east of Kellington for this purpose. The site is identified on the 
Inset Proposals Map.”  

 

Policy KEL/1 goes on to state 
 

“Land to the east of Manor Garth, Kellington, as defined on the Inset 
Proposals Map, is reserved for recreation open space purposes.” 

 
Since 2005, this proposed designation has not been brought forward as it was 
considered the site was not suitable for recreational purposes due its proximity to 
nearby residential dwellings. As such it is considered that the Policy is now out of 
date and should be given little weight in the determination of this application.  
Although the policy officer has referred to Policy RT1, it is noted that this policy 
relates to the “loss existing recreational open space”.  As stated above the 
application site was never developed as recreational open space and therefore it 
would be inappropriate to subject the proposal to Policy RT1 of the Local Plan. 
 

2.15.2 Policy in respect of the provision of recreational open space is provided by Policy 
RT2 of the Local Plan which should be afforded limited weight given it conflicts, in 
part, with the Council’s Community Infrastructure Levy Charging Rates, the 
Developer Contributions Supplementary Planning Document, Policy SP19 of the 
Core Strategy and paragraphs 70 and 73 of the NPPF. 

 
2.15.3 Policy RT2(b) states that for schemes of more than 10 but less than 50 dwellings 

there are four options for the provision of recreational open space and that these 
are subject to negotiation. 

 
2.15.4 The applicants have confirmed that they would be willing to provide a commuted 

sum contribution towards Recreational Open Space works which would need to be 
identified by the Parish Council.  This has not been formalised in any way and at 
this stage it is not considered necessary.  Upon commencement of development 
the developer would need to pay an agreed CIL payment.  The exact sum would be 
agreed post reserved matters but would incorporate a proportionate element that 
relates to ROS.   

 



2.15.5 Having had regard to the size and location of the site it is considered acceptable in 
this instance for recreational open space not to be provided on-site and for 
payments towards recreational open space to be secured via the CIL charging 
system.  It is therefore considered that the proposals are acceptable having had 
regard to Policies RT2 of the Local Plan, Policy SP19 of the Core Strategy and the 
NPPF. 

 
2.16 Education, Healthcare, Waste and Recycling 
 
2.16.1 Policies ENV1 and CS6 of the Local Plan and the Developer Contributions 

Supplementary Planning Document set out the criteria for when contributions 
towards education, healthcare and waste and recycling are required.  These 
policies should be afforded limited weight due to their conflict with the Community 
Infrastructure Levy. 

 
2.16.2 North Yorkshire County Council Education have not confirmed if a contribution 

would be required towards education provision at Kellington Primary School, 
however since the adoption of the Community Infrastructure Levy (CIL) a sum 
cannot be secured and the subsequent reserved matters application would secure 
a CIL payment which can be spent towards education provision in this area.  

 
2.16.3 No response has been received from the Healthcare Service in relation to 

healthcare contributions, however no contribution would be required due to the 
adoption of CIL. 

 
2.16.4 With respect to Waste and Recycling, a contribution of £65 per dwelling would be 

required and this would therefore be secured via Section 106 agreement.  
 
2.16.5 Having had regard to the above the proposals and having had regard to policies 

ENV1 and CS6 of the Local Plan, Policy SP19 of the Core Strategy and the 
Developer Contributions SPD are considered acceptable with respect to developer 
contribution.  

 
2.17 Contamination 
 
2.17.1 Policies ENV2 of the Local Plan and SP19 of the Core Strategy relate to 

contamination.   The application is accompanied by a contamination statement 
which establishes the previous uses of the application site, and land nearby, and 
identify potential sources of contamination, receptors and pathways.  The report 
concludes that although the potential for site contamination is considered to be low, 
a cautious approach will be taken with the development. If permitted, and should 
contamination be identified during the ground work phase of development, works 
would be stopped and the Council’s Environmental Health Officers would be 
notified so that they can provide advice on necessary remedial works associated 
with the contamination, and oversee works for the removal of contaminated soil to 
an appropriately licensed facility.  His can be controlled through condition. 

 
2.17.2 It is recommended that planning conditions are attached to any permission granted. 

The proposals are therefore acceptable in regards to contamination in accordance 
with Policy ENV2 of the Local Plan and Policy SP19 of the Core Strategy.   

 
2.18 Conclusion 



 
2.18.1 The proposed residential scheme is made in outline with all matters reserved with 

indicative plans showing a 27 dwellings.  
 
2.18.2 The application site is located partly outside but adjacent to the defined 

development limits of Kellington.  The proposal is therefore contrary to Policy 
SP2A(c) of the Core Strategy. However, development limits are currently under 
review as part of the PLAN Selby sites and allocations document in line with 
commentary detailed in the Core Strategy. In evaluating the application, the 
relationship of the proposal to the edge of the settlement and defined development 
limit (as set out on the Policies Map) the proposal is considered, on balance, to be 
acceptable. 

 
2.18.3 From the emerging PLAN Selby evidence on the sensitivity of the landscape to 

development it is considered that the overall landscape assessment parcel for the 
area to which the application relates is of medium sensitivity to development, with 
the settlement fringe considered of low quality.  

 
2.18.4 It is considered that an acceptable proposal could be designed so that it would 

achieve an appropriate layout and appearance at reserved matters stage so as to 
respect the character of the local area, and not significantly detract from highway 
safety and residential amenity.  The proposals are also considered to be acceptable 
in respect of, the impact on flooding, drainage and climate change, protected 
species, contaminated land and affordable housing. 

 
2.18.5 Having had regard to the above, it is considered that, on balance, the proposal 

would be acceptable when assessed against the policies in the NPPF, the Selby 
District Local Plan and the Core Strategy.   

 
3.0 Recommendation 

 
Subject to no objections being received from the Strategic Flood Authority 
this planning application is recommended to be APPROVED subject to 
delegation being given to Officers to complete the Section 106 agreement to 
secure 40% on-site affordable housing provision and a waste and recycling 
contribution and subject to any conditions received form the Strategic Flood 
Authority and the conditions detailed below: 
 
 

01. Applications for the approval of the reserved matters referred to in No.2 herein shall be 

made within a period of three years from the grant of this outline permission and the 
development to which this permission relates shall be begun not later than whichever is the 
later of the following dates: 
 

(i)  The expiration of five years from the date of the grant of outline planning 
permission; or 

(ii)  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 92 of the Town and Country Planning 
Act 1990. 



 
02. Approval of the details of the (a) layout, (b) scale, (c) external appearance of the buildings, 

(d) the landscaping of the site and (e) means of access (hereinafter called 'the reserved 
matters') shall be obtained from the Local Planning Authority in writing before any 
development is commenced. 

 
Reason:  
This is an outline permission and these matters have been reserved for the subsequent 
approval of the Local Planning Authority, and as required by Section 92 of the Town and 
Country Planning Act 1990. 

 
03. Applications for the approval of the reserved matters referred to in No.1 herein shall 

be made within a period of three years from the grant of this outline permission and 
the development to which this permission relates shall be begun not later than the 
expiration of two years from the final approval of the reserved matters or, in the 
case of approval on different dates, the final approval of the last such matter to be 
approved. 
 
Reason:  
In order to comply with the provisions of Section 51 of the Planning and Compulsory 
Purchase Act 2004. 

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

water on and off site. 
 
 Reason:  

In the interest of satisfactory and sustainable drainage.  
 

05. No piped discharge of surface water from the application site shall take place until 
works to provide a satisfactory outfall for surface water, other than the existing 
public sewer, have been completed in accordance with details to be submitted to 
and approved by the local planning authority before development commences. 

 
 Reason:  

To ensure that the site is properly drained and surface water is not discharged to 
the foul sewerage system which will prevent overloading.  

 
06. Prior to commencement of development details of the foul water discharge shall be 

submitted to and approved in writing by the Local Planning Authority.  The approved 
scheme shall be implemented in full prior to the first occupation of the development.   
The scheme shall include: 
 

 Foul water domestic waste should discharge to the 225mm diameter public 
foul water sewer recorded in Main Street, at a point approximately 165 
metres from the site. The developer will be required to provide information on 
any unmapped sewer they wish to connect to (such as pipe diameter, depth, 
surveyed location). 

 If an off-site foul water sewer is require this may be provided by the 
developer and considered for adoption by means of a sewer adoption 
agreement under Section 104 of the Water Industry Act 1991. Alternatively, 
the developer may in certain circumstances be able to requisition off-site 
sewers under Section 98 of the Water Industry Act 1991. 

 



Reasons: 
To ensure the development is provided with satisfactory means of foul water 
drainage. 
 

07. No development approved by this permission shall be commenced until the Local 
Planning Authority has approved a Scheme for the provision of surface water 
drainage works. Any such Scheme shall be implemented before the development is 
brought into use. 

 
The following criteria shall be considered: 

 
o Discharge from “greenfield sites” taken as1.4 lit/sec/ha (1:1yr storm). 
o Storage volume shall accommodate a 1:30 yr event with no surface flooding 

and no overland discharge off the site in a 1:100yr event. 
o  A 20% allowance for climate change shall be included in all calculations. 
o A range of durations shall be used to establish the worst-case scenario. 
o  The suitability of soakaways, as a means of surface water disposal, shall be 

ascertained in accordance with BRE Digest 365 or other approved 
methodology. 

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

 
8. Unless approved otherwise in writing by the Local Planning Authority there shall be 

no establishment of a site compound, site clearance, demolition, excavation or 
depositing of material in connection with the construction on the site until proposals 
have been submitted to and approved in writing by the Local Planning Authority for 
the provision of: 

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

vehicles clear of the public highway. 
(ii)  on-site materials storage area capable of accommodating all materials 

required for the operation of the site. 
 
The approved areas shall be kept available for their intended use at all times that 
construction works are in operation. No vehicles associated with on-site 
construction works shall be parked on the public highway or outside the application 
site. 
 
Reason 
In accordance with Policies T1 and T2 of the Selby District Local Plan and to 
provide for appropriate on-site vehicle parking and storage facilities, in the interests 
of highway safety and the general amenity of the area. 

 
9. No development shall take place until details of the proposed means of disposal of 

foul water drainage, including details of any balancing works and off-site works, 
have been submitted to and approved by the local planning authority. No buildings 
shall be occupied or brought into use prior to completion of the approved foul 
drainage works. 

 
Reason: 



To ensure that the development can be properly drained and in accordance with 
Policy ENV1 of the Selby District Local Plan. 

 
10. Prior to the site preparation and construction work commencing, a scheme to 

minimise the impact of noise, vibration, dust and dirt on residential properties in 
close proximity to the site, shall be submitted to and agreed in writing with the Local 
Planning Authority. The development of the site shall be carried out in accordance 
with the approved scheme. 

 
Reason:  
To protect the residential amenity of the locality and in order to comply with Selby 
District Council's Policy's SP19 and ENV2. 

 
11. No dwelling shall be occupied until a scheme to demonstrate that at least 10% of 

the energy supply of the development has been secured from decentralised and 
renewable or low-carbon energy sources including details and a timetable of how 
this is to be achieved, including details of physical works on site, has been 
submitted to and approved in writing by the Local Planning Authority. The approved 
details shall be implemented in accordance with the approved timetable and 
retained as operational thereafter unless otherwise approved in writing by the Local 
Planning Authority. 

 
Reason:  
In the interest of sustainability, to minimise the development's impact in accordance 
with Policy SP16 of the Core Strategy. 
 

12. Should any of the proposed foundations be piled then no development shall 
commence until a schedule of works to identify those plots affected, and setting out 
mitigation measures to protect residents from noise, dust and vibration shall be 
submitted to and approved in writing by the Local Planning Authority.  The 
proposals shall thereafter be carried out in accordance with the approved scheme.   

 
Reason: 
In the interest of protecting residential amenity in accordance with Policies ENV1 
and ENV2 of the Local Plan. 

 
13. No development shall commence on site until a detailed site investigation report (to 

include soil contamination analysis), a remedial statement and an unforeseen 
contamination strategy have been submitted to and agreed in writing by the Local 
Planning Authority.  The development shall be carried out in strict accordance with 
the agreed documents and upon completion of works a validation report shall be 
submitted certifying that the land is suitable for the approved end use. 

 
Reason:   
To secure the satisfactory implementation of the proposal, having had regard to 
Policy ENV2 of the Selby District Local Plan and the NPPF. 

 
 
14. The development hereby permitted shall be carried out in accordance with the 

plans/drawings listed below:  
 

(to be inserted when the decision is issued). 



 
Reason: 
For the avoidance of doubt 
 
Informatives:  
The applicant should be advised that the Board's prior consent is required for any 
development including fences or planting within 9.00m of the bank top of any 
watercourse within or forming the boundary of the site. Any proposals to culvert, 
bridge, fill-in or make a discharge to the watercourse will also require the Board's 
prior consent. 

  
There should be no development within 8 metres of the flood defences adjacent to 
the site.  Any development near these defences will require the prior written consent 
of the Environment Agency.  Please contact Claire Brown (0113 819 6073) to 
discuss. 

 
3.1 Legal Issues 
 
3.1.1 Planning Acts 

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

3.1.2 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. 

 
3.1.3 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. 

 
3.2     Financial Issues 
 
3.2.1 Financial issues are not material to the determination of this application. 
 
4. Conclusion 
 
4.1 As stated in the main body of the report.  
 
5. Background Documents 

 

5.1 Planning Application file reference 2015/0969/OUT and associated documents. 

 
Contact Officer:  Richard Sunter (Lead Officer Planning) 

 
Appendices:   None  

 
  


